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STATEMENT 



PROJECT STATEMENT 

The proposed project is a downtown marketplace/mall 

complex for the citizens of San Antonio, Texas. The site 

is in the riverbend area of San Antonio's downtown or CBD. 

The site is an infill area on the end of a city block facing 

the Paseo del Rio (River Walk). 

The stated purposes of the project are to diversify 

activity along the River Walk and to provide urban resi

dents with basic support services and alternative enter

tainment activities. "As with any downtown revitalization 

project, it is understood that housing, complete with 

self-supporting activities with self-sufficient lifestyles 

is the ultimate goal." 

TONIO. 
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GENERAL GOALS AND OBJECTIVES 

1) To create a physical setting in which buyers and 

sellers of general residential commodities, namely 

food, can meet for the purpose of exchange where 

prices are to be determined by custom, by fiat, 

or simply by supply-demand situations. 

2) To improve the overall perception of the central city 

through enhancement of both the natural and physical 

environment. To indtroduce a 'sense of place' through 

recognition of the historical importance of a community 

gathering place where genuine human activities come 

into focus and the individual can measure his place 

in society. 

3) To strengthen city identity for its citizens by 

instilling community pride in development. To encourage 

community awareness of historical significance with 

respect to city identity. To reduce the sense of 

isolation by increasing services and facilities 

related to access of goods and services presently only 

to be found away from the central core of the city. 

To provide a community focus. 
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4) To stimulate overall positive growth by attracting 

appropriate businesses and industries with respect 

to the present insufficiencies of the CBD. 

5) To improve the overall quality of life for San Antonio's 

urban citizens, including those who live in, work in, 

or visit the central city by broadening the realm of 

activities along the Riverwalk as it is a strong 

identity marker for the city. 
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INTRODUCTION TO THE PROJECT 

The purpose of this section of the program is to describe 

how the project came about (the original impetus for the 

project) and to identify the project need(s) and the specific 

user groups that will benefit from the project. 

General interest in developing the site came about 

fairly recently as the result of two major factors. First, 

San Antonio is experiencing a growth boom on the city-wide 

scale (see demographic section) and in it's downtown 

redevelopment. Over the last four years there has been a 

considerable amount of new construction and rehabilitation 

of building in the central business district (CBD). 

Many of the plans being implemented recently came about 

as the result of the San Antonio River Corridor Study Plan 

for Development and Management done by Skidmore, Owens and 

Merrill in 1973. Much of the study dealt with downtown 

redevelopment as the CBD is approximately in the middle 

of the ten mile long River Corridor defined by the study. 

As a result of the increased development downtown, especially 

as concern the areas adjacent to the San Antonio Riverwalk, 

the land values for this site located on the river walk 

became too high to continue to allow the site to go virtually 

unused. Most of its buildings were and still are vacant 

or underused and the remainder is taken up with a highly 

inefficient surface parking lot. Moreover, the buildings 

themselves make no functional or aesthetic use of their 
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riverwalk side and add nothing to this greatest of assets 

of the city of San Antonio. 

Second, adjacent to and on the same city block as the 

site to be developed is the now defunct and untended Aztec 

Theatre (cinema) which the San Antonio Conservation Society 

recently bought (along with the unused Karotkin Furniture 

Building next door) through downtown developer/investor 

Arthur "Hap" Veltman.' Realizing that to restore the 

Aztec Theater and to make it a functioning 'live' arts 

theater would be an economically unprofitable venture on 

its own, it was decided to develop the entire property, 

indeed the entire block, if possible, into income generating 

projects in order to subsidize the renovation of the Aztec 

Theater. This is generally how the rapid interest in 

development of the site came about and why the developer of 

at least half of this crucial block (the theater and 

adjacent building) is going ahead with immediate development 

plans. It has been recently revealed that the Aztec will 

become the home of the San Antonio Symphony and so will be 

5 
redesigned as a symphony hall. Richard Mycue, the architect 

for the theater project is also completing his plans for 

the development of housing and commercial office space in 

the upper floors of the Aztec and the whole of the Karotkin 

Building. The east end of the block and the site for the 

proposed marketplace is owned by developer Ephraim Abramoff. 
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Current plans for the site include a multi-story commercial 

6 
office building. 

A marketplace on the site was conceived as a result 

of the growing need for basic residential services (such 

as food) for the ipicreasing downtown population,(See market 

sttidy)as well as noting the several increasinlgy visible 

national trends. Several new condominium complexes are 

being built downtown at the time of this writing. This 

follows the national trend towards repopulation of the central 

business districts in many large U.S. cities. "̂  

In addition to this trend is one of the new food 

trends catering to the young, upwardly mobile ,urban home 

dweller. Fresh food markets and specialty food shops are 

becoming one of the nation's newest big businesses. 

"What began a decade ago as a simple desire among college-

to-middle-aged adults for better ice cream and chocolate 

cookies has evolved into a demand for all kinds of good 

stuff, both fresh and prepackaged. The American palate is 

growing accostomed to pricey tasts in a grab for a high 

life that is often otherwise elusive...The specialty food 

industry... is growing at a 20% annual rate. According to 

one industry analyst, yearly retail sales by 1990 may have 

risen from their current $3.5 billion to $6 billion."^ 

The open market place with specialty food shops provide 

for the "crossover between the '70's natural food and the 

80's gourmet craze."^ Indeed the owners of the New York 

City specialty food shop, the Silver Palate, and authors 
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of a celebrated cookbook by the same name have felt fortunate 

to be profesionally involved in the food industry "at the 

outset of what is certain to be one of the most exhilarating 

culinary eras that America has ever enjoyed.'*^^ As another 

testament to the coming wave of gourmet or specialy food 

demand, consider "the soaring circulations of traditional 

culinary magazines such as Bon Appetit, whose readership 

has expanded from 300,000 to 1.3 million in the last eight 

years. Or Cuisine which jumped from 602,000 to 750,000 

in the same period." Consider, too, the dramatic increase 

in the number of farmer's markets and market places around 

12 the country. (See Appendix, Case Studies). In the 

province of Alberta, Canada, a 97 percent increase in the 

number of marketplaces has been seen in the last seven 

13 years. The City of Montreal has three flourishing markets. 

Another trend starting in the northeastern states is 

one towards direct marketing programs, which are being 

14 supported by state agricultural policies. Buying 

locally grown food is energy saving in that the costs of 

transportation are greatly reduced. Transportation of 

food has increased three-fold in the last thirty years.-^^ 

In addition to providing small local farmers with an 

opportunity for greater profit than if they sell to 

middlemen (who sell to supermarkets) the consumer is 

afforded the greater economy. As an alternative to sterile 
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supermarkets and the ubiquitous chain convenience store-^^ 

the open market has a neighborly atmosphere which refleccs 

a positive quality of life.^^ 

As a coming trend, a downtown market is an appropriate 

project proposal for San Antonio's downtown. There are 

several reasons why the site chosen is an ideal one for 

the market place. 

First, the San Antonio River Walk (which the site chosen 

enfronts) has a need for greater variety and diversity of 

both types of people and commercial activities.18 At 

present, the River Walk is oriented almost exclusively 

towards the huge tourist industry in the area and the rather 

limited activities which are meant to engage them. Hotels 

and restaurants abound in the area, but there is little 

else to keep the long-term residents interested. Actually, 

the success of the present atmosphere as it remains seems 

threatened by the increasing sophistication of tourists who 

are beginning to expect more variety.^^ In short, a market 

place will interface the city and the Riverwalk giving the 

former a focus and providing both with greater diversity 

and meaning. 

Second, the Riverwalk should be more accessible and 

useable by the citizens of San Antonio. It is a public 

(state) park but with a highly commercial and limited bent. 

The marketplace placed on the riverwalk will be especially 

available to urban residents, lunchtime and after-work 

individuals. "As with any downtown revitalization project, 
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it is understood that housing, complete with self-supporting 

activities to provide self-sufficient life styles (my emphasis) 

is the ultimate goal."20 what San Antonio's citizens are 

presently lacking "is an awareness of a common stake in 

the interactive system that channels urban life.'21 To 

begin a trend of diversifying the Riverwalk area through 

the marketplace, including all types of amenities—physical 

cultural and social—will be a giant step in the direction 

of bringing 'life' back into the city for ail it's residents. 

In additon, the urban dweller must "apprehend the city as 

his, to assimilate it as the assured and familiar context 

22 of his life." The addition of 'new' diversifying activities 

on the Riverwalk and in the CBD, in combination with the many 

existing amenities, will ensure a wealth of social and 

cultural opportunities to both visitor and citizen alike. 

The stated purpose of the Riverwalk Commission, a seven 

member advisory board, is to "preserve and promote the 

natural beauty and distinctively quaint and romantic character 

of the riverwalk area which is is intimately connected with 

the history of San Antonio, the maintenance of the charm, 

and atmosphere of Old San Antonio along the riverwalk area; 

and the promotion of an integrated shopping, entertainment 

and recreation area for visitors and the people of the city 

(my emphasis) to the end that the public welfare will be 

promoted and advanced through the preservation of property 

values and the resulting benefits to the economy of the city 

flowing from promotion and maintenance of San Antonio as a 

23 
leading attraction for tourists." 
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Admittedly the commission does not lean towards residential 

services, but the project proposed is not a supermarket 

shopping center. The successful examples of Faneuil Hall, 

Harborplace (see Appendix: Case Studies) Granville Island 

Public Market (Vancouver), are useful examples of how a 

marketplace can be a dynamic tourist attraction as well as 

a citizen's attraction. As far as housing on the site 

is concerned, the existing buildings adjacent to the site, 

provide an economic means of creating affordable housing 

so that more types of housing opportunities can exist in 

the downtown area. Presently high-rise condominiums are 

being built downtown (some on the River walk), but they 

will be cost prohibitive to a large segment of prospective 

downtown dwellers. A variety of housing types in the CBD 

is requisite to a healthy, diversified population. Seen 

as such the problem is that "of restoring community to the 

city in such a way that the distinctive contribution of 

city life, the wealth of opportunity it offers, is not 

lost."24 

The reasons, then, for the urban marketplace on the 

Riverwalk are many; first, need> then the trends already 

in place that will ensure a substantial user group (thus 

feasibility) and finally, the overall upgrading of the 

city that will keep San Antonio the prosperous, yet 

habitable city it has always enjoyed being. 
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HISTORY OF THE RIVERWALK 

The role of water has always been significant throughout 

San Antonio's history. The first inhabitants of the area 

were Indians who lived near a group of springs feeding the 

San Antonio River. The name the Indians gave to the place 

means "drunken-old-man-going-home-at-night" referring 

to the numerous bends in the meandering streams. 

The city was founded in 1691 as a Spanish mission near 

the same springs. As the city grew, generating more surface 

runoff, the natural flood plain was enlarged. After numerous 

floods (two very serious in 1913) , the city commissioned a 

study to be done. A plan resulted calling for the building 

of a dam on an adjacent creek which would eliminate many 

of the bends. After a catastrophic flood in September, 1921, 

the plan was adopted. However, because the plan called for 

erecting large sewer lines and concrete channels, the plan 

was hotly debated until 1937. A group of local citizens 

formed the San Antonio Preservation Society to protect the 

river bend area. The dam was completed, however, and many 

of the smaller bends were widened and concreted. During 

this time local architect Robert H. Hugman prepared a set 

of drawings to demonstrate the potential of the river bend 

area. His ideas helped make the riverwalk into a linear 

park in the late 1930's. Many of the walks, stairs, planters 

and bridges were built as a result of his plans. The new 

building also caused many of the individual property owners 

to make improvements to their property along the river. 
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"Even...buildings that turned their backs to the river 

were forced to recognize the flood plain, thereby saving 

the trees." Today the San Antonio River is the downtown 

area's major asset. "Although it represents only 2 percent 

of the land area, the 10 mile river corridor contains most 

of the city's major open spaces, cultural facilities and 

important historic areas, as well as the majority of its 

future development potential." 

In the heart of this corridor is the Paseo del Rio 

(Riverwalk) which is a U-shaped loop of the original river. 

Nearly every important CBD activity is no farther than 

five blocks from this loop. 

The Riverwalk itself is an amazing mixture of texture 

and color provided by plant material, varied paving patterns 

water and buildings. Although only 15 to 20 feet below the 

hot and noisy city streets, it remains remarkably quiet and 

cool (as much as 10 cooler). The city is not altogether 

hidden, yet it remains psychologically remote. "A strong 

sense of enclosure prevails at the river level. The primary 

space definers are 60 foot cypress trees that provide vertical 

scale while defining the width of the linear space. Frequent 

bridges, 10 to 18 feet above the walls, set a smaller 

vertical scale and mark linear distances with their emphatic 

shadows. The bridges also frame distant views of the river 

creating a strong sense of anticipation, even mystery." 

- 13 -
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A strong sense of place is what the final reaction to 

the Paseo del Rio and the city holds for San Antonio's 

visitors and citizens. Certainly future developments along 

the river should respect all the original elements of 

the Riverwalk that make it so successful. 

SI. SECTION THROUGH BIVER\A/ALK ( S o u r c e : C u l t u r a l 
Benefi ts from Metropolitan River Recreat ion, Texas 
Water Resources Institute). 
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STEVE'S HOMESTEAD ' C ^ ^ KING WILLIAM AREA 

• MARKET 
3 1 T H E R I V E R B E N D A R E A 

(Source: San Antonio Prototype: Texas 
Water Resources Institute, beptember, 1972.) 

HEMISFAIR SITE 
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HISTORY OF MARKETS 

Open markets for the purpose of trade or barter are 

an age-old human phenomenon. Souks, bazaars, and markets 

are found in populated areas in nearly every culture around 

the world. Marketplaces satisfy a number of human needs 

both physical and emotional and in many cases form the 

cornerstone of human civilizations. 

As a purely functional place, the market serves the 

needs of a diversified group of persons by providing them 

access to a wider range of goods and services than any one 

of them could procure or render for themselves. But a 

market is much more than this—it is a social event, a 

communication device and a community focus where each 

person can measure his place in society. 

In the cities of ancient Greece, commerce was organ-

29 
ized by public officials. In each city there were specially 

designed agoras (market places) which served as a center 

of exchange as well as a center of civic, political, ' 

judicial, and festive/religious activities. Each type of 

vendor or craftsman was assigned a special area to stand 

or place their stalls. "Permanent shops for the sale of 

jewelry, clothing, cutlery, perfumes and the more expensive 

goods were generally located in the colonnades adjacent to 

the market place." 
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In ancient Rome, the forum (meeting place) was a 

concourse of people buying and selling. This concourse 

3 1 was called a mercantus (from mercari—to buy, to traffic ) 

and from this word, of course, the English word 'market' is 

evolved. During the Empire period, the Roman market system 

was gradually displaced by a system of monopolies. Vendors 

were setting prices to make more profit and the political 

3 7 entities were also profiting from the practice. The general 

public, of course, protested the existence of the monopolies, 

however open markets continued to decline until the ninth 

century when the Frankish kings began creating weekly and 

annual markets as a means of record-keeping of control 

3 3 commodities. These annual markets lasted as long as one 

to four weeks and were generally associated with regional 

religious holidays or Saint' s days. During this period, 

annual markets came to be called "fairs" from the Latin 

3 5 word 'feria'--holiday. 

By the end of the eleventh century and during the 

twelfth, merchant groups began to secure rights to charter 

granting themselves and the local population the right to 

establish markets. This evolved into groups seeking muni

cipal rights or the right to 'create a city' which generally 

included the marketplace and the rights of self-defense and 

fortification. So, in a real sense, many cities were born 

from the market place. 
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Open markets are still very common in the cities of 

Europe as they are throughout much of the rest of the 

world. 

Innovative trends towards the turn of the century 

in marketing brought about drastic changes in the American 

system than previously existed anywhere. The modern super

market is only a small example of this relatively recent 

trend. In his discussion of American consumption communi

ties, Daniel J. Boorstin has outlined some of the implica

tions of mass marketing so common to Americans. "Price 

lining was only one of the many inventions and institu

tions which made it ever harder for Americans to define 

the limits of their needs and wants. Was it possible that 

every step to the cheapening of things would somehow 

impoverish people by increasing the disproportion between 

their newly awakened desires and the satisfactions they 

3 6 
could afford?" He continues his discussion of the rise 

of monopolies in food marketing: 

In 1916, soon after A&P had inau

gurated its accelerated expansion with 

"economy" stores, Clarence Saunders of 

Memphis, Tennessee, opened his first 

new-style grocery store under the enti

cing name of Piggly Wiggly. The novel 

feature of Piggly Wiggly was a floor 

plan which let the customers in through 

turnstiles, channeling them back and 

forth through a maze which required 
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them to follow a prescribed path, in 

the course of which they saw all the mer

chandise displayed before reaching the only 

exit, which was the check-out turnstile 

at the end. By this ingenious scheme the 

customer, once in the store, could not 

find his way out except by exposing him

self to the appeal of all the merchandise, 

including, of course, the things he had 

not come to buy. This plan for forcibly 

exposing a customer to the storekeeper's 

whole stock came to be called, somewhat 

euphemistically, "self-service." While 

this popular term emphasized the absence 

of a salesman, the revolutionary signifi

cance of the invention was that by making 

the goods "sell themselves," it established 

a new relation between each buyer and 

everything offered for sale."-^' 

The phenomenon of packaging soon began to isolate the 

consumer more from the merchandize while affording in many 

cases, somewhat questionable convenience. 

"An obvious consequence was the increased 

importance of packaging and the rise of 

'impulse buying'. The buyer had a new 

autonomy, a new isolation, forced on him. 

Alone, without a friendly or persuasive 

salesman, he confronted packaged goods 

in vast array. If he would indeed join 

the consumption community of Borden's, 
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Campbell's, Del Monte, or Morton's 

Salt, it was now his own 'voluntary' 

act. But as the decision was forced 

back on him, he became less and less 

sure of what he really wanted and 

whether his decision to buy was really 

his own. Was he in fact choosing to 

purchase this instead of that because 

of some irresistible. Machiavellian, 

scientific techniques of persuasion 

that he did not even understand? 

Americans were drawn to perform acts 

of faith (hallowed and sealed by the 

price they paid) in the brands of goods 

in which other Americans by the 

millions were also expressing their 

faith."38 

The rise of refrigeration coupled with the longer 

distances Americans tended to travel brought about the 

distinctly different buying habits than exist in other 

parts of the world. 

"In California in the 1920's the spread 

of the automobile produced the 'drive-

in' market. This motorized form of self-

service was designed to draw people 

from a wider area and to make it more 

convenient for the customer to shop 

by car. Along with the automobile, 

the spread of home refrigeration 

encouraged people to buy in larger 

quantities. In 1921 only five 

thousand household refrigerators 
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were sold in the United States; in 

1931 sales exceeded one million. The 

1950 census showed that over 90 percent 

of the dwelling units in the United 

States had refrigeration. The incen

tive to buy for home storage was 

increased by the arrival of the home 

freezer (hardly known in 1940) after 

World War II. By 1972 one household 

in three had its home freezer."39 

The supermarket until very recently was an exclusively 

American building type. 

"'Supermarket' was the American booster 

name for still another new institution 

which first became widespread in the 

1930's. The supermarket combined self-

service, cash-and-carry, a wide assort

ment of goods (at least grocery, meat, 

produce, and dairy products) and a large 

volume of sales. By about 1950 the 

trade had defined a supermarket as 

such a store with an annual volume of 

at least a half-million dollars. As if 

to demonstrate the wonderful flexibility 

of the American language, and the 

American reluctance to avoid hyperbole, 

a supermarket with a smaller volume 

was now called a "superette". 

Supermarkets had first been tried 

not by the big chains but by the inde

pendents, who were freer to change 

their pattern. A&P, beginning about 

21 



1937, gradually converted from their 

small "economy" stores, each staffed 

by one man with minimum fixtures and 

facilities, to the supermarket. And 

they made the enormous volume of the 

supermarket another opportunity for 

pioneering. For example, in 1940 

they opened a new era in food merchan

dising with the experimental sale of 

cellophane wrapped meat. In one place 

after another A&P consolidated three 

or four of their smaller stores into 

one supermarket. The nearly sixteen 

thousand stores of the year 1930 had 

been combined into some four thousand 

by the early 1950's. Other leading 

food chains went in the same direction. 

As the supermarket, like the drugstore 

moved beyond its original province, as 

new techniques of merchandising grew, 

the consumption communities overlapped. 

There was more similarity than ever 

before between the stores where the 

consumer bought his groceries, his 

hardware, his household cleaners, and 

his toilet needs. The faith and 

loyalties of consumers were less in 

the people who sold him the goods, 

and more than ever in the promises of 

unseen merchandisers, in familiar 

packaging and in trusted national 

brands."^° 

However, as in earlier history, a gradual discontent 
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with unnecessary packaging and the food-marketing mono

polies is evolving. As witnessed by the growing numbers 

of farmer's markets across the country and the increasing 

variety of generic-packaged foods finding their way into 

the supermarkets of today. The open-air market place is 

gaining popularity for many of the same reasons as well as 

those of freshness, economy and social aspects "plus a 

41 
renewed life of the idea of greenbelts to feed our cities." 

In many ways, the history of markets seems to be repeating 

itself. 
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DEMOGRAPHICS 

Population Growth 

San Antonio is at present experiencing an increase 

in population and has increased at a moderate annual growth 

rate of 2 to 4 percent since 1950. In 1980, the city was 

the 10th largest city in the United States based on pop

ulation and continues gaining each year. These figures 

were taken just as the current 'sunbelt' trend was getting 

under way.^2 Doubtless the 1990 census will note an even 

greater annual increase. 

The city of San Antonio is part of a three county 

SMSA (Standard Metropolitan Statistical Area) as defined 

by the U.S. Bureau of Census. These counties are Bexar, 

Comal and Guadalupe. Since the majority of the SMSA popula

tion live in the urban area of San Antonio (over 73 percent) 

demographic information given in this section will be for 

the San Antonio incorporated city area. It should be 

noted, however, that the city is frequently annexing new 

areas. 

In 1980 San Antonio covered 262 square miles of land 

area. '̂3 The population being 785,000 persons gives the 

city a population density of around 3,000 persons per square 

mile. "...Major annexations undertaken by San Antonio in 

1972 and 1974 gave the city approximately 87 percent of 
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Bexar County's population. About 60,000 county residents 

live in areas essentially contiguous to the San Antonio 

city limits."'45 g^n Antonio's share of the state's popu

lation has remained close to 6 percent in the last 30 

years. 

The population of the entire county increased by 

19.1% between 1970 and 1980. The population of the 

outlying suburb increased by 97.3 percent^^ in the same 

period. 

The San Antonio SMSA was ranked 36th out of the 318 

total SMSA's in the country.^7 The population was forecast 

by the Texas Department of Water Resources to be about 

1.4 million by the year 2000.48 

The older areas of San Antonio, basically all inside 

Loop 410, decreased in population by 54,166.^9 while 

census tracts in the north and outside of the loop gained 

in population by a very rapid rate between 1970 and 1980.^^ 

"Much of the population decrease inside Loop 410 can be 

explained by decreasing family size as many census tracts 

that lost population showed a net increase in housing 

units. ''51 
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5 J. San Antonio Pcpulation Growth by Decade 

Year 

1870 
1880 
1890 
1900 
1910 
1920 

Population 

12, 
20, 
37, 
53 < 
96, 

161, 

256 
,550 
,673 
,321 
r614 
,379 

Sources: Texas 

% Decade Change 

+48.8 
+67.7 
+83.3 
+41.5 
+81.2 
-f€7.0 

Almanac, Bureau of ( 

Year 

1930 
1940 
1950 
1960 
1970 
1980 

Zlensus 

Population 

231, 
253, 
408, 
587, 
654, 
786, 

543 
852 
,442 
,718 
,153 
,023 

% Decade Change 

+43, 
+ 9, 
+60. 
443, 
+11, 
+20, 

.5 

.6 

.9 

.9 

.3 

.2 

BJ. Total Population Catparative Trends 

1950 1960 1970 1980 1981^ 

San Antonio 
Bexar County 
SMSA^ 
Texas 

408,400 587,700 654,200 786,023 796,500 
500,500 687,200 830,500 988,800 1,001,600 
542,300 736,000 864,000 1,071,954^ 1,086,700 

7,711,200 9,579,700 11,196,730 14,228,383 14,474,800 

^ Only since 1973 has the SMSA consisted of Bexar, Ccmal, and Guadalijpe 
Counties. In 1970 it consisted of Guadali^je and Bexar County; prior 
to 1970 Bexar County represented the SMSA. 

^ Preliniinary census report. 
^ Sales and Marketing Managanent, July 1981. 

Source: U.S. Biareau of Census 

7J. Household Size 

San Antonio 
Bexar County 
Texas 
U.S. 

1950 

3.56 
3.55 
3.40 
3.37 

(est.) 

1960 1970 1980 

3.59 
3.58 
3.36 
3.33 

3.38 
3.40 
3.17 
3.14 

2.^9 
2.98 
2.81 
2.75 

Source: U.S. Bureau of Census 
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Ethnic Composition 

The city is made up of 53.7 percent of Spanish origin 

persons, 39 percent anglo and other national origins and 

7.3 percent black persons. 52 

Households 

While the number of persons is increasing at about 

20 percent per decade the number of households has increased 

35.8 percent. 53 This is a result of the increase in single-

head households which is of course indicative of the 

divorce rate. Although the number of persons per house

hold has decreased from 3.38 to 2.99'54 the average house

hold size has remained at a higher level than the state or 

national average. The decline in the average household 

size can be explained by the decreased birth rate, in

crease in single households, a higher divorce rate, and 

an increase in the number of older persons living separately 

from their grown children. 

Age-Sex Profiles 

As a result of the lower- birth rate, the number of 

children age 0 to 9 years has declined while the number of 

15 to 24 year olds had increased (especially males) which 

is indicative of the large military population of the city. 

The profiles also reflect the national trend of longer 

life.55 The average age for San Antonio is 27.1 years. 
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Income 

"San Antonio has a lower per capita income than the 

national average. Yet, a recent survey by U.S. News and 

World Report and the American Chamber of Commerce Research

ers Association showed that San Antonio has one of the 

lowest cost of living indices of U.S. cities with over 

500,000 in population."56 

The largest employer in Bexar County until recently 

was the government.due to the numerous military establish

ments in the area. In the past few years, however, the 

government's part in employment has decreased by 1.3 per

cent ' while retail trade; finance, insurance and real 

estate; transportation, communications and public utilities; 

construction; and services have increased by 2.8 percent.58 

The impact of the military in San Antonio is exten

sive. Of the total local personal income, 12 percent can 

be attributed to the Federal government. An additional 

$200 million annually is pumped into the local economy 

through retirement checks to retired military personnel 

living in the area. "The direct economic impact of the 

military presence in San Antonio is about $1 billion 

59 
per year." 

Approximately 25 percent of the civilian payroll 

in San Antonio stems from wholesale and retail trade. This 

trade is carried on with much of south central and south 
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west Texas, as well as foreign trade with Mexico. Of 

the 2,700 members of the Greater San Antonio Chamber 

of Commerce, 13 percent are involved in some form of 

foreign trade. "In 1977, there were 61 Greater San 

Antonio Chamber of Commerce member firms involved in 

import-export trade. 111 member firms in importing only 

and 188 member firms doing exporting only."60 

A $50 million boost to the local economy comes from 

the tourist and convention trade. During 1981 there were 

approximately 671 conventions and 7 to 8 million visitors.61 

Construction has also accounted for increased 

employment in Bexar County. From 1970 to 1978. con

struction employment increased approximately 7 percent 

while the major employment sectors only increased about 

3.8 percent.62 "AS a percent of County total emplyment, 

construction employment grew faster in Bexar County in 

the 1970's than any other Texas county with a major city."63 

San Antonio's manufacturing sector, although small, 

has increased during the last ten years. Other cities 

in Texas have marked a decline, while San Antonio along 

with Austin, has continued to diversify and expand its 

manufacturing. A recent decline in both construction 

and manufacturing "is directly related to national economic 

conditions." ^^ 

"The trends established in the last 10 years are for 
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San Antonio's economy to continue to diversify and 

strengthen. It appears that San Antonio and its economic 

environs will experience growth in the number of jobs and 

relative income at a faster rate than in the decade of 

the 1970's."^^ 

The median household income in the city is $13,775 

and the mean is $16,958. ̂ ^ About one third of the citizens 

of San Antonio are at or below the povery line ($10,000 

per year for a family of four). 

Demographics of the Site 

The site for the proposed market falls in the census 

tract demarcated by the U.S. Census Bureau by the number 

1101. This site lies very near the geographic center of 

the entire city and it contains the major part of the 

San Antonio CBD. 

This tract has 3,146 residents or about 0.4 percent 

of the total population of the city. The surrounding 

tracts, those directly bordering tract 1101, contain 

22,929 residents or 2.9 percent of the city's total popula

tion^"^ making the total population of the market place's 

immediate area 26,075 persons or 3.3 percent of the city's 

total population. 

The average age for the tract itself is 33.9 years. 

Of tract 1101, 18.3 percent worked in the CBD. Of the 
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residents in tract 1101, 30 percent walk to work and 11.9 

percent took public transportation to work.68 

Out of the surrounding eight tracts that border tract 

1101, 8.4 percent worked in the CBD. Of the surrounding 

tracts 4.6 percent walk to work and 8.4 percent use public 

transportation to get to work.^^ 

Of the total 1,662 housing units in the tract, 1,364 

are of rental type with the median rent of $138 per month. 

Of these rental units, 94.7 percent are of single occupancy 

Much of this is a result of the boarding hotels found 

downtown. Of all the housing units in tract 1101, 62.1 

percent were built before 1939. 

Racially this tract is made up of 7.2 percent black 

(not of Spanish origin), 26.1 percent white (not of Spanish 

7 0 origin), and 41.5 percent Spanish origin residents. 

These figures although from the most recent census 

information, do not take into account the recent addition 

of new condominium buildings and apartment buildings 

remodeled since 1979. Doubtless the next census will 

reflect the higher rents along with the increase in the 

number of units in this tract. 

- 32 -



+ 

in 
^ 

^ 
N 

in 
to 

^ 
(0 
1 

in 
in 

^ 
in 
1 

in 
^ 

^ 
^ 

in 
n 

^ 
n 
in 
ni 

St 
(U 
a 
01 

01 
r 
I 

in 
r 

r 
I 

0 
r 

01 
I 

in 

Ul 
(Z 
< 
UJ 
>• 

I 

0 

Ul 

z 
0 
Ul 
(I 
Ul 

a 
0 
0 
r 

U 

r 
0 r r 
h 
U 
< 

(X 
h 
• • 

2 
0 
i ^ 

h 
< 

J 
3 
a 
0 a 

o 
00 
(y\ 
rH 

K 

s
u

s 

c cu 
u 

0) 
4:; 
-p 

M-l 
0 

a rd 
QJ 

en 
• 
D 

(i\ 

D
u

rc
( 

w 

00 

- 33 -



Sh SAN ANTOIMIO - CENSUS TRACTS 
(Source, U. S. Bureau of the Census, 1980) 
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POPULATION CHANGE 

^ CENSUS TRACT 

'^- 1970 - 1980 

P O P U L A T I O N 
L O S S 

1 0 0 0 - 2 4 9 9 
G A I N 

2 5 0 0 - 7 4 9 9 
G A I N 

7 5 0 0 + G A I N 

(Source: San Antonio Land Use Plan, 
Department of Planning, 1983) 
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IT J.POPULATION GROWTH BY QUADRANTS 
, ^ \ _ 

*^ 1980 CENSUS TRACTS 
i BEXAR COUNTY 

BEXAR COUNTY 

SCALE 
I INCH: 4 MILES 

Map Source: Alamo Area Council of Governmenls 

PREPARED BY- DEPARTMENT OF PLANNIf^G, CITY Or SAN ANTOWSO-

SOURCE: ADVANCE REPORT MARCH 1981 

JANUARY 1980 
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LAND USE 

The land use philosophies of the city of San Antonio 

have three major themes: 

1. Desirable land use characteristics; 

2. Coordination of the public influences of land use; 

3. Consistent application, phased implementation, and 

continuous planning 7-'-

These themes are used to insure that any land use 

can be made appropriate by achieving the desired land-

use characteristics as outlined in the land use plan. 

Environmental sensitivity 

Development as described in the land use plan should 

take into consideration the natural and cultural resources 

of the site. Uses of the land should "take advantage of 

these resources and seek to preserve elements which have 

significance for economic, aesthetic, historic, health or 

safety reasons." '̂  

Infill 

The development of vacant land is encouraged by 

the land use plan when the parcel is 'Essentially surrounded 

by development, adequately served with utilities, and envi

ronmentally unrestricted. " "̂-̂  The plan recommends the effi

cient use of the "underutilized public infractructure 

- 37 -



available to the vacant parcel. Infilling can also help 

preserve or increase property values in an area, promote 

innovative housing concepts, increase the tax base, 

encourage new uses of residential structures, and enhance 

the physical appearance of an area."'̂ '̂  

Visual Sensitivity 

The attractive use of the land is held to be of major 

importance. "Not only can visual sensitivity enhance the 

quality of life for those who live and work in an area, it 

can also promote economic development by attracting 

employees and employers from regions with less aesthetic 

characteristics."^^ 

Compatibility/Integrated Land Use 

"Integrated land use is the appropriate mixing of 

different land uses in the same general area. Neighboring 

land uses ought to be compatible in the way they look 

and work together; that is, they should be both physically 

and functionally compatible. Integration of different land 

uses is more efficient, more cost effective, and a more 

convenient pattern of land usage than a pattern of large 

areas composed of essentially the same land uses widely 

separated from each other. Transportation costs are 

needlessly incurred with the latter land use pattern. 

Integration of land uses, therefore is preferable to 

segregation." '" 
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^S3. CBD / LAND USE 

Type of Land Use 

Residential 

Retail/Commercial 

Offices/ Major Banks 

Hospitals/Clinics 

Government Buildings 

Recreation/Visitors 
Centers/ Plazas 

Hotels/Motels 

Parks/Open Space 

Other ( Churches, 
Schools ) 

Parking 

Esimated 
Total Sq. Ft. 

1,020,549 

3,066,015 

4,898,682 

1,039,459 

1,698,637 

1,707,905 

2,871,549 

426,307 

229,889 

3,808,136 

Total 
Percentage 

5.0 

15.0 

23.0 

5.0 

8.0 

8.0 

14.0 

2.0 

1.0 

18.5 

(Source: San Antonio Land Use Plan, Department of 
Planning, 1983) 

Site Design 

From the perspective of the market place site, the 

integration of land use through environmental sensitivity, 

infill, visual sensitivity, and compatibility can be achieved 

through the design of the site. The site design is a major 

consideration in the development of the market place. 
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T31.General land use in vicinity of the River Walk. 

N 

t •; j Commercial 

1 ^ ^ Parking 

•r.U Parks 

Bi;':;:! Public Buildings 

r ' "I 

i ; Institutions 

f, j Lodging 

SCALE 
F = ^ • ' • ^ 
0 FEET 500 

(Source: San Antonio Prototype; Texas Water 
Resources Institute, Sept. 1972.) 13 
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MARKET ANALYSIS 

At first it will seem that a market place on the 

Riverwalk will be in competition with the existing Market 

Square which is about 10 blocks away. For many reasons 

this will not be the case. The present market is not a 

central enough location or sufficiently pedestrian oriented 

to attract urban residents and the city's mainly pedestrian 

lunch crowd. Also it does not have adequate parking space 

nearby to be able to attract weekday shoppers. In addi

tion, only produce is offered and no other daily commodi

ties. All this in addition to its physical qualities, 

which are very functional but give it the ambience of a 

large, low-ceilinged garage. As such it is not of much 

interest for tourists or other casual browsers, especially 

to have to make a deliberate effort to get to the market. 

Although the river market's primary attraction will 

be the produce market, there will be other specialty shops 

and services to benefit the full time urban residents. 

Also, the river location will help it serve as a community 

foral place as it interfaces the commercial, residential 

and touristic aspects of San Antonio. The river market 

will also act as an integral part of the cultural and 

entertainment facilities of the city that will draw a 

wide variety of people, many inadvertently, to it. The 
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market will appeal to a cross-economic group, however, a 

majority may well be the middle-to-upper income residents 

and workers of downtown. "In explaining the expanded 

hunger for upscale cuisine, nearly every analyst points 

to consumer characteristics. Almost invariably, customers 

are well-educated, well-traveled, too busy to cook but 

also too self-satisfied to waste time with mere hamburger 

77 
or generic-brand pizza." Many market users will be after 

work visitors whether or not they reside downtown. "What's 

more, the consumer usually has enough disposable income in 

his pocket to splurge after a hard day at the office. He 

probably has not yet reached the affluence needed for a 

family. As one of life's little pleasures, food offers 

something for the in-between crowd, the folks caught in 

the middle-management glut.''"78 

In addition, the idea of a downtown mall is quite 

popular as plans are in progress for one at present."̂ 5 

This proves a demand for more diversified commercial 

opportunities in the CBD area. The river market idea 

can be adapted to the urban shopping mall concept 

providing a useful as well as economic place to relax 

after work. "Inner city shopping mall types reflect 

strong elements of escapism. The culture of consumption 

has always focused on this motif. "̂ '̂  

Tourists as well as the many income groups employed in 

the service sector of the tourist business will also be 
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prime users of the market. When travelling, one of the 

first places tourists like to visit are the market places."^^ 

They give the quickest overall picture of what a place 

and its people are all about. This includes places from 

Harrod's Food Hall in London to the floating market in 

Bangkok.^^ 

The river market, being in a predominant and easily 

accessible location, will provide a relaxing, yet lively 

place for all types of people. Admittedly, some of the 

specialty shops will draw only a narrow realm of clients 

as a result of prices and/or cultural identity to certain 

foods. But, what is of interest to one group (buyers) 

will certainly be of voyeristic interest to others thus 

making the market both essential as a source of food as 

well as an inexpensive form of entertainment as in window 

shopping and old-fashioned promenading/people watching. 

The tourist trade is the area's most obvious economic 

opportunity as a result of the enormous success of the 

Riverwalk. However, even though market development will 

be integrated into the linear park riverwalk, it will not 

be specifically designed to serve as a main attraction for 

tourists. Nor will the market turn its back on the River

walk and its tourists, but will simply add a much needed 

83 diversity of activity in the area. 

Overall feasibility and market success is based on 
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the facts of lack of support services for urban residents^"^ 

and the success of recent marketplaces in the central core 

of other urban areas and their consequent success.^^ (see 

Appendix: Case Studies) and the growing trend towards this 

type of food marketing. "The specialty food industry... 

is growing at a 20 percent annual rate. Accoring to one 

industry analyst, yearly retail sales by 1990 may have 

risen from $3.5 billion to $6 billion."^^ 

I**J. Effective Buying Income, 1981 

% of Households by Group 
(A) Less than $10,000 
(B) $10,000-$14,999 
(C) $15,000-$24,999 
(D) $25,000-$49,999 

San Antonio 
Bexar 
SMSA 
Texas 
U.S. 

Total 
EBI 
($000) 

6,156,220 
8,255,313 
8,922,053 

132,308,070 
2,012,116,899 

Median 
Bfousehold 

EBI 

19,270 
20,098 
19,935 
21,291 
20,764 

(E) 

A 

24.2 
22.4 
22.6 
23.3 
22.9 

$50,000 Sc Over 

B 

13.7 
13.3 
13.3 
11.7 
11.9 

C 

27.0 
27.1 
27.4 
23.7 
16.2 

D 

29.6 
30.7 
30.4 
33.3 
32.6 

E 

5.5 
6.5 
6.3 
8.0 
6.3 

Source: Sales and Marketing Management, July 1982 
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ACTIVITY ANALYSIS 

The main activities of the marketplace will be those 

which are most directly related to the buying and selling 

of food and food-related merchandise. Secondary activities 

will include the cultural and social activities associated 

with the proximity of the marketplace to the Riverwalk and 

other major recreational amenities in the area. 

The main activities to be analyzed will range from 

the arrival of the shopper to the marketplace through his 

departure and the arrival of the vendor and foodstuffs 

to the site through departure and removal of goods. 

In addition, the secondary theme of the marketplace 

as a social space or form of entertainment will add an 

even greater number of activities not directly related to 

the buying and selling of food. These will include all 

activities associated with being with others in a lively 

human setting. 

The form and character of the marketplace should serve 

two purposes. First it should be a single place where a 

shopper buys all that he needs in the way of food and 

household commodities but without the congolmerate 

effect of a chain supermarket.! ij-̂e marketplace will be 

made up of numerous small stands and shops selling a variety 

of foods and related merchandise so that the tenants need 
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not be in direct competition with each other .̂  The 

shopper will benefit not only from the large variety of 

goods but also from being able to communicate with the 

individual shop or stall owner about prices, availability 

of goods, and perhaps how the food was grown or prepared. 

Secondly, this density of shops and stalls will 

provide a sense of excitement and stimulation for all 

the visitors to the marketplace through its variety of 

merchandise, colors, sounds, smells, lighting...etc. 

Space will not be defined rigidly within the marketplace 

but will relate to a modular system of construction 

(see Detailed Space List) and as such will be subject to 

the constantly changing juxtaposition of goods and 

people flowing through the marketplace. In this way the 

merchandise itself will be the predominant space delineator 

The stalls themselves will be arranged in an open area 

or focal point of the market and will not have walls, 

doors, storefronts or other permanent space definers. 

The more permanent specialty shops will be as visually 

open as possible and will reach out into the main market 

area. They will be secure and separate from the open 

market only during closing hours. At all other times 

the shops will be perceived as open and indeed spilling 

into the main marketplace area. 

As in the case studies of Faneuil Hall in Boston and 

Harborplace in Baltimore (see Appendix: Case Studies), 
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the specialty shops will be "comprised of numerous small 

tenants with no 'anchor' tenants." 5 TO preserve the 

character of the Riverwalk, criteria for selecting tenants 

will be that they be fairly small shops and of sole pro

prietorship rathern than franchises or chain organiza

tions. 

Small informal eating places or prepared food stalls 

will be included along with the shops and produce stands 

but the site has no need of restaurants or more formal 

arrangements for the selling of prepared foods due to 

the large quantity of restaurants along the Riverwalk 

and in the area in general.6 These refreshment shops or 

stands included as part of the marketplace will be charac

terized by each having a single type or narrow range of 

food. They could be part of a specialty food shop 

serving samples of the specific commodity of the shop. 

An example of this would be a coffee shop with a small 

seating section in conjunction with a bakery serving 

samples of its baked goods. "7 

In addition, several shops may share a demonstration 

area for public information. This area could also be 

used for impromptu entertainment, a public forum, or a 

place for approved traveling salesmen to present their 

merchandise. In keeping with the marketplace theme, non-

utilitarian goods should be restricted.8 
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The marketplace as described above will attract a 

diverse range of regular customers and other visitors of 

all ethnic, economic and social classes.9 The activities 

within will be equally diverse. The activities of the 

marketplace can be grouped into three general categries: 

shopping, selling, and maintenance/service related 

activities. Administration activities will occur else

where (in an off-site location). These three categories 

can be broken down into other,less general activities. 

Shopping - Customer/Visitor 

browsing 

trial 

buying 

resting 

refreshment 

Selling - Tenant/Employees 

transportation of goods 

display 

arranging 

dismantling 

general assistance 

money exchange 

Maintenance/Service - Market Employees 

cleaning 

repair 

waste removal 
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Shopping and selling are the two most inter-related 

activities. Circulation is the key element to both 

because the more traffic by a tenant's stand or shop, the 

greater the potential for trade.10 

Circulation routes should connect all trade areas 

in such a way that a relatively equal amount of exposure 

is granted to each. The circulation, in addition to 

being of a recognizable pattern for the convenience of 

the shopper, should never isolate a particular trade 

area and should be of adequate width to accomodate 

the traffic flow. (See Appendix: Fruin's Level of 

Service Criteria). Also, the display area should be 

shallow enough so as to enhance the interaction between 

the tenant and shopper or visitor.H 

The maintenance and service activities will be 

carried out in full view and during the operating hours 

of the marketplace. Widths of circulation will be able 

to accomodate the traffic of dollies and carts as well 

as that of the shoppers. Most cleaning activities will 

be carried out at the end of the day and will be consi

dered as part of the closing activities of the marketplace 

The shops and stalls may adopt a rotating, staggered 

closing schedule so that the exit of goods and tenants 

may be less chaotic for the shoppers and the limited 

loading space may be better utilized for the tenants.12 
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Overall, the marketplace activities will not be 

compartmentalized but will remain flexible and relate 

to the needs of everyone involved. In this way, a 

lively, exuberant atmosphere will be maintained. 
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ACTIVITY ANALYSIS FOOTNOTES 

Shona McKay, "The Return of the Farmer's Market," 
Maclean's, August 2, 1982, p. 45. 

2 
"A New Market Complex with the Vitality of an Urban 

Landmark: Harborplace in Baltimore," Architectural Record, 
October, 1980. 

3 
Purcell, Carl, "Traveler's Camera," Popular Photography, 

May, 1978, p. 58. 
4 

"Boston's Historic Faneuil Hall Marketplace," 
Architectural Record, December, 1977, p. 125. 

^ Ibid. 

Berry, Brian, Geography of Market Centers and Retail 
Distribution, Prentice Hall, Inc., Englewood Cliffs, N.J., 
1967, p. 7. 

7 
"Newport Center, A Blueprint to a Coming Life," Vogue, 

October, 1984, p. 374. 
o 

"Boston's Historic Faeuil Hall Marketplace," Architectural 
Record, December, 1977, p. 127. 

9 
Ibid, p. 126. 

Rosenbloom, B.,and Schiffman, L., "Retailing Theory: 
Perspectives and Approaches," American Marketing Association, 
1981. 

11 TK-^ 
Ibid. 

1 7 
Downtown San Antonio Subarea Transportation Improvement 

Study, 1982, Department of Plann, City of San Antonio. 
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BUILT ENVIRONMENT 

The site contains four buildings. On the west, the 

Aztec theater occupies that end from north to south edges 

of the site. To the east of the Aztec is the Karotkin 

building. East of it and nested in the wrap of the 

Karotkin is the old First National Bank building. The 

site is then vacant (used as surface parking) until the 

far eastern end where there is a single story commercial 

strip facing Navarro street. 

Aztec Building 

The Aztec Building was built in 1926 to be a large 

movie theater or cinema with office spaces above and around 

the theater's volume above the first floor. The exterior 

is of commercial style. It is a six story rectangular block 

of red brick with terra cotta trim. The interior is highly 

unique and can be best described as Mayan (not Aztec) 

baroque. Because it is so original and unique it will be 

restored and turned into a performance theater/auditorium 

to be the home of the San Antonio Symphony. Exterior space 

on the street level will be used for lobby/entrances for the 

theater and retail leaseable space. The upper floors are 

sound and may be renovated for a variety of uses including 

housing. 
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Karotkin Building 

The Karotkin Building is not historically significant 

but it is sound and may also be renovated for a variety 

of uses. The long, narrow shape of the building, open only 

on the narrow ends, makes housing on the first floor unfea

sible unless a center courtyard or some other means of light 

and air access are devised. 

The First National Bank Building 

The old First National Bank Building was completed in 

1886 and is of Richardson Romanesque style with Moorish 

detail. It is two storys high made of rock-faced random 

ashlar limestone masonry. It has a rectangular plan with 

a projecting bay on each side. The facade has an entrance 

with a stepped dome porch supported by two polished granite 

Moorish columns, next to Syrian-arched windows with leaded 

window panes. Inside the arch and a rectangular surround 

carved with Moorish motifs in low relief. The second floor 

has groups of three connected Syrian-arched windows (with 

arches supported of polished granite style collonettes). 

Flanking this at the southeast corner, is a tower with 

corbeling and parapet, topped by an onion-domed cupola 

with small Syrian arches. The sides and rear have regularly 

spaced trabeated windows. The roofline has a low parapet 

with what look like modillions placed backwards, below a 

series of stepped zig-zag battlements in front. There 

is a stone and iron fence around the building which enfronts 
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commerce Street.2 Presently the building is used as an office 

building. This building should remain on the site undis

turbed and development on the east side (where there is now 

open parking space) should be sensitive to views of this 

extraordinarily beautiful building. 

The strip development on the far eastern edge of the 

site is not historically significant however, but may be 

considered for its structural shell to be used, possibly, 

as an arcaded entrance or semi-transparent bounder of the 

market place. The storefronts along Navarro Street are 

not compatible with the existing or future developments on 

the site and as such should not remain in their present 

condition. 

LA IVIANSIOIM HOTEL 

COMMeRCE S T . 
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TOPOGRAPHY 

Macro 

Bexar County lies in three major physiographic regions— 

the Edwards Plateau, the Blackland Prairie, and the South 

Texas Plains (a portion of the Gulf Coastal Plain). The 

Balcones Escarpment is the most prominent topographic 

feature of the County. It traverses the area from West to 

East and separates the dissected southern margin of the 

Edwards Plateau in the northern one-third of the County from 

the flatter area in the southern portion of the County. The 

southwestern tip of the Blackland Prairie extends westward 

across the middle of the County. Most of the city of San 

Antonio lies in this region. The South Texas Plain covers 

the southern part of the county. 

Nearly all the steeply sloped land occurs in the 

northern part of the County on the Edwards Plateau. Steep 

slopes normally occur along major stream channels. The 

elevation of Bexar County decreases from about 1,900 feet 

north of the scarp to below 4 50 feet in the southern part 

of the County. 

Micro 

The site is basically flat. The only level changes 

are that of the river and the river-walk which is below 

the site and street level. This rather drastic level 
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change can be softened somewhat by stepping back the 

site from the river to afford easier access. 

hifforic house 
ncM inn'll rvxMJng 

I S . J E X A M P L E : S T E P P E D - B A C K D E V E L O P M E N T 

(Source: San Antonio River Corridor Plan for 
Development and Management, 197 3, Skidmore, 
Owings and Merrill.) 
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GEOLOGY AND ECOLOGY 

Macro 

There are nine major soil groups in Bexar County 

A soil group is defined as a landscape type that 

has a distinctive proportional pattern of soils. It 

consists of one or more major soils and at least one minor 

soil. It is named for its major soils. The soils on the 

Edwards Plateau are generally very thin and rocky, making 

it often necessary to blast for construction foundations, 

roads and utility lines. The rest of the soils, except 

for the Eufaula group, contain varying amounts of clay 

and tend to swell and shrink according to moisture. 

Structures, unless specially treated or reinforced, may 

crack and settle.4 

Micro 

Soils on the site are Venus-Frio association type 

calcareous soils on bottom lands and terraces. Vegetation 

and wildlife on the site can be surveyed in Figures 20 and 21 

under the Urban heading. There are no trees on the site 

specifically as it is presently a parking lot completely 

covered with asphalt. However, it is recommended that 

the site be replanted with indigenous trees and shrubs 

in both to naturally shelter the site from sun, wind and 

rain and to aid in erosion control with respect to drainage. 
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There is vegetation along the river walk which will be 

considered as part of the site when Crockett Street is 

removed. 

One wildlife problem the city has encountered is the 

annual migration in the fall of large flocks of boat-tailed 

grackel which invade the Riverwalk and create a noise and 

excrement problem. So far, the only solution is setting 

off numerous fire-crackers to scare the birds away. 

2 0 . J MAJOl VEGETATIVE ASSOCIATICNS IN THE SAN ANTCNIO AREA 

Vegetative 
Type 

1 Urban " ^ 

1 Edwards 
1 Plateau 

Vegetative 
Associations 

Coimerical/ 
Residential 

Parks 

Oak-Juniper 
Savannah 

Juniper-Oak 
Woodland 

Major 
Trees 

Live Oak 
Pecan 
Mesquite 
Sycamore 
Lcrribard Pcplar 

Cedar Elm 
Live Oak 
Spanish Oak 
Pecan 
Mesquite 
Hackberry 

Live Oak 
Juniper 
("cedar") 
Hackberry 
Cedar Elm 

Live Oak 
Shin Oak 
Juniper 
Hackberry 

Major 
Shrubs 

Crepe Myrtle 
Arborvitae 
English Ivy 
E>yracantha 

Crepe Myrtle 
Oleander 

Algerita 
Mountain 
Laurel 
Prickley Pear 
Yucca 
Posion Ivy 

Algerita 
Yucca 
Scrubby 
Juniper 
Mountain 
Laural 
Persimmon 

Major 
Grasses Herbs 

St. Augustine 
Bermuda 

Bermuda 
St. Augustine 
Floratam 

Needlegrass 
Texas Graima 
Ihree-awn 
Little Bluestem 

Needlegrass 
Panic Grass 
Three-awn 
Curly mesquite 
Croton 
Milkweed 
Verbena 

Ccrtments 

The City of San 1 
Antonio attenpts 1 
to plant native 1 
trees in city | 
parks 1 

Canyon bottoms, 1 
alluvial fans at 1 
canyon mouths 1 

Northern and 1 
eastern slopes 1 
exhibit larger 1 
trees and more 1 
brush; southern 1 
slopes have more, 1 
smaller junipers. 1 
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21. ) MAJOR VERTEBRATE WILDLIFE SPECIES CF THE SAN ANTCNIO AREA 

Major Major 
Vegetation/ 
Habitat Type 

1 Urban W 
1 Riparian ^» 

1 Rural/Non-Urban 
1 Riparian 

1 Urban yC 

1 Edwards 
1 Plateau 

1 Blackland 
1 Prairie 

Large 
Mainnals 

Whitetail Deer 
Bctocat 
Gray Fox 

Whitetail Deer 
Bobcat 
Gray Fox 
Coyote 

Coyote 
Whitetail Deer 

Small 
Mainnals 

Raccoon 1 
Opossum 1 
O^ttontail- I 
Rabbit 1 

Raccoon 1 
Opossum 1 
Ebx Squirrel 1 
White-Footed 1 
Mouse 1 
Cottontail 1 
Rabbit 1 

Nutria 1 

Norway Rat 1 
House Mouse 1 
Squirrels 1 

Armadillo 1 
Cave Myotis 1 
Raccoon 1 
Ringtail 1 
Rock Squirrel 1 
Deer Mouse 1 

Striped Skunk 
Jackrabbit 
Cottontail 1 
Rabbit 1 

Badger 
Cotton Rat 1 
Thirteen-Lined 
Ground Squirrel 
Hispid Pocket 
Mouse 

1 Fulvous Harvest 
1 Mouse 

Major Birds 

Cardinal 
Killdeer 
Ruby-Crowned 
Kinglet 
Myrtle Warbler 
Mockingbird 

Great Blue Her 
Blue-Winged Te 
Killdeer 
Cardinal 
Belted King
fisher 

Myrtle Warbler 

House Sparrcw 
Boat-tailed 
Grackle 
Starling 
Rock Dove 

Chapparal 
(Road Runner) 

Turkey 
Turkey Vulture 
Red-tailed Haw 
Tufted Titnous 
Golden-creeked 
Warbler 
Painted Buntin 
Bewicks Wren 

Turkey 
Bctiwhite Quail 
Mourning Dove 
Red-tailed Hav> 
Turkey Vulture 
Mockingbird 
Scissor-tailec 
Flycatcher 
Savannah Span 
Meadcwlark 

Major 
Herptiles 

1 Cricket Frog 1 
1 Leopard Frog 1 
1 Diamond-backed 1 
1 Water Snake 1 
1 Ribbon Snake 1 
1 Redear Turtle 1 

onl Leopard Frog 1 
all Bullfrog 1 

1 Ribbon Snake 1 
1 Gulf Coast ToadI 
1 Spring Soft- 1 
1 shell Turtle 1 
1 Redear Turtle 1 
1 Texas Blind 1 
1 Salamander 1 

1 Dekay Snake 1 
1 Garter Snake 1 
1 Green Anole 1 

1 Diamond-backed 1 
1 Rattlesnake 1 
1 striped Whip- 1 
1 snake 1 

k 1 Collared Lizard 1 
e 1 Tree Lizard 1 

1 Rocky Mountain 1 
1 Toad 1 

g 1 I 

1 Coachift^p 1 
1 Diamond-backed | 
1 Rattlesnake 1 

ik. 1 Texas Rat Snake 1 
1 Homed Lizard 1 
1 Prairie Lizard 1 

1 1 1 

•owl 1 

(Sources for Figures 
Plan) 

2 0 and 21: San Antonio Land Use 
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CLIMATE 

Temperature 

San Antonio is located on the edge of the Gulf Coast 

Plains area. This gives it a temperate to sub-tropical 

climate. Normal mean temperatures range from 42° in 

January, to 94 in July (See chart). The summers are 

usually very hot, with temperatures above 90°F, 80% of 

the time. Winters are mild, with below freezing tempera

tures on only about twenty days per years. 

Sun 

San Antonio receives 50% of the possible sunshine 

during the winter months and 70% during the winter 

months. The skies are clear 35% of the time and cloudy 

30% of the time. 

Humidity 

Relative humidity is generally high in San Antonio. 

It aveages about 80% in the early morning hours and drops 

to around 59% in the afternoon, following this pattern 

throughout the year. 

The highest level of humidity is in January and the 

lowest in August. The annual mean is 53%. 
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Precipitation 

San Antonio receives annual rainfall of 28.82 

inches. The heaviest is in May and the lightest in 

November. During the peak period from April to September, 

thunderstorms and heavy rains which last short periods 

of time are common. Hail and snow occur very infre

quently. 

Wind 

North winds prevail in the winter and southeasterly 

winds in the summer. Strong winds occassionally occur 

in the winter. The city's only major weather distur

bance occurs from tropical storm winds from the Gulf 

of Mexico. The highest recorded wind speed was 74 mph. 

Site Implications 

Overall, the climate in San Antonio is very mild and 

conducive to outdoor or open-air activities. As the only 

major climate problem is the heat of the sun, the covered 

marketplace will provide a pleasant shaded respite along 

the Riverwalk, away from the city heat. 
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WATER AND DRAINAGE 

Macro 

Drainage of Bexar County is almost exclusively 

southward and southeastward off of the Balcones Escarp

ment. The major water courses of the county are Medina 

River, Leon Creek, San Antonio River, Salado Creek and 

Cibola Creek. As these streams and their tributaries 

cross the Edwards Aquifer Recharge Zone, their waters 

enter the aquifer. Around eleven percent of the water 

in the aquifer is recharged from within Bexar County. 

Most of this recharge occurs as a result of rainfall so 

surface contaminants may also enter the aquifer. 

The Edwards Aquifer is San Antonio's only water 

source. It is a natural system comprised of three areas 

underlying 12 Counties (Fig. 23). The largest of these 

areas is Drainage Area, which is about sixty percent of 

the total Aquifer system. Rainfall in the area flows 

south and east in rivers and creeks into the Recharge 

Zone. Here, the water percolates down through cracks 

and sinkholes into the porous limestone below. Under

ground, the water flows south and east until it becomes 

contained, under pressure in the artesian area or well zones, 

Water comes to the surface through springs or man-made wells, 

San Antonio uses water which enters the Recharge Zone in 

the west, from Uvalde or Medina counties. San Antonio is 
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situated in the middle of this system, and as the city's 

demands for water increase, it could reduce available water 

to other consumers to the east and northeast. 

According to the Edwards Underground Water District, 

the Aquifer is recharged at the rate of about 595,000 acre-

feet per year (one acre-foot=325,850 gallons). In 1980, 

City Water Board pumped 2 8.5 percent of the average annual 

recharge for the whole Aquifer. Because of water shortage 

concerns, San Antonio is considering using surface water 

to supplement ground water.^ 

The city has experienced several major floods. As 

development increases the likelyhood of flooding, the city 

has implemented a Flood Plain Ordinance which sets develop

ment criteria in the flood plains. The 100-year flood plains 

have been identified and mapped by the Corps of Engineers, 

the Federal Insurance Administration, and the City of San 

Antonio (Fig.23). The definition of a 100-year flood plain 

is that area which would be flooded by water in a heavy 

rainstorm which would occur with a frequency and intensity 

of once very 100 years (or which has a 1 percent chance of 

occurring in any year). 

As development increases, the natural run-off is 

generally increased due to two factors. First, the removal 

of vegetation lessens the absorption of water and second 

the addition of impermeable surfaces such as rooftops, drive

ways, streets, etc., adds to the amount and total velocity 
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of precipitation run-off. Soil loss due to erosion is also 

a negative effect of excessive run-off. If at all possible, 

natural channels or drainageways should be preserved 

because they stop the flow of the water while at the same 

time filtering it.^ 

Micro 

Water on the site runs south towards Commerce Street 

where it is then channeled back north to the river. If a 

stepped-back plan from the river is implemented, the 

drainage should be expected to be more direct as it will 

flow into the river. 
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UTILITIES 

The site is serviced mainly along Commerce Street 

and some on St. Mary's and Navarro. Sewer lines run 

along Commerce Street. Gas and electric and water lines 

run along all three mentioned sides. Crockett Street 

can be said to be utilities or service "clean" (Fig.24) 

that is no major utilities or service lines run along 

Crockett Street (along the river). A small secondary 

electric line services some street lamps. Telephone and 

telegraph lines branch off into the street but are not 

primary cables. This is a very significant factor and a 

very fortunate one as well if any excavation and/or removal 

of Crockett Street is to occur. Cost-wise, hundreds of 

thousands of dollars spent rerouting the utilities would be 

spared, making such major development of the site inexpen

sive in a relative sense. Also, because of the abundant 

existing infrastructure, any new development would benefit 

from the lessened cost of bringing services to the site. 
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TRAFFIC AND PARKING 

As in all large cities traffic congestion and parking 

shortages are chronic problems in San Antonio. Only by 

enhancing the human scale of the city to encourage more 

pedestrian access and ease of mobility can the problem, 

not the symptoms, be solved. 

The site is bounded on four sides by streets. These 

are: 

1). St. Mary's (west) - traffic: south only 

2). Commerce (south) - traffic: west only 

3). Navarro (east) - traffic: north only 

4). Crockett (north) - traffic: east only 

Commerce Street is a major east-west thoroughfare for 

the CBD. Navarro and St. Mary's are major north and south 

thoroughfares. Crockett Street, as it originates at the 

site and flows east along the river for only two blocks 

until it meets it's counter part flowing west (at Presa) 

is not an efficient street and is, in fact, only used for 

service vehicle parking and creates congestion in the turn

around from St. Mary's to Navarro. Besides this, it is 

directly parallel to the river walk, one of the only examples 

of a street along the river walk which is a waste of the 

human possibilities of this area of the river. It is for

tunate that this street can be discontinued or removed as a 

vehicular passageway so easily due to general consensus of 

its lack of efficiency as a thoroughfare.' However, some 
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vehicular access with regard to service vehicles, delivery, 

etc. will have to be worked into the site as this street 

serves as the 'back door' to all the buildings on the site 

(they all have their backs facing along the river). 

Commercial and private parking areas in the CBD make up 

about 18 percent of the land use. The total number of 

off-street parking spaces in 1982 in the CBD area was 23,5178 

a 9 percent increase from 1979. On-street metered parking 

makes up about 4% of the total parking in the city. Public 

no-cost parking has decreased by 95% mainly due to reclassi

fication of these spaces for private or commercial use. 

There are a total of 198 parking lots, which average about 

77 spaces per lot, and 30 major parking structures, which 

avearage about 273 spacesr 

,) PROPOSED 
TRANSIT SYSTEM 

9 

o 
exclusive right of yvay 
high speed transit 
area for feeder bus 
service 
transit interchange 

(Source: San Antonio River Corridor Study, 1973, Skidmore 
Owings and Merrill). 
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SB.] CBD/ PARKING SUMMARY 

Type of Parking Total No. of Spaces Percentage 

Off-street 23,517 96.0 

Private 
Public 
Commercial 

8,886 
106 

14,525 

36.0 
.4 

60.0 

On-street 

Metered 878 4.0 

24,395 100.0 

(Source: Downtown San Antonio Subarea Transportation Study) 
1982) 

4 

- I l ia m^^ 'I 10 n^iJ yfe ' -^^ 

,1 K 

-̂i# î f^n 

K^/ i^^ 
V 

. ] EXISHNG R^RWNG FWTTERN 

# pefWng structure 
^ ^ suface p«Mng lots 

(Source: San Antonio 
River Corridor Study, 
Skidmore, Owings and 
Merrill). 
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SITE FOOTNOTES 

San Antonio Conservation Society, library files. 

^ Ibid. 

3 
San Antonio Land Use Plan, Department of Planning, 1983, 

p. A-15. 

4 
Ibid, p. A-16. 

5 
Ibid, p. A-26. 

^ Ibid, p. A-27. 

7 
Notes from visit to the Department of Planning, 

October 22, 1984. 
o 

Downtown San Antonio Subarea Transportation Study, 
1982, Department of Planning, City of San Antonio, I-IO. 

^ Ibid, p. 1-15. 
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SYSTEMS PERF0Rf4ANCE CRITERIA 

Each of the marketplace activities, although housed as 

as whole, will be considered separately in order to deter

mine the performance outcome of each. Each activity space 

will have a specific performance system criteria developed 

for it. In some cases, the criteria will be shared by one 

or more activity space because the space may vary in its 

purpose. 

Foundations 

The foundation system for the marketplace is a shared 

performance system for all activities housed within. 

The marketplace site will be stepped back from the river-

level to the street level. Retaining walls will need to 

be constructed to resist the lateral ground pressure of 

the back-fill and the weight of the slab of the marketplace 

Expansion joints will be keyed to maintain the lateral 

stability of the retaining wall. Weep holes will be sized 

and spaced to drain ground water from behind the retaining 

wall. 

In order to contain the costs of this retaining wall 

system, foundations should be of the "T" or "Cantilever" 

type? Excavations costs for basements and other below 

grade spaces should also be curtailed, and these spaces 

are not recommended. Simplicity of design to reduce costs 

should be the most important criteria of this system. 
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structural Systems 

Because of the openness and flexible nature of the 

marketplace and the near non-existence of permanent interior 

walls or partitions, the possibility of interior bearing 

walls is considered remote. The structural system, then, 

will necessarily consist of long spans between exterior 

bearing walls, or between exterior bearing walls to a 

few interior columns. The bearing walls or columns may 

be constructed of masonry, reinforced concrete, or steel. 

Whatever the structural material, it should be of a permanent 

nature and be similar in appearance to the other buildings 

of the same block.-^ The structureal system of the roof 

should be as open and flexible as possible to allow for 

the sloping of the site and the level changes within the 

marketplace itself. 

The structure should provide a spacious and roomy 

atmosphere with considerable emphasis on light penetra

tion and natural ventilation. In addition to allowing 

for lighting and ventilation, the structure must also 

provide adequate shading and protection for the users. 

Exterior Skin 

The exterior of the building should be designed with 

regard to compatible qualities which respect the surrounding 

built environment, the Riverwalk and the street. Also, 
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the exterior of the building should reflect the openness 

of the interior plan and the freedom of circulation within 

At the same time, the building should evoke a sense of 

permanence and historical presence. This may be achieved 

by a certain solidity of form characteristic of Spanish 

architecture, through use of more massive columns or 

supports with many large openings which are set deep as 

opposed to being flush with the outside edge of the exter

ior skin of the building. The openings themselves may or 

may not enclose the space within, but if they are they 

should be transparent necessitating the extensive use 

of either glass windows or doors or metal grills and 

gates. 

The same criteria for the exterior skin should apply 

to any sub-buildings in the marketplace complex. 

However, the different buildings should not try to accom

plish the required effect in identical ways as long as 

a certain continuity is maintained among them. In the 

same way, the exterior skin need not be uniform on all 

sides or faces, but rather should directly relate to the 

specific situation presented by the natural and built 

environment it enfronts.'^ 

Interior Finishes 

All interior finishes will have the shared performance 

criteria of maximum durability, long life and ease of 
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maintenance due to the heavy traffic anticipated in the 

marketplace. Ceilings and walls should reflect light 

well, but without glare. All interior finishes should 

conform to an over-all set of aesthetic guidelines in order 

to ensure continuity within and minimize visual noise.^ 

This does not mean, however, that there will not be a 

sufficient visual variety to aid in the festive ambience 

which is sought. The guidelines do imply a certain sim

plicity such as would allow the shippers and the actual 

merchandise to become the primary definers of space and/ 

or activity. Examples of this might be a limited set of 

different paving materials, uniform lighting, and signage 

guidelines." 

Interior Walls and Partitions 

Overall, walls and partitions will be at an absolute 

minimum. Some of the specialty shops will require more 

permanent or secure enclosure, however, in all cases they 

should be as visually open to the marketplace and the street 

or Riverwalk as is possible. These same shops should be 

accessible by other means than just from within the market

place. 

Although the shdps will be provided with air condition

ing systems, they should all have operable windows or open

ings to allow for natural ventilation during moderate 
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climate months and also so as not to be entirely dependent 

on the HVAC system and for energy efficiency.^ The designer 

should keep in mind that this is to be an open-air market

place and should be designed on the marketplace scale rather 

than as a collection of small lease spaces. Even though 

the activities are widely varying and result in different 

performance criteria and requirements, the designer should 

resist the sectioning off of the spaces by means of interior 

partitions and walls. 

HVAC SYSTEM 

The major portion of the marketplace will not be 

artificially air-conditioned with respect to cooling. Some 

space heating may be required for very short periods of 

time in the winter. The marketplace is to be designed for 

maximum natural ventilation for summer cooling and passive 

solar heat gain through the use of thermal mass for winter 

heating.^ 

Because of the climate in San Antonio the heat of summer 

will be the major concern. Auxiliary electric fans and 

vents may be used on very hot and still days. The spe

cialty food shops and indoor eating areas will require 

heating and cooling. These will be small separate systems 

or may be shared by adjacent shops. Modular fan coil units 

can be located in the mechanical area along with a central 

hot and chilled water piping system. 
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Electrical Energy 

The electrical power supply must provide for the max

imum flexibility of activity space changes. In the perma

nent specialty shops, there will be specific electrical 

energy requirements due to the HVAC systems, refrigerated 

storage and other special applicances. The electrical 

supply, then, should be specifically designed for the 

requirements of the space. Separate metering units will 

need to be installed for each space with overall metering 

units located in the mechanical/maintenance area. 

Ample electrical supply outlets in specific locations 

with the correct voltage and outlet receptacles must be 

carefully planned. All applicable safety requirements 

must be rigidly adhered to. In the marketplace in general, 

electrical supply outlets should be placed at regular inter

vals either in the floor or in the structural columns. 

Natural Gas 

Natural gas supply will be necessary to some locations, 

such as in shops requiring gas appliances. Outlets need 

not be indiscriminately located throughout the marketplace. 

Food vendors in the open market will require portable gas 

tanks to facilitate cooking. All applicable safety require

ments must be rigidly adhered to. 

Separate metering devices will also be required for 

natural gas outlets in specific shop areas. The overall 

metering unit will be located in the mechanical room. 
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Lighting 

Natural daylight, abundant in San Antonio, should be 

utilized as much as possible for reasons of energy conser

vation and contribution to the overall openness of the 

marketplace. However, because of the sunny climate, the 

design should minimize heat gain and protect the merchan

dise from ultra-violet light damage. This will necessitate 

designs such as clerestories or other means of indirect 

day-lighting. Auxiliary electric lighting will be placed 

at regular intervals to allow for the varying needs of 

the entire space. Electric lighting will also be utilized 

for display lighting of merchandise. The color of light 

should be close to that of natural light both to provide 

for accurate color identification of merchandise, and to 

enhance the natural open atmosphere of the marketplace. 

Low maintenance and long life are essential lighting 

characteristics to prevent excessive life cycle costs in 

this building of moderate scale. 

Site Drainage and Plumbing 

Floor drains should be provided at regular intervals 

throughout the marketplace, as well as in specific loca

tions such as the public restrooms and kitchen area of 

specialty shops.-"-̂  
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Interior and exterior spaces must be effectively 

separated by level, or by other means, to prevent runoff 

caused by the stepped down construction of the site from 

running through the marketplace. Proper channeling of 

rain water must be provided. This type of runoff should 

naturally flow into the river .H 

Hot and cold water supply should be available in the 

public restrooms and the cooking and cleaning areas of 

the shops. In addition, cold water should be available 

throughout the marketplace for easy cleaning of the floor 

and the market stands. 

Outdoor water supply should be provided for maintenance 

and cleaning of outdoor eating areas and for landscaping 

purposes. The public restrooms will be adequate for all 

market users including tenants. Separate restrooms are 

not needed in the small shops or other areas. 

Mechanical Transportation 

Mechanical transportation of people, such as elevators 

and escalators, will not be needed. All vertical circu

lation will provide for handicap access through the use 

of ramps. Mechanical transportation for market goods may 

include service elevators, dumbwaiters, mechanical loading 

docks and/or electric vehicles for surface transporation. 
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Safety and Security 

Fire control is most important in the restaurant 

kitchen due to increased probability of fire due to cooking, 

Exhaust hoods over cooking equipment should be standard and 

include an automatic fire extinguishing system. Portable 

fire extinguishers should also be kept in all cooking 

areas. An alarm and sprinkler system should be included 

in all enclosed and/or covered parts of the marketplace 

with the system for kitchens zoned separately from the 

rest of the areas.-^^ 

Specialty shops and storage areas should have security 

alarm systems and locks. The market should be adequately 

protected from vandals by the presence of police and park 

rangers that regularly patrol all Riverwalk establishments 

twenty-four hours a day. Also the open plan and lighting 

will serve to help keep the market secure during off hours. 

Sanitation 

All refuse and solid wastes from the marketplace 

must be disposed of properly according to city ordinances. 

In other marketplaces, vegetable wastes have been collected 

separately for donation to the zoo or to small farmers or 

garderns for composte.-*--̂  Restaurants should meet the stan

dards of the National Sanitation Foundation, the city 

sanitation codes, and the Occupational Safety and Health 
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SUMMARY 



SPACE SUMMARY 

This space summary is the analysis of similar activi

ties, space requirements, or boundary conditions. These 

spaces or 'areas' may be based on like occupancy or 

function. Likewise, the volume or unit measures of 

spaces which accomodate like activities will be compared 

and analyzed. "Where more than one activity is accomplished 

in a single space, its area or volume is determined by 

the maximum occupancy and the corresponding vigor of their 

activity.1 

All spaces in this marketplace are derived from a 

forty-nine square foot module which is the seven by seven 

foot dimension of the smallest market stall. Multiples 

of this module may be expected to help define but not 

determine specific space boundaries because transition 

spaces and ciruclation spaces will be difficult to 

accurately measure in shared activity areas. A great 

majority of this marketplace is comprised of shared 

activity and circulation space. The marketplace, as 

conceptualized here, does not delegate these so called 

transitional spaces as auxiliary space simply because 

there are no concrete boundaries defining one space 

as serving another. In other words, there will be no 

'halls', vestibules, or lobbies and almost no space will 
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be able to be considered 'enclosed'. In this way, 

boundaries are to be loosely translated by means of the 

module established in the Detailed Space List. 

The marketplace 

The central core of the marketplace will be large 

space including the tenant stalls and circulation 

space. As the stalls themselves will have no 'fronts' 

or 'backs' circulation can be assumed to surround each 

stall or group of stalls. 

To develop this circumferential space it will be 

necessary to first find the unit space of each stall 

bsed on the module: 

Floor area/Unit: Min. 343 square feet. 

Number of like units: 49 

Total leaseable floor area: Min. 16,807 sq. ft. 

Occupancy of stall: 1 to 3. 

As the circulation space is both for traffic flow 

and for standing, the cumulative levels of service are 

derived from Fruin's Level of Service (see Appendix)^ 

for service Level D maximum for standing and Level of 

service D for walkways. The reason Level D for walkways 

is chosen is that maximum or optimum speed is not desired 

within the marketplace. Pedestrians using the market

place as a route to other parts of the riverwalk or from 
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the riverwalk to the city streets will not be directly 

accomodated with respect to speed and ease of passage 

as this is not the intent of the marketplace. 

Level D Walkways 

11-16 s.f./pedestrian 
Level C 

Level D Standing 7-12 s.f./person 

3-7 s.f./person 

If the maximum number of persons along any seven foot 

market stall length is 7 then the circulation square 

footage at 7 sq. ft./person will be 49 sq. ft. and the 

subsequent width of circulation area between stalls will 

also be 7 feet. This figure will accomodate the estab

lished module. The circumferential space needed for 

circulation in the main floor area of the market place 

is derived from and based on the static arrangement of 

three stalls grouped together in 5 linear aisles to produce 

a minimum of 3,185 sq. ft. of circulation space. 

Given that the arrangement of stalls will be in a 

more dynamic pattern ,the circulation space is arbitra-

rilly increased by 15% to 3662 square feet. This brings 

the total of the main market floor to: 

Maximum leasable stall space 16,8 07 

Circulation area 3,662 

TOTAL 2 0,469 
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Specialty Shops 

The marketplace will also house specialty food shops 

of a more permanent nature. However, the market 

'building' itself is to be considered to envelope all 

the activities within and no separate distinction between 

types of tenants need to be architecturally acknowledged. 

The shops themselves are not to be considered enclosed 

or contained except in the sense that all market activities 

are simply covered or contained on the site. 

Floor Area/Shop: Max. 1,02 9 sq. ft. 

Number of Shops: 7 

Max. Total Floor 
Area: 7,203 sq. ft. 

The maximum occupancy for each shop including employees 

is 20 persons based on a 50 sq. ft./person based on the 

standing level of Service B, (see Appendix: Fruin's Level 

of Service Criteria) of 10 sq. ft./person and adjusting 

for the space required for presentation and display of 

merchandise. 

Service Areas 

The market place will have several service areas 

either for tenants or visitors or both. These include 

storage areas, public restrooms, kitchens, outddor seating, 

maintenance and mechanical space, and a market office. 

The storage areas will be a small collective storage 

space for tenant equipment (not merchandise) such as carts 
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and dollies, small portable appliances, etc. The 

storage space will have warehouse-type shelving and 

some employee lockers. Adjacent to this area will be a 

loading dock for delivery and removal of goods to and 

from the marketplace. 

Storage Floor Area: 490 sq. ft. 

Number of Units: 1 

Loading dock area: 98 sq. ft. 

TOTAL 538 sq. ft. 

The public restroom will be for staff, marketplace 

visitors and general public use. As such it should be 

available to the Riverwalk users at all times. The 

restrooms should be enclosed but allow for natural 

ventilation. Partitions and openings will be designed 

for a minimum use of doors even to the private stalls 

themselves. Adequate shelving and hooks will be provided 

for packages and apparel and a separate mirror area 

away from the lavatories will be provided. A diaper 

changing surface will be provided in the women's restroom, 

Adjacent to the restrooms there will be a public con

venience area with space for drinking fountains, one 

drink vending machine and public telephones. 

The Kitchen service areas will serve one shop or be 

shared by no more than two specialty food shops. These 

kitchens will be for the specific food preparation of a 
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shop and will be adjacent to the service area or counter 

of the shop. Kitchens should be enclosed for reasons of 

air-conditioning but may be visually open to the shop 

and/or marketplace. 

Kitchen Unit Floor Area: 343 sq. ft. 

Number of units: Max. 4 

Maximum total Floor Area: 1,3 72 sq. ft. 

Kitchens will have from 5 to 7 occupants (employees). 

Outdoor seating will be provided for the general public 

irrespective of patronage of the marketplace. The seating 

will view both the Riverwalk and some of the marketplace. 

The space will be partially covered and the rest will 

have shading devices attached to the tables. The space 

will be equally accessible to the marketplace and the 

Riverwalk but may be closed off from the market at closing 

time for security reasons. 

Unit Floor Area, Outdoor Seating: 1,029 sq. ft. 

Number of Units: 1 

Total Floor Area: 1,029 sq. ft. 

Occupancy of the outdoor seating will be around 

147 persons with 21 tables and 140 moveable seats. 

Maintenance and mechanical space will include a 

janitor's closet and control panels for the over-all 

marketplace mechanical systems. Since the marketplace 
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v.'ill not have an HVAC system, mechanical systems will be 

limited to general electrical lighting and hot water for 

the public restrooms. The janitor's closet will include 

space for storing cleaning supplies and maintenance equip

ment. 

Unit Floor Area for 
Janitorial Closet: 98 sq. ft. 

Number of Units: 1 

Unit Mechanical Floor 
Area: 49 sq. ft. 

Number of Units: 1 

TOTAL FLOOR AREA 14 7 sq. ft. 

Occupancy for this space will not exceed 3 persons at one 

time. 

The marketmanager's office is space for the person 

who oversees the daily activities of the marketplace. 

This is not a leasing or administrative office and does 

not require the support activities of a secretary or 

subordinate maganers. All the administrative offices will 

be housed off-site in the nearby buildings being conver

ted to commercial or business lease space (Karotkin 

Building). The market manager simply co-ordinates the 

support facilities and the general market employees' 

activities. 

Unit Office Floor Area: 98 sq. ft. 

Number of Units: 1 

Total Floor Area: 98 sq. ft. 
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Occupancy of the office will be 1 to 2 persons. 

The market manager's office will facilitate visibility 

of all parts of the marketplace. It will be enclosed 

for reasons of air-conditiong but will have operable 

windows. 
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SPACE SUMMARY FOOTNOTES 

Lawrence Garvin, Architectural Programming Booklet, 
Texas Tech University, Lubbock Texas, p. 57. 

2 
Appendix to the Downtown San Antonio Subarea Transpor

tation Improvement Study, 198 2 
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DETAILED SPACE LIST 

Each space in the detailed space list will be assigned 

a name and a space unit number for ease of identification. 

All spaces are derived from a forty-nine square foot 

module which is the seven by seven foot dimension of the 

smallest market stall or stand. Interior supports should 

be expected to relate to this module although not at every 

seven feet. 

Also given in the list is the number of like units, 

floor area per unit, total unit floor area, maximum occu

pancy, a functional description of the space, and any 

specific requirements pertaining to the construction, 

materials or systems within each space. 
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Space Name: 

Space Unit Number: 

Number of Units: 

Floor Area/Unit: 

Total Space Floor Area 

Occupancy: 

Marketplace - Tenant Unit 

01 

49 (maximum) 

343 s.f.(maximum) 

16,807 s.f.(max. leaseable) 

1-10 (1-3 are staff) 

Functional Description: 
Space for the display and selling of merchandise, 
mainly fresh food stuffs and some fast food or food 
stands. Stock storage facilities may or may not be 
located in the area. 

Specific Requirements: 

Walls/Partitions: 
Visibility to other spaces is the most important 
criteria. Walls and partitions are optional but 
should be low or transparent, and non-permanent. 
The units may be divided by circulation aisles. 

Floors: 
Hard, durable for easy maintenance and long life. 
Floors should be sloped towards drains and should 
be fast-drying, non-slip surface. 

Lighting: 
30 foot-candles for general lighting. 
50 foot-candles for display areas, 
daylighting. 

Furnishings: 
Display shelving, racks or tables. 
Optional small seating area in stall, food 
service equipment, register. 

Electrical: 
Receptacles in floor away from drains or in 
structural columns. 

Utilities: 
Cold water supply for every seven units. 
Portable gas where needed. 
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Space Name: 

Space Unit Number: 

Number of Units: 

Floor Area/Unit: 

Total Space Floor Area 

Occupancy: 

Marketplace: Storage-receiving 

02 

1 

490 s.f. 

490 s.f. 

0 

Functional Description: 
Small collective storage space for tenant equipment 
(not merchandise). Loading dock with storage for 
maintenane equipment and conveying vehicles (carts, 
dollies, etc.) 

Specific Requirements: 

Floors: 
No finish required. Durable with floor drains 
provided. Fast-drying, non-slip surface. 

Walls/Partitions: 
Durable, impact resistant. Area does not have 
to be screened from rest of market so walls are 
optional. Equipment storage may be caged. 

Lighting: 
15 foot candles is adequate. 

Furnishings: 
Carts and doilies. Warehouse type shelving. 

Electrical: 
Mechanical loading dock and/or door. 

Utilities: 
Cold water supply for clean-up. 
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Space Name: 

Space Unit Number: 

Number of Units: 

Floor Area/Unit: 

Total Space Floor Area 

Occupancy: 

Marketplace - Public Restrooms 

03-04 

2 

196 s.f. 

392 s.f. 

0-7 each 

Functional Description: 
Men's and women's restrooms for both staff and 
general public use. Should be open to Riverwalk 
at all times. 

Specific Requirements: 

Walls and partitions: 
Durable and easy maintenance materials. 
Acoustic and visual isolation necessary. 
Partitions should be designed for minimum 
use of doors. Handicap access important. 

Floors: 
Durable, easy maintenance and floor drainage 
required. 

Ventilation: 
Mechanical ventilation required 
1 air change every 4 minutes. 

Lighting: 
3 0 f.c. adequate 
Daylighting 
50 f.c. for night use-

Equipment: 
Men's restrooms: 

3 lavatories with mirror 
3 water closets 
2 urinals 
shelves for packages 

Women's restrooms 
3 lavatories with mirror 
5 water closets 
shelves for packages 
diaper changing surface 

Grooming area separate from lavatories 
Utilities: 

hot and cold water supply 
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Space Name: 

Space Unit Number: 

Number of Units: 

Floor Area/Unit: 

Total Space Floor Area 

Occupancy: 

Specialty Shop 

05 

1-4 

343 s.f 

1,372 s.f 

5 - 7 

Kitchen/ 
Service Area 

(maximum) 

(maximum) 

Functional Description: 
Food preparation area of shop. Service area is 
included but should be on periphery of this area. 
Two shops may share a kitchen. 

Specific Requirements: 

Walls: 
Durable, easy maintenance. Walls may or may not 
be visually isolated from the shop or market 
area. 

Floors: 
Durable, easy maintenance with floor drains. 
Non-slip mats may be used. 

HVAC: 
Air-conditioning is required as well as ventila
tors and exhaust fans with equipment. 

Lighting: 
50 f.c. adequate. Spotlighting of work tables. 

Equipment: Some or all of the following: 
Refrigerators and freezers (built-ins not required) 
Convection ovens 
Microwave ovens 
Gas or electric ranges (restaurant quality) 
Stainless steel sinks and work surfaces, racks 

and shelving. 
Surface appliances (all types) 
Storage cabinets or pantries. 

Electrical: 
Receptacles for 120 V, 220 V in appropriate places 
with respect to equipment. 

Life Safety: 
Sprinkler systems/fire extinguishers. 

Utilities: 
Hot and cold water supply. Natural gas supply. 
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Space Name: 

Space Unit Number: 

Number of Units: 

Floor Area/Unit: 

Total Space Floor Area: 

Occupancy: 

Specialty Shop 

06 

7 

1,029 s.f. (maximum) 

7,203 s.f. (maximum) 

20 

Functional Description: 

Space for display, demonstration, selling of mer
chandise. Space may or may not include indoor 
dining/seating or dining/seating may be shared 
with another space. 

Specific Requirements: 

Walls/Partitions: 
Permanent and enclosed for air conditioning 
purposes. Walls should provide maximum visibi
lity to market place, Riverwalk, outdoor or street 
areas. 

Floors: 
Attractive and resilient, wood or natural tile. 
Carpets not recommended. Water resistent. 

Lighting: 
30 f.c. adequate, 50 f.c. display lighting. 
Lighting in seating areas 15 f.c. 

Ventilation: 
Although enclosed, shops should be able to open 
up and should not be dependent on HVAC. 

HVAC 
Heating and cooling required, especially in eating 
areas. 

Furnishings: 
Shelves and racks for display, counter or bar area, 
tables and chairs for maximum seating of 15. 

Electrical: 
General electrical outlets, mostly around service 
counter area. 

Utilities: 
Drinking fountains. 
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Space Name: Marketplace - Outdoor Seating Area 

Space Unit Number: 07 

Number of Units: 1 

Floor Area/Unit: 1,029 

Total Space Floor Area: 1,029 

Occupancy 147 

Functional Description: 

Open-air seating for lounging, eating, people-watching, 
resting. Space is partially covered in case of rain. 

Specific Requirements: 

Floors: 
Exterior paving materials, level changes, 
drainage required. 

Partitions/Walls: 
Space should always be accessible and open to 
the Riverwalk, metal gates may be used if 
isolation from the marketplace is required at 
closing. 

Lighting: 
Outdoor street-type lighting throughout the 
space at night - 30 f.c. 

Furnishings: 
21 tables (varying from 2-8 seats) seating for 
14 0. Shading devices may be affixed to tables. 

Electrical: 
Outdoor outlets should be provided for electrical 
maintenance equipment or musical equipment. 

Utilities: 
Cold water supply for cleaning and landscaping 
purposes. 
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Space Name: 

Space Unit Number: 

Number of Units: 

Floor Area/Unit: 

Total Space Floor Area 

Occupancy: 

Marketplace - Janitor's Closet 

08 

1 

98 s.f. 

98 s.f. 

1-2 

Functional Description: 
Space for storage of mainenance equipment and 
cleaning supplies. May be shareu by shop tenants. 

Specific Requirements: 

Floors: 
Durable, with floor drain provided. 

Walls: 
Permanent and durable and visually isolating. 

Lighting: 
3 0 f.c. adequate. 

Furnishings: 
Janitor's sink; shelving. 

Electrical: 
Electrical receptacle for operating maintenance 
equipment. 

Ventilation: 
Grill should be provided in door. 

Utilities: 
Hot and cold water supply-
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Space Name: Marketplace-Bicycle parking and 

Food cart Storage. 

Space Unit Number: 09 

Number of Units: 1 

Floor Area/Unit: 1,029 

Total Space Floor Area: 1,029 
Occupancy: 21 bicycles, 50 food carts 

(shopping) 

Functional Description: 
Space for bicycle parking and storage, pick up of 
shopping carts. Public storage lockers may also 
be provided. 

Specific Requirements: 

Floors: 
No finish required, durable. 

Walls/Partitions: 
Open to marketplace and street entry. 
Openly visible at all times for security. 

Lighting: 

Very well lit for security-

Furnishings : 
Rails for shopping cart line-up with lockable 
gate on the end. 
Bicycle racks enough for 21 bikes. 
Storage lockers optional. 

Electrical: 
None 

Utilites: 
None 
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Space Name: 

Space Unit Number: 

Number of Units: 

Floor Area/Unit: 

Total Space Floor Area 

Occupancy: 

Marketplace - Public Convenience 

Area. 

10 

1 

49 s.f. 

49 s.f. 
0-4 

Functional Description: 

Space for public drinking fountains, drink vending 
machine and public telephones. 
Should be open to Riverwalk for general public use 
and should be adjacent or near public restrooms. 

Specific Requirements: 

Walls/Partitions: 
Partitions around vending machines. 

Floors: 
General outdoor paving material. 

Lighting: 
Very well lit for security at night. 

Furnishings: 
1 vending machine (drinks) 
3 public telephones 
3 drinking fountains. 

Electrical: 
Appropriate outlets for vending machine, drinking 
fountain. 
Telephone service line. 

Utilities: 
Cold water supply. 
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Space Name: 

Space Unit Number: 

Number of Units: 

Floor Area/Unit: 

Total Space Floor Area: 

Occupancy: 

Marketplace - Manager's Office 

11 

1 

98 s.f. 

98 s.f. 

1-2 

Functional Description: 

Office space for market operations manager. Other 
market offices located in adjacent buildings near 
the site. Manager oversees daily activities of 
marketplace. Not a leasing office. 

Specific Requirements: 

Floors: 
Durable, for easy maintenance. 

Walls/Partitions: 
Maximum visibility to all marketplace activities. 
Should be enclosed but with option for openings 
(windows). 

Lighting: 
30 f.c. adequate. 

Furnishings: 
General office furniture, desk, chair, filing cabinet 

Electrical: 
general outlets. 

HVAC 
heating and air conditioning required 

Utilities: 
telephone. Optional computer terminal 
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COST ANALYSIS 

Building cost for the marketplace in San Antonio are 

arrived at by utilitzing average building cost for four 

building types from three different sources. After 

adding sitework and adjusting for site location, the 

building costs were escalated by 8% per year to the 1986 

projected construction cost. Professional fees are added 

to the total gross building cost to get total project 

budget. The yearly end-of-period payment is for an interest 

rate of 12% for an estimated number of years for payment. 

Land cost is not included as the site is currently owned 

by the developer. 
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Cost Analysis # 1 

Using the 1983 Means Square Foot Cost by the unit 

costing method: 

a) The unit cost for a warehouse and a supermarket, 

less the HVAC costs are averaged together to get a 

single unit cost not including site work. 

Warehouse $31.07/s.f. 

Supermarket $34.20/s.f. 

$65.27/s.f. 

i 2 

$32.27/s.f. 

b) The unit cost for a restaurant and a retail store are 

averaged the same as above (a). 

Restaurant $66.05/s.f. 

Retail Store $38.90/s.f. 

$104.95/s.f, 

-̂  2 

$52.47/s.f, 

c) The supermarket/v;arehouse figure is multiplied by 60% 

(the percentage of the total building area) and the 

restaurant retail store is multiplied by 40%. The two 

are totaled. 

$32.63/s.f. X 60% = 19.58 

$52.47/s.f. X 40% = 20.99 

$40.57/s.f. 
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d) Sitework is estimated in the highest range at 30% 

of the total building cost. (Source: Problem Seeking) 

$40.57/s.f. X 30% = $12.17/s.f. 

$40.57/s.f. 

$52.74/s.f 

e) The total ($52.74/s.f.) is multiplied by the location 

factor for San Antonio, Texas. 

$52.74/s.f. X 92% = $48.52/s.f. 

f) This total ($48.52/s.f.) is escalated to 1986 dollars 

which is the estimated mid-construction point of the 

project. At an estimated 8% increase per year from 

1983 dollars the 1986 cost will be: 

$61.08/s.f. gross building cost. 
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Cost Analysis # 2 

Using Means Systems Cost,1983 and unit costing methods. 

a) This chart allows the use of los, medium and high unit 

cost for each building type. Restaurants and retail 

stores again are averaged to get a single unit cost, 

however, the restaurant category will be low as these 

are not full-fledged formal restaurants. They have 

small seating areas or none at all (relying on common 

out-door eating spaces in the market) and small, 

uncomplicated kitchens. As retail stores, though, 

they are in the high range as materials used will be 

better than average. Again, site work is not included. 

Restaurant (low) $55.90/s.f. 

Retail store (high) $45.90/s.f. 

$101.80 S.f, 

•̂  2 

$50.90/s.f, 

b) Supermarkets and warehouses are averaged together to 

get a unit cost for the outdoor market section of the 

building. Since this is an open-ari market, HVAC costs 

will be excluded in both. Supermarket will use the 

low category as it is not a full-fledged modern super

market. The warehouse will use the high category as 

it will use better than average warehouse materials to 

be built. 

Supermarket (low) $29.40/s.f. 

-1.66 HVAC 

$27.74/s.f. 

Warehouse (high) $34.90/s.f. 
-12.39 HVAC & site work 
$27.44/s.f. 

$27.74 + $27.44 ==$54.25 -r 2 = $27.13/s.f. 
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c) The retail store/restaurant gifure is multiplied by 

40% (representing the percentage of the total building 

area) and the supermarket warehouse is multiplied by 

60%. 

$ 50.90/s.f. X 40% = $20.36 

$ 27.13/s.f. X 60% = $16.28 

$36.64/s.f. 

d) Sitework is estimated in the highest range at 30% 

of the building cost (Source: Problem seeking). 

$ 36.64/s.f. X 30% = $10.99 

$36.64 

$47.63 

e) The total $47.63/s.f. is multiplied by the location 

factor for San Antonio, Texas. 

$ 47-63/s.f. X 92% = $ 43.82/s.f. 

f) This total ($43.82/s.f.) is escalated to 1986 dollars 

which is the estimated mid-point of project construction. 

At an estimated 8% in crease per year for 3 years, the 

1986 cost of construction will be: 

$ 55.20/s.f. 
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Cost Analysis # 3 

Using Building Cost Manual, 1981 (Square Foot cost for 
Residential, Commercial, Industrial, Agricultural and 
Military Structures, ed. Mary Mosell, Craftsman Book, Co., 
Solana Beach, CA.,) 1980. 

Warehouse 50,000 s.f. $ 17.28/s.f. 
(best quality) 

Supermarket 50,000 s.f. $ 21.76/s.f. 
(low quality) 

$39.04 
•r 2 

$19.52 s.f. 

Urban Store 3,000 s.f. $55.83/s.f. 
(best quality) 

Restaurant 3,400 s.f. $66.42/s.f. 
(best & good) 

$122.25 
t 2 

$ 61.12/s.f. 

$19.52 X 60% = $11.17 

61.12 X 40% = 24.45 

$35-62/s.f. 
+ 30% site work 

$46.30/s.f. 
X .85 location factor for San Antonio 

$39.35 (1981) 
X 8% per year 

P 

$57.74 (1986) 

Averaging the three total unit costs found in the 
receeding pages, the total gross building cost is: 

$ 61.08/s.f. 
$ 55.20/s.f. 
$ 57.74/s.f. 

$ 174.02 -r 3 = $58.01/ s.f. 
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To find the rent per square foot before profit: 

Total gross area 34,300 s.f. 

Gross building cost $ 58.01/s.f. 

$1,989,743.00 

Professional fees 
and other costs (6%) 119,384.00 

$2,109,127.00 

Yearly-End of Period 
Payment (12% for a 
10 year loan). 536,575.48 per year 

Gross leasable area 25,382 

Rent per square foot before 
profit in San Antonio, TX. $21.14/s.f./year 

Although the building cost for the San Antonio 

marketplace ($58.01/s.f.) may seem low compared to 

Harborplace (92/sg.ft.-1986), this market is on a 

much smaller scale, building costs in the area are less 

expensive than in Baltimore. The San Antonio market 

will use more economical building materials, and land 

costs have not been included in the calculations. If 

the profits are near the order of those cited in the case 

studies (see Appendix A ) , the building should pay for 

itself very quickly. Also the San Antonio market will 

be more open-planned than Harborplace which more closely 

resembles a conventional shopping mall. Fannueil Hall 

cannot be compared because much of the cost in this case 
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COST ANALYSIS FOOTNOTES 

Mildred F. Schmertz, "Faneuil Hall Marketplace," 
Architectural Record, December, 1977, p. 127. 

2 

3 

Ibid, p. 127. 

Ibid, p. 127. 

McGuinness, W., Stein., B., and Reynolds, J, 
Mechanical and Electrical Equipment for Buildings, 6th Ed 
New York: John Wiley and Sons, 1980, p. 768. 
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APPENDIX 



Some of the original pushcart vendors are now permanent 

tenants. As in the beginning "...there was no certainty as 

to who the tenants would be and there for what the attrac-

tion would be..." The ambiance is informal. "The family 

wants to feel at home in the marketplace, not to be 

overwhelmed,...To achieve that feeling. Rouse avoids 

monumental architecture, formality, and over-elegant 

materials. His centers are attractive but unselfconscious 

places that invite a dense and vibrant intermingling of 

activities—shopping, eating, sitting, watching. The 

trick in all this is to achieve a disciplined harmony 

among myriad details such as landscaping, benches, foun-
7 

tains, courts, lights, banners, and graphics." 

Costs of remodeling the old buildings came to between 

$65 and $75 per leasable square foot. According to Jane 

Thompson, "the cost to Rouse was about 10 percent higher 
Q 

than in a large shopping center." This, in addition to 

the fact that there were no major tenants at the outset 

(none were sought), only small shops in greater numbers 

make the unit cost of the project seem exhorbitant. But 

since the tenants are charged rent based upon a percentage 

of their sales (and they are doing quite well), the 

development company is getting back its investment at a 

rate of 200 percent above what is normal for a typical 
Q 

suburban shopping center. In other words, it paid off to 
risk the initially higher cost of redevelopment. 
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APPENDIX A 

CASE STUDIES 



FANEUIL HALL MARKETPLACE, BOSTON 

Faneuil Hall is an example of the grand arcade type 

of market place. The marketplace is made up of four 

renovated market buildings which were existing on Boston 

Harbor. These buildings are Faneuil Hall, Quincy, North 

Market and South Market, the names of the four buildings. 

The Marketplace is different from Harborplace in that it 

was a renovation of existing buildings on the site. 

Originally built in 1743 and rebuilt after a fire 

in 1763, they were then enlarged to three times their 

original size in 1806. The buildings are located on a 

6-acre site in the heart of Boston. The markets were 

originally built as the Boston Food and Wholesale District 

and remained as such until the early 1960's when they 

were condemned and in danger of being demolished. By 1966, 

two members of the Society for the Preservation of New 

England Antiquities and Architectural Heritage, Inc. were 

commissioned by the Boston Redevelopment Authority (BRA) 

to do a study on the preservation and redevelopment of 

the marketplace. This completed study led to an HUD 

Grant of $2 million to the city of Boston tov;ard rehabi-

2 

litation costs. Benjamin and Jane Thompson submitted a 

proposal for the redevelopment of the marketplace and in 

1974 were joined by the Rouse Company (developers) as the 

development team chosen by the BRA to design the project. 
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Opening day for the Marketplace (in late summer, 1976) 

coincided with the 150th anniversary of the original water

front marketplace. The market was an immediate success as 

predicted by Rouse who was "impressed with the development 

of the waterfront, the proposed new $3.5 million park, the 

nearby mercantile building and financial district and the 
3 

nearness of City Hall." Indeed, the marketplace is located 

between the $125 million waterfront redevelopment project 

and the new $230 million government center in the heart of 

downtown Boston. The location was a choice one for a 

market place as there was not much shopping or food pur

chasing opportunities in the area but it was very near the 

business, government, recreational (water front) and tourist 

areas. 

The streets between the four three-block long buildings 

have been converted to pedestrian areas with trees, glass 

canopies and street furniture. A public park runs the length 

of the market place (along the waterfront). Since the 

streets and market buildings run perpendicular into the park 

the problem of blocking views to the harbor (as in Harbor

place) was not a problem at all. The buildings themselves 

have 100 columns on the ground floor colonnade. Glass 

shelters replace the original canvas awnings (which has 

proved troublesome as they block the breezes). There are 

large granite openings, a rotunda, and a magnificent 

copper dome. 
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Thompson (the architect) and Rouse (the developer) 

both agreed that the buildings shouldn't be idealized 

in a historical sense. They merely believe in "valid 

continuity" and "genuineness". "The market should be 

neither 'historic' or 'modern' but simply the genuine 

continuation of a special place in city life growing 

tastefully out of genuine urban commerce and answering 
4 

human needs." 

The real food market of the marketplace is separated 

from the other more pricey shops and boutiques (as in 

Harborplace) and has a distinct character. The market 

attracts all types of people; tourists, business workers, 

nearby residents, and people from the nearby park. 

The marketplace contains 150 commercial tenants of 

which 60 percent sell food. Office space is leased in 

the third level of all of the buildings. The market place 

has ten million visitors per year, about a quarter of 

these are tourists. There are about 300,000 office 

5 workers withm a twenty minute walk. 

In all, the marketplace's four buildings contain 

400,000 square feet of leasable space. Shops undefined 

by walls line the center aisles of the buildings while 

glass sheds on the exterior aid the open, transparent 

indoor/outdoor nature of the market. In addition to the 

permanent shops or stores there are 43 push-cart vendors. 
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HARBORPLACE, BALTIMORE, MARYLAND 

Baltimore has for many years been working to revive 

its downtown business center (near the harbor). Current 

plans for the entire area predict an ultimate cost of 

about $1.25 billion. The city's goal has been that of 

providing a focus with which to unify the downtown. This 

goal was realized by the building of Harborplace, two new 

pavillions on the waterside which form a traditional market

place and shopping place adding a new vitality to the city. 

In both form and scale, the two newly constructed 

pavillions (there was no renovation of old structures) are 

'similar" to the original wharf buildings which previously 

occupied the site. By this technique the market evokes 

the past while remaining modern. The intersecting porticos 

provide transparency by allowing both views of the interior 

as well as the harbor on the other side. It was important 

that the buildings have no fronts or backs because it is 

in between the harbor and the city, thus the pavillion 

style. Problems of goods access and refuse removal therefore 

have to be carefully considered and some problems still 

remain. 

"The northern pavillion has a narrow central corridor 

that widens where it meets the vertical circulation inside 

the porticos. The purpose is both social and commercial--

to bring people close to each other and the merchandise." 
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This pavillion houses specialty shops and some of the more 

pricey restaurants and cafes. 

The western pavillion houses mostly food: fast food 

stands, kiosks, markets of produce, fish and meat, food 

specialty shops (such as cheese and herbs) and a few 

informal restaurants. It is more open in plan than the 

northern pavillion. This is in keeping with the historic 

examples of bazaars and souks where the amenities or 

trades are grouped together—each section having its 

distinct atmosphere or ambience. 

The complex as a whole consists of two glass pavillions 

each forty feet in height with two levels of shopping. 

They are of concrete construction with steel roof framing. 

The exposed exterior metal roof suggests markets of old. 

The high sloping roofs of the main buildings conceal the 

mechanical equipment. Brick paved courts surrounding both 

buildings provide the exciting street life and the frequent 

occurrence of impromptu entertainment. 

The $18 million development consists of 145,000 square 

feet of enclosed space. There are 45 specialty shops, 12 

restaurants or cafes, 20 market or specialty food stores, 

25 small eating places or stands, and 30 to 40 pushcarts 

and street vendors; 140 merchandizing operations in all. 

Harborplace was designed by architect Benjamin Thompson 

and built by James Rouse, the same team who is responsible 

for Faneuil Hall Marketplace in Boston. Like Faneuil Hall, 
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Harborplace was an instant commercial and social success 

for the people of Baltimore. It has become the major 

cultural and recreational facility in the city. And 

that is precisely what the city needed. 
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GRANVILLE ISLAND PUBLIC MARKET, VANCOUVER, CANADA 

Granville Island was a man-made island industrial 

complex which is being recycled into a shopping complex. 

The Granville Island Public Market was one of the first 

of the numerous industrial buildings of the now defunct 

industrial park to be recycled. "Granville Island offers 

a unique shopping, dining and entertainment experience in 

a rejuvenated industrial setting closely tied to Vancouver's 

historical development." 

Originally a sand bar in a saltwater inlet called 

False Creek, the site was "made into an island in 1913 

and slated for industrial development...but by the 1960's 

Granville Island had sunk to a level of economic stagna-

12 tion that made it ripe for development." In 1973, the 

Canada Mortgage and Housing Corporation (CMHC), equivalent 

to HUD, declared the site a public place and assumed its 

management. They commissioned a study to be done to set 

guidelines for the redevelopment. By 1976 the Granville 

Island Trust was created as the administrative body to 

direct any redevelopment. Norman Hotson Architects pre

pared an urban design for the island. The architects still 

act as coordinators for the overall plan and review any 

new projects proposed. 

"Since the opening of the Public Market in 1979 and 

its phenomenal success, a number of structures have been 
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rehabilitated and guidelines have been set to maintain the 

buildings' industrial character by retaining the typical 

heavy timber and wood-frame structural elements, exposing 

ductwork, using multipaned industrial windows..." 

The original.industrial colors and materials are used if 

known, and most of the building required substantial re

building in order to be brought up to code standards. 

In a recent article by Sally Woodbridge, she says: 

"By now we are all familiar with the 

nostalgic appeal of recycled industrial 

areas. We have advanced from the puri

tanical position that such places have 

to be denatured to be appealing to what 

might be called the romance of reality, 

as represented by the Granville Island 

plan. One of its imperatives was to 

keep the existing industries in operation. 

Whether the increasing need for reality 

is a simple swinging of the pendulum 

away from Disneyland or a genuine appre

ciation of diversity is as yet hard to 

determine. In any case, being on Gran

ville Island and seeing the trucks in the 

yard of the cement company or the piles 

of hand-forged chains in the factory 

yard feels good. It feels even better 

to survey this gritty reality while 
^ „14 savoring a warm croissant. 

She continues: 

"...the serendipitous charm of the island 
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depended in no small measure on the 

random siting of buildings which in 

turn created spaces that matched their 

motleyness. The absence of sidewalks 

curbs, gutters, and other standard 

boundary markers permitted streets to 

have the appearance of pedestrian 

spaces into which cars were allowed 

to intrude. The feeling of a free 

circulation zone was reinforced by the 

use of a continuous surface material, 

interlocking concrete blocks set in 

sand," 

The public market itself was redesigned by Norman 

Hotson Architects creating a new market floor, small 

mezzanine shops, and outdoor sales area for a total of 

46,500 square feet of enclosed space. The total cost 

of the project was $1,200,000 in 1978 dollars. Because 

there is only one bridge and very little parking the 

success of the market has proved a trouble-some traffic 

problem which has yet to be solved. 
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CASE STUDIES: SUMMARY 

Of the case studies cited two of them, Faneuil Hall 

and Harborplace, are urban in character. All three are 

closely related to the culture and history of the city in 

which they exist. All the case studies are on waterfronts 

as were a great many of the marketplaces researched but 

not presented in this study. Both in Boston and in 

Baltimore the marketplaces were specifically designed to 

give new life to the urban center into which they were 

carefully planned. 

In the cases of Faneuil Hall and Granville Public 

Market, historic structures were not only utilized but 

returned to their original function. At Harborplace, 

the site itself is the historic birthplace of the city and 

the new market buildings were carefully designed to make 

reference to the original wharf type buildings on the 

waterfront. All three of the markets involve much larger 

user groups that the immediate surrounding neighborhood 

population including downtown business population, suburb

anites and a large number of tourists. 

All three of the markets cited strived to create and 

maintain a festive, vibrant and unique atmosphere for 

people to gather, to mingle and to shop. 
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APPENDIX B 

FRUIN'S LEVEL OF SERVICE CRITERIA 



LEVELS OF SERVICE ON WALKWAYS 

LEVEL OF SERVICE A 

Average Pedestrian Space 
Allocation: 

At least 40 square feet 
per pedestrian. 

Average Flow Rate: 

6 Pedestrians per minute 
per foot of effective 
walkway width. 

At walkway level of ser
vice A, sufficient area is 
provided for pedestrians to 
freely select their own 
walking speed, to bypass 
slower pedestrians, and to 
avoid crossing conflicts 
with others. 

LEVEL OF SERVICE B 

Average Pedestrian Space 
Allocation: 

24-40 feet per pedestrian 

Average Flow Rate: 

6-10 pedestrians per 
minute per foot 
effective walkway 
width 

At walkway level of service 
B, sufficient space is avail
able to select normal walking 
speed, and to bypss other 
pedestrians in primarily one-
directional flows. Where re
verse direction or pedestrian 
crossing movements exist, 
minor conflicts will occur, 
slightly lowering mean pedes
trian speeds and potential 
volume. 

\ A— •H® 
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LEVEL OF SERVICE C 

Average Pedestrian Space 
Allocation: 

16-24 feet per pedestrian 

Average Flow Rate: 

10-14 pedestrians per 
minute per foot effective 
walkway width 

At walkway level of ser
vice C, freedom to select 
individual waking speed and 
freely pass other pedestrians 
is restricted. Where pedes
trian cross movements, re
verse flows exist, there is 
a high probability of con
flict requiring frequent 
adjustments of speed and di
rection to avoid contact. 
Designs consistent with this 
level of service would repre
sent reasonably fluid flow; 
however, considerable friction 
and interaction between pe
destrians is likely to occur, 
particularly in multi-direc
tional flow situations. 

© 
I 
I 
I 
I 
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LEVEL OF SERVICE D 

Average Pedestrian Space 
llocation: 

11-16 feet per pedestrian 

Average Flow Rate: 

14-18 pedestrians per min
ute per foot effective 
walkway width. 

At walkway level of ser
vice D, the majority of persons 
would have their normal walk
ing speeds restricted and 
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LEVEL OF SERVICE D (cont) 

reduced, due to difficulties 
in bypassing slower-moving 
pedestrians and avoiding 
conflicts. Pedestrians in
volved in reverse-flow and 
crossing movements would be 
severly restricted with the 
occurrence of multiple con
flicts with others. De
signs at this level of 
service would be repre
sentative of the most crow
ded public areas, where it 
is necessary to continually 
alter walking stride and di
rection to maintain reason
able forward progress. At 
this level of service den
sity there is some proba
bility of intermittently 
reaching critical density 
causing momentary stoppage 
of flow. 

LEVEL OF SERVICE E 

Average Pedestrian Space 
Allocation: 

6-11 feet per pedestrian 

Average Flow Rate: 

18-25 ped/min./ft. 
effective walkway width. 

At walkway level of ser
vice E, virtually all pedes
trians would have their nor
mal walking speeds restric
ted, requiring frequent adjus
tments of gait. At the lower 
end of the range, forward 
progress would only be made 
by shuffling. Insufficient 
area would be available to 
bypass slower-moving pedes--
trians. Extreme difficulties 

lf^ ® 
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LEVEL OF SERVICE E (cont) 

would be experienced by pe
destrians attempting reverse 
flow and cross-flow movements 
The design volume approaches 
the maximum attainable capa
city of the walkway, with 
resulting frequent stoppages 
and interruptions of flow. 

LEVEL OF SERVICE F 

Average Pedestrian Space 
Allocation: 

Less than 6 feet per 
pedestrian. 

Average Flow Rate: 

Variable, less than 
25 ped./min./ft. 
effective walkway width. 

At walkway level of ser
vice F, all pedestrian walk
ing speeds are extremely 
restricted, and forward pro
gress can only be made by 
shuffling. There would be 
frequent, unavoidable contact 
with other pedestrians, and 
reverse or crossing movements 
would be virtually impossible. 
Traffic flow would be sporadic, 
with forward progress based 
on the movement of those in 
front. This level of service 
is representative of a loss 
of control, and a complete 
breakdown in traffic flow. 
Pedestrian areas below 5 sq. 
ft. are more representative 
of queuing, rather than a 
traffic-flow situation, and 
this level of service is 
not recommended for walkway 
design. 

- ^ ̂
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STANDING LEVELS OF SERVICE 

LEVEL OF SERVICE A 

Average Pedestrian Area 
Occupancy: 

13 sq. ft./person or more 

Average Inter-person spacing 

4 ft or more 

Description: Standing and 
free circulation through the 
Queuing area is possible 
without disturbing others 
within the crueue. 

LEVEL OF SERVICE B 

Average Pedestrian Area 
Occupancy: 

10-13 sq.ft./person 

Average Inter-person spacing 

3.5-4.0 ft. 

Description: standing and 
partially restricted circu
lation to avoid disturbing 
others within the queue is 
possible. 

LEVEL OF SERVICE C 

Average Pedestrian Area 
Occupancy: 

7-10 sq. ft./person 

Average Inter-person spacing: 

3.0-3.5 ft. 

Description: Standing and 
restricted circulation 
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LEVEL OF SERVICE C (cont) 

through the queuing area by 
disturbing others within the 
queue is possible, this den
sity is within the range of 
personal comfort. 

LEVEL OF SERVICE D 

Average Pedestrian Area 
Occupancy: 

3-7 sq. ft./person. 

Average Inter-person Spacing: 

2-3 ft. 

Description: standing with
out touching is possible; 
circulation is severly res
tricted within the queue and 
forward movement is only 
possible as a group; long 
term waiting at this den
sity is discomforting. 

LEVEL OF SERVICE E 

Average Pedestrian Area 
Occupancy: 

2-3 sq. ft./person 

Average Inter-person Spacing; 

2 ft. or less 

Description: standing in 
physical contact with others 
is unavoidable; circulation 
within the queue is not pos
sible; queuing at this den
sity can only be sustained 
for a short period without 
serious discomfort. 
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LEVEL OF SERVICE F 

Average Pedestrian Area 
Occupancy: 

2 sq. ft./person or less 

Average Inter-person Spacing: 

Close contact with persons 

Description: Virtually all 
persons within the queue are 
standing in direct physical 
contact with those surround
ing them; this density is 
extremely discomforting; no 
movement is possible within 
the queue; the potential for 
panic exists in large crowds 
at this density. 
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THESIS DOCUMENTAION 

This documentation is presented to inform the reader 

of the major changes the project has taken since the pro 

gramming stage and to relate the design progression and 

evolution as it relates to theintroduction of new qualities 

and elements leading to the final design. Many of these 

changes will be mare easily related in the description of 

the project provided in the slide commentary-

Overall there were two major changes in the project. 

First, that a different site was chosen, one that is ad 

jacent to the original site and also along the riverwalk. 

This was due to new information gathered after the pro

gramming phase was complete which indicated that the city 

of San Antonio has approved a proposal for a pedestrian 

mall along Houston street ( two blocks to the north of 

both sites ) with a branch extending down Presa street to 

the intersection of Presa and Crockett. Also the new site 

has more river frontage as well as more area the the orig

inal site. These and other factors which came to light 

during the preliminary design phase were the reason the 

site location was changed. 

The second major departure from the programmed market 

was the change form the preconceived idea of the marketplace 

as one all-inclusive building ( as it was programmed ) into 

a set of smaller components in a park-like setting. 

All of these progressions can be clearly illustrated 

by the following slides of the projest both in the prelim

inary design stages and in the final design. 



Description of Slides 

Slides 1-5 These slides illustrate the charac

ter of the site along the riverwalk; the vegetation and 

building materials already in place. In slide 2 the river 

walk is above the river at 15 feet or the street level. 

This is to be lowered to river level. 

Slide 4 This slide illustrates the site change, 

the brown is the original programmed site and the pink is 

the new site chosen for the design. Since the sites are 

so close to each other the great majority of the site infor

mation in the program remains valid. 

Slide 5 This shows the street access to site 

from the west side at the Crockett street T-intersection. 

Slide 6 This view shows the site as it exists, 

a parking lot. Crockett street is still to be closed for 

traffic as programmed earlier. 

Slide 7 This shows one of the preliminary 

access studies used to define the major entry/exit points 

on the site. Pedestrian access is the most important as 

pect of the access studies. 

Slide 8 This is one of the site studies to 

define the zones of activities of the site as well as some 

access points. 

Slide 9 This is another site study showing the 

struggle with the long street boundries which complicated 

the design from early on. The use of ramps then landscaped 

indentations from the street were later employed to lessen 

this boundry effect. 



Slide 10 The slide illustrates the single 

building preconception beginning to be abandoned in favor 

of a lighter more open encolsure creating outdoor plazas 

and open spaces. The building itself, however, still de

fines the outdoor spaces. 

Slide 11 This elevation sketch represents the 

beginning of a grid pattern of a grand open building. 

Slide 12 § 15 These sketches begin the bucolic image 

of the market place forms with shed type roofs and arcade 

type openings and circulation areas. 

Slide 14 This plan shows the beginning concept 

of separate pavilions. In the plan they are grouped into 

four with circulation spaces in between. Each set of four 

could be considered a whole separate pavilion itself. 

Slide 15 In this plan the pavilions are com

pletely separate sheltered areas with large landscaped 

spaces between them. This is the beginning of the markets 

open concept as 'park' setting . 

Slide 16 These sketches are very close to the 

final pavilion forms. The pavilions themselves have become 

light wood structures with canvas awnings and wood lattice 

trellises surrounding a core covered by wood vaults. 

Slide 17 This is the final configuration of the 

pavilions. They are now joined to form a large, light 

semi-sheltered area on the entire lower level of the market. 

Slides 18 ^ 19 These are space utilization studies 

Q£ ,j-}̂e market pavilions. Both of the slides suggest a 

very f̂ ®® ^̂ "̂  flexible arrangement of market stalls, dis-

p-|̂gys and circulation which could adapt to many different 

activities. 



Slide 20 This axonometric show the structure 

and mechanics of the individual market pavilion. Major 

features are the canvas awnings and the rolling metal grille 

screen to secure market furniture whn not in use. 

Slide 21 This section of the speciality shop 

show s its spatial qualities to be similar to the wooden 

pavilions. Although the structure is of stone, the mat

erial is limited to the corners of the octagonal shape 

leaving openings for glass or wood louvered panels. The 

metal roof is supported by a wood truss system. 

Slide 22 ^ 25 These show the overall site develop 

ment of the model. The blue rooftops are the upper level 

speciality shops and the brown rooftops with the colored 

awnings are the market pavillions on the lower level. Cir

culation from the riverwalk goes through the marketplace. 

Slide 24 This is the market vehicle parking 

lot and loading area on the south side of the speciality 

shops and off of an east/west alley. 

Slide 25 These are plans of the bulk foods 

shop and of the two-level public restrooms. The restrooms 

themselves are near the center of the site and are designed 

for maximum openess, convenience, and safety. 

Slide 26 This is the overall graphic present 

tion o£ the final project. The site section on the bottom 

shows the level changes of the site and is the same scale 

as the model. 

SlĴ de__2J7 This perspective sketch of the coffee 

shop illustrates the open nature of many of the shops. 



Ŝ lide 2 8 This scene from the model shows the 

northeast entrance to the site form the street level along 

Presa street at the intersection of Crockett. It also 

represents relief from the long narrow sidewalk border on 

the east length of the site. 

Slide 29 This is a scene of the western river 

walk access after coming form under the Navarro bridge. 

Slide 50 This slide shows the covered bustop 

and two-wheeled vehicle parking areas along with the stair 

access to the lower level of the marketplace. 

Slide 51 This is a view of the pavilion roof 

tops with thier brightly colored awnings and post lighting. 

Note the interesting play of the shadows created by the 

flat trellises and vaults. 

Slide 52 This slide shows the central shopping 

plaza with the restrooms and ramp encolsing a rest garden 

and fountain. A bridge arm extending to the retrooms in the 

lower right completes the encircling of the rest garden. 

Slide 55 This slide shows the riverwalk boat 

deck and the east riverwalk entrance to the market. 

Slide 54 This is a closeup of the east river-

wa Ik level entrance 

Slide 55 This slide shows the northeastern ac 

cess at both the street and river levels near the Presa 

street bridge. 


