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Above the third floor arch is a freestanding sculptural group, 
described thus in an entry in the building manager's manual: 

Over the main (Commerce Street) entrance is a sculptural group, 
which is about twenty feet wide, the right-hand side of which 
represents the new-born industries, holding the lamp of intel
ligence. Gear wheels and mechanical assessories symbolize power 
which that golden flow of oil has made possible. 

The left-hand side of the group stands for Commerce. The female 
figure here with the winged hat of Mercury represents progress and 
speed and she is telling her people, who were represented by the 
child holding "the world", or winged ball, to spread the products 
of Texas all over the world. 

The cartouche in the center is enriched with the Magnolia. The 
laurel wreaths that surround this cartouche are the conventionalized 
treatment symbolic of enterprise, recompense to the workers and 
profit for effort expended, and the entire group is under the 
American Eagle, which stands for the national protection of the 
United States. This was made by Ulysses Ricci. 

Magnolia Building 



To my fami ly 



Main Street USA: Main Street should be considered .... as 
a single entity. The street must develop a sense of place, 
and not merely passage. 

Daralice Donkervoet, 
"Main Street vs. Main Street?" 

Architectural Student Journal, Fall 1979. 

Main Street, Dallas, 1979, 
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I like boring things. 

Andy Warhol 
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I feel very strongly that programming ±s_ design. A 
complete program does much to form design decisions. 
Therefore, the topic heading above (The Design Process), 
which implies the separation of programming and design 
is a misleading ....one. 

Herbert McLaughlin 
Facility Prograimning. 



I don't believe in need as a force at all. Need 
is a current, everyday affair: but desire - that is 
something else again. Desire is the forerunner of 
a new need. It is the yet not stated, the yet not 
made which motivates. 

When you have all the answers about a building be
fore you start building it, your answers are not 
true. The building gives you answers as it grows 
and becomes itself. 

Louis Kahn 



I 
Introduction 
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THE MAGNOLIA MXD is a program for a major urban 
mijced-use development in downtown Dallas. Ultimately, 
through a collaboration of public and private interests, 
it strives to achieve a program which will give the 
users a renewed sense of the possibilities of urban 
life and environment. 

MXD is a pseudonym for mixed-use d^evelopment. 
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PURPOSE OF THE STUDY 

Dallas is a youthful city that has always looked to the 
future - a city constantly rushing forward in search of it
self. It does not possess the historic tradition of cities 
such as New Orleans, Charleston, Boston, or Philadelphia. 
Over the years much of what could be considered distinctive 
has been lost. Still there are elements - landmarks to a 
frontier city's growth, landmarks to a different style of 
living and landmarks of architectural distinction - worthy 
of preservation, both for their historical value and for what 
they can add to the modern city. 

The energy crisis, the environmental movement, the phenomenal 
growth of the Southwest, the influx of people from older 
portions of the country have made Dallas increasingly aware 
of the need to comprehensively plan its future in a way 
dramatically different from the past. There is an increasing 
awareness that Dallas' citizens cannot write-off downtown 
and cannot allow its inner city follow the same deteriorating 
trend as in other older cities. The city itself, its' conservation, 
has become a new concern for the community. 

Environmental quality is closely related to quality of life 
and public response and commitment are essential to solve 
diverse environmental problems. A comprehensive approach 
becomes the only way to respond to wide-ranging urban problems, 
and it is the combined effects of a ntimber of interrelated 
measures which provide solutions to a cluster of specific 
problems. When downtown revitalization is tied to historic 
preservation and urban conservation it is possible to save 
the past and make it serve the present such that unused 
resources become new assets, recycled structures enrich 
the sometimes sterile downtown environment. 
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From the moment this project began it has continuously 
broadened in scope. It has come to include a whole range 
of activities affecting all aspects of urban life - protecting 
the cultural heritage, conserving urban resources, and 
revitalizing an area of downtown. Much of its' concern 
transcends architectural concerns. A more appropriate ter
minology for such wide ranging activities might include 
urban design, conservation and revitalization. As an 
exercise in urban design it focuses on all aspects of envir
onmental quality - from the sociology of the street to the 
economic viability of downtown; from creating new urban spaces 
to strengthening a sense of identity and "place". 

The character of Dallas as a habitable place depends upon the 
way it continues to recognize the past and look toward the 
future. Past, present, and future can be made to mutually 
serve, support, and enhance one another through effective 
conservation and sensitive design. 

An objective of the program is to provide an example of 
a place where cooperative effort builds in a way 
which enhance its environment for all life, where young 
can play in safety and old can live in security, where 
working parents do not have to drive an hour a day in order 
to reach work, and where the amenities of downtown are 
readily available to all. Design strategies are sought 
which can take advantage of the climate, the surrounding 
activity, and amenities, and which can provide for the 
further enhancement of these resources. 

Change is the only thing constant in the environment and 
the city. Through change, a city is provided the opportunity 
for growth and adjustment. As Dallas plans for future change, 
the City must recognize the value of continuity and stability. 
The community where a balance is achieved between change and 
stability is likely to promote meaningful change and growth 
for its area, distinctive form for its city, and the most 
satisfying life for its citizens. And how one particular 
project plays a part in this is what this endeavor is all about; 
its' purpose, if you like. 

The product of this research is the programming of activities 
and spaces and, ultimately, an architectural scheme. 
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BACKGROUND / SELECTION OF THE PROJECT 

This project, as it is presently defined, is the end 
result of many alterations and revisions. The 
following scenerio describes the idea as I originally 
outlined it in August, 1978: 

Downtown Revitalization Center, Dallas 

Components; the proposed building complex is in seven parts - the first four 
(hotel, Neiman-Marcus, small retail, parking facilities) were more or less 
given; the fifth and sixth (theater and park) are related needs which have 
been identified but not specifically proposed by the City or private developers 
up to this point; and the seventh is the connectors, the mortar that binds 
chem together and links the complex to its surroundings. 

Scenario; a remodeled three-hundred-fifty (350) room hotel on the west and 
Neiman-Marcus on the east anchor the ends of the block. The focal element 
between is a large, glazed, climatlzed, multi-level, public garden park where 
mezzanines and walkways casually meander among pools and plantings of mature 
trees, flowers, stnd grass-a place to talk with friends, stroll among crees, 
eat lunch, or to sit and watch other people. This space serves as a center
piece for the block and the surrounding area. It is the setting for a multi-
use 2200-2500 seat amphitheater for drama, dance, and opera. People dot the 
interior, viewing performances on mezzanines and balconies providing overflow 
space. Dressing rooms, costume and prop rooms, delivery area, production 
offices, restrooms and concessions are provided. Informality is the reigning 
mood with the sun and the stars directly overhead. The ability to control the 
incoming sun through device adds flexibility. Off and away from the street, 
there is a distinct separation but easy logical access. A small multi-level 
retail mall, located primarily along the northern boundary to relate with Main 
mall enjoys sharing the park space, is visually accessible to the theater, and 
provides a direct link between the ends of the block. The renovated and 
restored Magnolia Building contains 350 luxury hotel rooms with provision for 
future full height expansion. Links to adjacent hotels create a unified complex 
providing meeting and banquet facilities, dining room with kitchen, cocktail 
lounge, and coffee shop. A public arcade encourages pedestrian continuance 
into park and mall areas from adjoining pedestrian ways at Akard, extending 
as unobstructed as possible into the heart of the complex. There will be a 
complete restoration of the Magnolia and Neiman-Marcus facades. Neiman-Marcus 
connects to park and mall through former west partywall - the main cask here is 
the integration and interrelation of the existing structure and activity pat
terns to the new activities and to other surrounding retail (Wolff Bros., 
H.L. Green), emphasizing the area as a retail center. There are no major re
visions to Neiman's present facade and only minor interior alterations. 
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One of Che key factors influencing the design is the site's accessibility to 

several forms of transportation including che subterranean tunnel system, 

street level pedestrian network, buses, and parking garages. Parking will relate 

primarily to the hotel, cheater, and shopping areas, and must interconnect to 

other forms of transportation. The close interaction of the elements seeks to 

place much vital activity within a small area and establish a dynamic entity 

that will draw tourists, conventioneers, and residents year-round. 

During the Summer of 1978, I began to search for a thesis 
topic and my interests being somewhat broad and focused 
at the time, this was no small or simple task. 

I knew that I wanted to work within a highly urban setting, 
a contextually complex one, and one where the building 
(as a set of activities, too) would need to accomodate 
and become a part of the life and activity around it - something 
of a "public" nature. However, other than these quali
fications, the proposition was particularly open. 

I first began to consider the Magnolia area following 
several conversations at the Department of Urban Planning 
concerning the Magnolia Building which had been given to 
the City the previous December. 

I saw this area as one with great potential - an initial 
impression that was confirmed by only preliminary observation 
and research. The essential elements which set the Magnolia 
area above other areas I was considering were as follows: 
1) its range of architectural styles, periods, and forms 
of development, for which representative examples still 
exist, 2) its identity and interest, the presence of 
significant landmarks, and views, 3) its proximity to 
several forms of transportation (pedestrian and vehicular) 
and to heavy concentrations of workers and visitors, 
4) its classic shortcomings, the lack of open space and 
public amenity, heavy traffic and congestion, and a scarcity 
of parking, and 5) its location, an underutilized area 
at the geographic "heart" of downtown. 

Life was all around - downtown was exploding with con
struction activity and my initial feeling (and the City's) 
was that this area was just waiting for something to boost 
it from this relatively stagnant state. The preceding 
scenario was a first tentative answer to the question of 
what to do with it. 
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Since then, the idea has evolved through several stages 
of study. My original assumptions had a rather narrow 
and shaky basis in research, being basically subjective 
and intuitive. Subsequently, with the help of William 
Stewart, three main fronts of study were launched, 1) case 
studies (WHAT ARE MXD's?, CASE STUDIES), 2) contextural 
analysis (REGIONAL OVERVIEW, PATTERNS OF GROWTH, IMAGE 
STUDY), and 3) preferential aspects of what were some 
important ecological/social opportunities that I would 
want to incorporate or, more importantly, that might 
guide my most basic thinking. From this research came 
the basic set of goals and objectives, impressions about 
appropriate alternatives for the site, and eventually 
the scheme of functional components themselves. 

Ultimately, the problem of selection of the specific 
use of the site still relied to a great extent upon 
complex and subjective judgements leading to the selection 
of a limited number of broad use characterizations. This 
selection of uses was basically a loose but, I believe a 
logical outgrowth of goals and objectives, and my more general 
feelings about the site and its potentials. 

From this stage onward, it seems relatively pointless 
(if not impossible)to describe the process since it was 
seldom a straight-line or precisely logical one. 
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SCOPE OF THE STUDY 

To identify the goals and objectives to guide the 
effort. 

To identify and analyze alternative uses for the site 
in question. 

To analyze and evaluate the site toward identifying 
specific problems and potentialities. 

To determine an effective utilization of existing 
facilities and identify functions to be accomodated 
in new ones. 

To consider the implications of new construction. 

To prepare a comprehensive inventory of system and 
space requirements including the definition of 
functional relationships and adjacency requirements. 
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ORGANIZATION 

The program is divided into two major sections (Books 1 
and 2) and 10 minor ones (parts I-X). These divisions 
approximate the ordering of the process used to maintain 
clarity of organization. 

The first major division. Book 1, provides a basis of 
information upon which decisions could be made and action 
taken to maximize the advantages which the site affords: 

Part II describes the existing regional context. Part III 
outlines the determinants and opportunities available to 
determine an appropriate development entity. Part IV describes 
the existing resources and patterns of growth downtown. Part V 
examines the range of alternatives available for specific plans 
and uses, on the site and in the area. Part VI outlines issues 
to be considered as the project is undertaken. 

The second major section. Book 2, considers the architectural 
development of the specific plans and uses on the site. An 
architectural program: 

Part VII graphically describes the physical character of the 
site and the surrounding area through maps, photographs, 
surveys, and text. Part VIII examines a broad range of 
behavioral issues as qualitative criteria related to the 
character of each functional component. Part IX describes 
in detail the performance criteria related to various system 
concerns. Part X outlines the various programmatic 
requirements and options associated with each functional 
component. It includes an area tabulation of all spaces to 
be included in the complex, the functional and specialized 
requirements of each space, the general behavioral determinants, 
and fvinctional relationships between areas. 



II 
Regional overview 
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INTRODUCTION 

The site for the project does not exist in isolation. Rather 
it is an integral part of existing "regions" - physically, 
socially, economically and politically. 

Before attempting to discuss the specifics of the site, there
fore, it is imperative to look at the regional context within 
which it exists. This context has, in many ways, made the 
site what it is. More significantly, it will have a great 
deal to do with what it is to become. 
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Dallas/Ft. Worth SMSA 

Dallas County 

City of Dallas 

DALLAS/FT. WORTH STANDARD METROPOLITAN STATISTICAL AREA 
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REGIONAL FORM 

The downtowns of Dallas and Fort Worth are the prime anchors 
of a regional pattern typical of cities that have grown up 
in the motor age. The metropolitan area is dispersed, largely 
suburban even within city limits and low in density (there are 
only two people per acre in the two core counties and one-half 
person per acre in the 11-county metropolitan area). It is 
dependent on automobiles, built around highways, and predomi
nantly new. The metropolitan population has more than doubled 
within the last 25 years. 

By now, the two cities have grown into what is essentially 
one contiguous swath more than 50 miles wide. This pattern is 
not consistent in texture, but resembles Swiss cheese, with 
the holes created by natural obstructions or by frequent pockets 
of undeveloped land left in the wake of leapfrogging development. 

Political jurisdictions reflect this urban spread and frag
mentation. The two central counties contain 63 incorporated 
cities, an unduplicated phenomenon in Texas where liberal 
annexation laws permit large cities to absorb peripheral 
territory easily. Including Fort Worth and Dallas, five of 
these cities have populations over 100,000. Several of the 
smaller municipalities are enclaves within the boundaries 
of the two largest ones. Perhaps symptomatic of this situation, 
regional planning is weak. There is a North Central Texas 
Council of Governments, but it is locally conceded to be lacking 
in power. 

The regional landscape and urban form is largely the product 

of three forces: hydrology, the Texas highway department and a 

freewheeling market mechanism. 

The flood plains of several branches of the Trinity River and 
their adjoining bluffs are large enough to influence the 
regional pattern, and, surprisingly, there are also a dozen 
lakes and reservoirs close by the two largest cities. The 
former features have been stressed as urban design determinants 
by Dallas city planning department staff working under 
Weiming Lu. Regionally, some greenbelts and parks have been 
developed or proposed in conjunction with the flood plains. 
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Similarly, some of the lake shores are the sites of parks or 
water-related residential development. As often as not, however, 
the lakes and flood plains seem to act as interruptions to 
developmental patterns rather than catalysts for integrated 
urban form. 

The Texas Highway Department is an efficient and well-funded 
body whose effect on regional patterns has been highly visible. 
Many of the freeways are flanked by parallel frontage roads 
which facilitate highway-related commercial development. 
Dallas' Stemmons freeway in particular takes on the character 
of a developmental spine, but unfortunately its adjoining 
groups of office buildings are uninspiringly designed and sited. 
(Ada Louise Huxtable is said to have remarked that they look 
as though they have been dropped by helicopters.) 

Several other main roads are also magnets for highrise develop
ment, including the Central expressway, the North Dallas 
tollway and the crosstown Lyndon Johnson freeway- These three, 
along with the Stemmons, give Dallas a scattered linear array 
of highrise structures that extends 10 miles northward from 
downtown and rivals that core in quanity of buildings, although 
not in their height. 

The former toll road, now free, connecting Fort Worth and Dallas 
has also attracted specialized development. About midway between 
the cities is a fun zone that contains several mass entertainment 
attractions, including a wax museum, a Lion Country Safari, the 
major league baseball stadium and the hugely successful Six 
Flags Over Texas theme park. This district is also the site of the 
largest local campus of the state university, at Arlington. 

Shopping centers naturally follow the dispersed residential 
pattern, and the most fashionable retailing has gravitated to 
the most affluent suburbs, north Dallas and western Fort Worth. 
The ultimate local indicator of status, of course, is Neiman-
Marcus, which has suburban branches in Fort Worth's Ridgmar Mall 
and in Dallas' North Park and Prestonwood shopping centers. 

Ordinarily, all this dispersion would be a threat to downtown 
health, but Texas law essentially prohibits branch banking so 
that city cores have a strong economic trump card. Thus, the 
Dallas-Fort Worth metropolitan area exhibits an interesting 
combination of dispersion and centralization. The pattern is 
unusual in that it has two hubs, and those two may soon be 
joined by a third—the Dallas-Fort Worth airport. So far the 
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effects of this immense addition to the landscape have been 
diffused throughout the region rather than manifested locally. 
In time, however, the airport may well create its own strong 
node of commercial development. If so, an already unusual 
regional form would become even more individualistic in its 
physical configuration while remaining archetypical in its 
emphasis upon change, its use of transportation to conquer 
great distances, and in its economic determinism. 

Primary source: , j - , ̂  
Nory Miller, "Planning is No Longer a Stranger co this Land or Lalssez 

Faire," AIA Journal. (March 1978), 54-59. 
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1 Convention Center 

2 Dallas Market Center 

3 Texas Stadium 

4 Northpark S.C. 

5 Southern Methodist University 

6 Dallas Theater Center 

7 Fair Park 

8 Six Flags Amusement Park 

9 Arlington Stadium 

10 University of Texas at Arlington 

11 DEW Regional Airport 

12 Valley View S.C. 

13 Prestonwood S.C. 

14 Redbird S.C. 

REGIONAL CHARACTERISTICS 
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REGIONAL HIGHWAY NETWORK 
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REGIONAL ECONOMY 

The Dallas/Fort Worth Metroplex is considered by some as 

one of the world's greatest economic paradoxes. Dallas/ 

Fort Worth is the largest SMSA in Texas (pop. 2.7 million) -

yet it never has had a soundly logical economic reason for 

even being. 

For example, it's the biggest metropolitan area in the nation 

without a navigable waterway. 

A broadly diversified industrial and business base has enabled 

Dallas/Fort Worth to maintain a healthy growth pattern during 

the 70's in spite of national economic slumps. Along with 

most of Texas, it weathered the 1974-75 recession rather 

handily. 

From 1960 to 1970, the population of Texas increased from 
9.5' million to 11.2 million, a rise of 17.9 percent; immi
gration accounted for about nine percent of the gain. In the 
next seven years, the population increased to 12.8 million, 
adding as many people as in the 10 years preceding 1970. 
Forty-seven percent of that increase came from immigration 
and Dallas/Fort Worth got more than its fair share. 

Much of this growth came about because of the relocation of 
corporations from the North and Northeast, and because of the 
expansion of companies already located here. In 1971, there 
were 789 companies in Dallas and Fort Worth with net worths 
of more than $1 million. By 1978, there were 1063. 

The Dallas/Fort Worth area ranks third in the nation in number 
of major corporate headquarters, and it's rapidly gaining on 
number two Chicago. Between 1971 and 1977, 75 companies relo
cated here, including seven of the nation's largest. Another 
300 new plants were built here. Consequently, unemployment 
remained well below the national average. Even in the leanest 
year of the decade, 1975, unemployment peaked at just over 
five percent, while the national rate climbed to more than nine 
percent. Personal income is well over the national average. 
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While inflation was sapping those income gains, the consumer 
price index remained lower than for the U.S. as a whole. 

The buying power of residents of the area rose to tenth in the 
nation by 1977. Banking and finance consequently grew steadily. 
Deposits in local banks increased by just over $14.2 billion 
during the Seventies. Bank acquisitions and expansion made for 
an even more dramatic increase in capital formation. Retail 
sales reached more than $10 billion in 1977, providing almost 
11 percent of the total of the region's economic sources. 

The most striking event in the economic history of the region 
was the opening of the Dallas/Fort Worth airport in January 
of 1974. DFW is the engine that drives the region's economy. 
The airport alone represents more than $1.5 billion in salaries, 
wages, and direct and indirect expenditures. From DFW, no 
major city in the country is more than two and a half hours 
away. With the addition of routes to London, Western Europe, 
South and Central America, the Pacific, and soon Hong Kong 
and Japan, most foreign cities will be less than 14 hours away-
The largest airport in the country is now the third-busiest 
in the world. The Foreign Trade Zone of 250 acres, currently 
under construction, will be the largest in the U.S. and will 
have full rail, highway, and air access. 

International trade is particularly important for the region. 
There are more than 1700 companies within the 11-county, 
8360 square mile Standard Metropolitan Statistical Area of 
Dallas/Fort Worth. One-fourth of them are directly involved 
in importing and exporting, with another two-thirds indirectly 
involved in international commerce. 

Some believe the regional airport eventually may replace Chicago's 
O'Hare International as the nation's air-transportation hub. 

Another big boomer for the Metroplex is the tourist and conven
tion business. The area is now the largest single recipient 
of state tourist income; tourists last year spent well over 
$1 billion on food, lodging and entertainment in the area. 

Wholesale and retail trade, though second to manufacturing, 

is substantially more important as a personal-income source 

in Dallas/Fort Worth than it is in either Texas or the U.S. 

as a whole. 
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The impact of corporate relocation is a dramatic event, 
but as other major American cities experience resurgences, 
the competition for major corporate relocation becomes 
more intense. 

Other concerns include mass transit — particularly difficult 
in a region with low population density — and energy, problems 
which are intimately related. 

The region led the nation in home-building in 1978 with more 
than 47,000 new houses, a 30 percent increase over the previous 
year. 

Evidences of bustling growth abound almost everywhere in 
the region. Major additions to the Dallas skyline are the 

50-story Reunion Tower and adjacent 956-room 
Hyatt Regency Hotel, which opened last year to near-capacity 
business. Recent opening of the 1,001-room Loew's Anatole 
plus construction of several other hotels soon will add 
several thousand more hotel rooms to the city — and help alle
viate a critical room shortage. New or expanded office 
and retail facilities (about two million square feet of retail 
space was absorbed in 1978) are sprouting all over the area. 

Across the Stemmons Freeway from the Anatole, the World Trade 
Center and Apparel Mart are undergoing expansions. The six mer
chandise marts of the Dallas Market Center comprise the largest 
wholesale merchandising complex located on one site in the world. 
Dallas is ranked No. 1 nationally as a market for summer and 
winter home furnishings, gifts and floor coverings; No. 1 as 
a regional toy market; and second as a national apparel market. 

Sources: 

Nory Miller, "Planning is No Longer a Stranger to this Land of Lalssez 
Faire," AIA Journal. (March 1978), 54-59. 

Lee Butcher, ed., "The Cities: In Most Places it was a Good Year," 
Texas Business, (April 1978), 78-80. 

Lee Butcher, ed., "Dallas-Ft. Worth," Texas Business, (June 1979), pp. 70-72. 
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POPULATION 

Human resources; the remainder of the regional overview 
will analyze the region's human resources: its population, 
its economic base, and housing supply and demand. 

Total population growth; since 1950 the Dallas-Ft.Worth 
Metroplex has developed into one of the major metropolitan 
areas in the United States, The Dallas-Ft. Worth SMSA 
has been growing at a rate three times faster than the 
Nation. From 1950 to 1978 the population has increased 
131.9% in the SMSA compared to a 43.6% increase for the U.S. 

Between 1960 and 1970 the Dallas-Ft. Worth Metropolitan 
Area grew 36.8% compared to an increase of 17.1% for all 
metropolitan areas in the U.S. Since 1970 the population 
has increased by over 443,000. 

Population changes in the region; the population in the 
Metroplex increased by over 1.6 million between 1950 
and 1978. Between 1950 and 1960 rapid growth was occurring 
in Dallas and Tarrant counties, with little growth in the 
surrounding counties. Since 1960 all counties in the SMSA 
have been increasing rapidly in population. Dallas and 
Tarrant Counties accounted for 86% of the population increase 
from 1970 to 1978. Dallas County alone accounted for 57% 
of the population growth. 

Population changes in Dallas; the city of Dallas has not had 
large population increases in the 1970's due to lack of 
land for expansion and declining family size. The City of 
Dallas' population should continue to increase slowly as higher 
density housing is built inside the city. 

Between 1970 and 1976 the percentage of minority population in 
the city of Dallas has declined 25%. While these figures are 
based on the Current Population Survey and not on actual census 
count, they are significant because this trend is opposite from 
the trend in most major cities. 
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Shifts to the suburbs; as in most parts of the country, 
there has been a shift of population growth from the urban 
centers to the suburbs. In 1960, the City of Dallas com
prised 71% of the population of Dallas County. By 1974 
the City of Dallas dropped to 60% of the population of 
Dallas County. In the same period of 1960 to 1974 the city 
increased by 260,000 residents while the county increased 
by 696,000 people. This means that for every three 
people moving into the county, only one is moving within 
the city limits and two to the suburban communities within 
the county. 

Natural change; the natural population increase (births 
minus deaths) has been declining as the number of births 
increases. Dallas has had a declining birth rate similar 
to the national trend. While there are conflicting opinions 
about future trends in birth rates, the growth in Dallas 
from natural increases should remain relatively constant 
as it has for the past several years. 

Change by age group; While the data for 1970 and 1976 are 
from different sources and not directly comparable, it is 
apparent that the median age of the population has become 
slightly older. This is the same trend as in the U.S., which 
had a change in median age from 28.0 to 28.8 between 1970 
and 1975. The median age of the Dallas-Ft. Worth population 
remains slightly lower than the U.S. median age. 

While Dallas County has a lower media age than the total SMSA 
(27.9), the City of Dallas' median age is slightly higher 
than the SMSA's (28.9). This is due to the large numbers of 
young families with young children living in the suburban 
cities in Dallas County. 

While the suburban cities have high percentages in the 25 
to 34 and 35 to 49-year-old categories, the City of Dallas 
has a large percentage of the population in the 18 to 34 and 50 and 
over age categories. This is due to older families where 
children have left home staying in the city and a large 
number of young unmarrieds living in multi-family housing 
in the city. 



2-13 

Migration; between 1970 and 1978, 55.2% of the growth 
in the area was from inmigration. Net inmigration has 
averaged over 30,000 per year since 1970. 

Almost 50 percent of the people moving into the area 
were from Texas. States which border Texas accounted 
for the second highest net inmigration to the area. There 
were six states (California, Illinois, New York, Kansas, 
Missouri, and Florida) outside the region which had over 
5,000 residents move to the area. The three county area had 
net inmigration of over 1,000 people from each of 20 states 
in all regions of the country. 

On a regional basis, the area had net inmigration from all 
four regions of the country. The largest net increase was by 
far from the South, followed by the North Central states, 
the Northeast, and the West, with the smallest net inmigration. 

Migration by race; unlike most major cities, Dallas does 
not have a disportionally high percentage of minority immi
grants. In surveys conducted by the city (1973 and 1975) 
the percentage of Whites (owners and renters) moving into the 
city was higher than the existing percentage of Whites in 
the city. Unlike most northern cities which have more White 
homeowners moving out of the cities than moving in, the opposite 
is true in Dallas. The percentage of Black inmigrants was 
lower than the existing percentage of Black population in 
all categories. Mexican-Americans were included in Whites 
in the 1973 survey. The 1975 survey shows that the inmigration 
of Mexican-Americans was equal to the percentage of 
Mexican-Americans already living in the city. The percentage 
of inmigrants of other races has been proportionally higher, 
except for homeowners in 1973. 

Five of the outlying counties in the SMSA had a net out 
migration of blacks. Dallas County was the only county 
in which the ratio of immigration of blacks and whites was 
similar to the existing population ratio (84% white to 14% 
black). 
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Migration by age; the net migration by age corresponds with 
the existing age structure in the SMSA. Dallas and Tarrant 
Counties had large immigration in the under 15 age group 
and the age groups from 20 to 44 as a result of families 
with children at home moving in. Dallas County had a higher 
proportion of immigration of people in their 20's because of 
the attraction of young singles and couples without children 
to the central city. 

Changes in migration trends; studies of region to region 
migration in the 1970's indicate that the trends have not 
changed significantly. This area's net inmigration has 
been lower in the last few years than it was in the 60's 
and early 70's. While migration data for this area will 
not be available until the 1980 census, based on the information 
that is available, one can estimate that lower inmigration from 
other areas of the South accounts for the decrease in net 
inmigration for this area, while inmigration from the other 
three regions is at the same level or higher. 

Projections; the North Central Texas Council of Governments 
projects the population of the Dallas-Ft. Worth SMSA to 
reach 2.9 million by 1980. Projections of the population of 
the Metroplex area for tjie next fifteen years are 2.1 million 
in 1985; 3.3 million in 1990; and 3.5 million in 1995. This 
is a 13.5% increase between 1980 and 1995. Dallas county 
should reach approximately 1.8 million people in 1995. 

Employment trends; the labor force in Dallas-Ft. Worth has 
been increasing at an even faster rate than the population. 
Between 1970 and 1977 the civilian residential labor force 
and total employed residents increased 17.0% compared to a 
16.6% population increase. Wage and salary employment had a 
dramatic 24% increase from 1970. 

Service industries have increased by 60,300 employees since 
1970, the largest increase for any category. The number of 
government employees increased by over 40,000, and the number 
of workers in retail trade increased by over 55,000 from 1970 
to 1977. Major employment gains were also made in wholesale 
trade and finance, insurance, and real estate. Lumber and wood 
manufacturing have had the largest percentage increase since 
1970 with a 136% gain in employment. 

Since 1970 there has been a 2.6% increase in manufacturing em
ployment. Excluding transportation equipment, there was a 19.1% 
increase in all other manufacturing industries. Transportation 
equipment had a decrease of 27,900, which resulted from layoffs 
in the aerospace sector. 
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Unemployment: the unemployment rate for the Dallas-Ft. Worth 
area has been consistently below the U.S. unemployment rate. 
Since the 1975 recession, the Dallas-Ft. Worth unemployment 
rate has been reduced to the approximate level of the early 
70 s, while the national unemployment rate has not declined 
proportionally. 

The Dallas-Ft. Worth SMSA has one of the lowest unemployment 
rates of major labor markets in the U.S. The Bureau of 
Labor Statistics (BLS) data shows that while many of the 
major labor markets were experiencing extremely high 
unemployment, the Dallas-Ft. Worth area had a moderate 
unemplojnnent rate. 

Teenagers had the highest unemployment rate in all areas, 
including the Metroplex. However, the unemployment rate 
among 16 to 19-year-olds in Dallas-Ft. Worth was the second 
lowest of all the major labor markets. Unemployment for 
Black and other races in the Dallas-Ft. Worth SMSA was the 
second lowest of major labor markets. Dallas has avoided the 
unemployment problems of many of the other central cities. 
Dallas is the only central city which had an unemployment 
rate under 5 percent and the lowest unemployment rate 
of all the central cities included in the BLS report. 

Personal income; the per capita personal increase for the 
Dallas-Ft. Worth SMSA was $460 higher than the per capita 
personal income for the United States in 1975. The rate 
of increase in per capita personal income has been higher 
in the Metroplex than the average for all other metropolitan 
areas. 

For 1969, 1974, and 1975, Dallas County had the highest 
($6,786) per capita personal income in the Metroplex, 
followed by Tarrant County. Although Kaufman Country ranked 
tenth of the eleven counties in per capita personal income, 
it had the largest percentage increase since 1969(72.6%). 

These figures point out the overall high standard of living 
in Dallas, since the cost of living is lower than the national 
average and the per capita personal income is higher than 
the national average. 
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Effective buying income; the per capita effective buying 
income for Dallas-Ft. Worth SMSA was 11.8 percent higher 
than the U.S. average in 1976. Dallas County's per capita 
EBI was 20.1 percent higher than the U.S. There has been a 
75.6 percent increase in per capita EBI since 1970 compared 
to a 64.7 percent increase in the U.S. per capita EBI. 

Cost of living and consumer price index; income levels should 
be compared to cost-of-living levels. Dallas has a lower 
cost of living in all three budget levels than the U.S. 
average. The cost of living in Dallas is lower than all but 
a few cities in the South. 

The Consumer Price Index (CPI) measures average changes in 
prices of goods and services bought by urban wage earners 
and clerical workers. It is based on the prices of about 
400 items which were selected to represent the movement 
of prices of all goods and services purchased by the above 
group. 

Between February 1970 and February 1978 the Dallas CPI 
increased 60.7%, while the U.S. CPI increased 65.3% for the 
same time period. The CPI for Dallas has been lower than 
the U.S. average since 1971. 

Source: 

Dallas Chamber of Commerce, Research Department, Demographic Characteristics 
of the Metroplex. (Dallas:dcc, 1977). 
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HOUSING 

Growth of population and households; households have 
been increasing at a faster rate than population in the 
Metroplex due to declining household size. Household 
size has been declining because of the declining birth 
rate, people marrying at a later age or not at all, and 
more single households of all types. The average 
number of persons per household in the Dallas-Ft.Worth 
area was 3.10 in 1970. The average household size had 
declined to 2.84 persons by 1977. It appears that this 
trend will continue at least for the next few years. 

Due to these factors, the numbers of households in the 
Dallas-Ft. Worth SMSA have increased 27.3% between 1970 
and 1977, while the population increased 16.6%. The 
number of households in the Metroplex is expected to 
increase by over 37,000 per year to reach 1,070,000 by 
1980. The average household size will drop to 2.72-2.74 
person per household by 1980. The number of households 
is increasing faster than the population for two basic 
reasons: 

The greatest gains in households are in those 
headed by persons under 35 years of age, and 
by persons 65 or older. These age groups have 
relatively smaller household sizes. 

The general rise in the living standard en
courages the creation of more households. Young 
singles, for example, form their own home 
instead of living with their family. 
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Changes in lifestyle; a more sublte, but nonetheless 
significant, factor in the demand for housing is change 
in life style. The sheer number of new households resulting 
from changes in life style will influence the demand for 
housing: elderly people will tend to maintain their own 
home, young families will establish a household rather 
than "living in" with their parents; young single persons 
will establish their own households, and even college 
students are demanding their own households (as opposed 
to dormitory living). 

In addition to quantitative changes in the housing market 
due to changes in life style, there will be even greater 
qualitative changes: densities of living, approach to 
amenities, convenience, ownership vs. rental, tenure, 
and many other factors are sure to be involved. 

Changing lifestyles have had a dramatic affect on house
hold formations in the City of Dallas. In the 1950 to 
1960 period, when household size remained relatively con
stant, households and population increased at the same rate. 
From 1960 to 1970 the average household size began to de
crease, and the number of households began tq increase 
faster than the population. Since 1970, the number of house
holds has been increasing much faster than the population. 

All indications are that the rate of household formations 
will continue increasing faster than the rate of population 
growth. Households are increasing faster as a result of 
people moving from their parent's home at an early age; 
the average age of first marriage getting older every 
year; and divorce rates being higher than ever before. All 
of these social conditions result in smaller household 
sizes and therefore rapid increases in the number of house
holds. 

Shifts to the suburbs; between the years 1960 and 70, the 
housing supply within the City of Dallas increased by 27%, 
while in the suburbs the increase was 88%. 

It is projected that by 1990 the city will have added an 
additional 31% of housing units while the suburbs increase 
by 102%. In 1960 Dallas contained three times the number 
of housing units than the suburbs. By 1970 this proportion 
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changed to only twice as much. It is projected that 
by 1985 there will be almost as many housing units 
available in the suburbs as there are in the city. It 
is further clear that this growth is primarily in 
multi-family units rather than single-family dwellings. 
By 1985 it is projected that almost half of the units 
available within the city will be of the multi-family type. 

^°'""'"'Dallas Chamber of Commerce, Research Department. DemoBraphxc Characteristics 

of the Metroplex, (Dallas:dec, 1977). 
l l e l n i e r Cooper. »n...in. and che F r. of Dovncovn Dallas. (Dallas: 

City of Dallas, 1975). 
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INTRODUCTION / SOME DETERMINANTS 

Before making proposals it seems appropriate to outline a 
series of determinants, opportunities, and issues available 
which might serve to direct and define those proposals. 
This should begin with the major determinants: of all 
the forces, patterns, interests, motivations, limitations 
and issues which could affect development and conservation, 
which are most critical? The answers: 

- The goals and objectives foreseen for development. 

- The regional demographic and economic forces 
which have significance for the site. 

The site's existing amenities and limitations. 

Each of these determinants will be briefly discussed in the 

pages to follow. 
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GOALS AND OBJECTIVES 

Introduction 

Upon review of preliminary research, several basic considerations 
were formulated in summary of the preceding statements, issues 
and trends, and case studies to serve as guidelines for the 
process of formulating, evaluating, and implementing project 
proposals. 

At the outset, it is recognized that the site represents a 
significant opportunity for innovation in conservation and 
development in downtown Dallas, conserving what is valuable 
while developing positive potentials. It is also recognized 
that downtown is subject to a great deal of pressure to develop; 
these pressures are increasing. Finally, it is recognized that 
this rapid large-scale development will, whether through 
sensitivity and perceptiveness or indifference and apathy, 
dramatically affect the future quality of downtown development 
and the downtown environment. 

With these issues in mind, it is possible to isolate several 
major goals and objectives for use in proposing and evaluating 
programmatic and design alternatives: 

1 Conservation and development of existing and potential 
urban/architectural/environmental resources 

2 Accomodation of both physical and social needs 

3 Recognition of the impact of development on surrounding 
areas 

4 Provision of innovation and an exemplary development 

5 Achievement of public/private consensus 
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Each of these goals is a crucial one and none is assumed to 
be the most or least important. The success of the project 
will be measured by the success in establishing consensus and 
compatibility among these diverse objectives, and ultimately 
the clarity with which the solution expresses their intent. 

Conservation and development of existing and potential 

urban/architectural/environmental resources. 

The pattern of development itself must be related to conser
vation objectives and to a "celebration" of the past as well 
as the future of the area. 

All alternatives for affirmative action must recognize the 
existing or "natural" condition on the site and in adjacent 
areas. 

Development should take maximum advantage of characteristic 
features and themes, in the improvement of the area. 

Development should be carried out so as not to significantly 
(negatively) disturb the positive balances of space/bulk/mass/ 
prominence/convention/symbolization, etc. composing the urban/ 
environmental image. 

Design should also result in a conservation of the energy 

required to heat, cool, and power development on the site. 

Resources of regional form, color, and orientation should be 
respected and integrated. 

Accomodation of both physical and social needs 

Another goal is to provide development which truly accomodates 
both physical and social needs. In addition to providing 
'shelter', it will be necessary to attempt to provide an 
environment which serves the needs of the residents/workers/ 
visitors by: 

maximizing cooperation and interaction among these 

groups both on and off the site 

minimizing the adverse impacts of social stratification 

(isolation, resentment, indignation) 
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developing project, group, and individual identity. 

promoting an atmosphere of habitability for family 

lifestyles throughout 

establishing a humane environment whose functions, in

tentions, and meanings may be perceived with order and 

simplicity. 

optimizing human amenities and activities with regard 
for primal instincts such as horizon recognition, fire 
and water relationships, and natural lighting 

determining the necessary support activities and providing 

for those which are nonexistant 

developing a positive hierarchy of open space respectful 
to both the existing urban patterns (public) and the 
proposed residential areas (private) 

providing (for residents) the sense of identification, 
pride of ownership, and opportunity for privacy usually 
associated with the traditional residential patterns -
(one of the most important aspects at the macro scale) 

promoting diversity, vitality, stability, provision of 
variety and choice in activity and involvement, and op
portunities for joyful stimulation and spontaneity; 
avoiding superficiality 

establishing a facile pedestrian movement system whose 
schemes and sequences enrich the experential and perceptual 
environment (by) functionally and symbolically providing 
orientation, directionality and involvement in its turns, 
pauses, stops, rest points, etc. 

providing a varied and meaning-rich environment whose 
imageability, legibility, and symbolic cues continually 
express and reinforce a sense of place and perceptual 
"hereness" 
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Recognition of the impact of development on surrounding 
areas 

This IS at the very heart of the planning-programming process. 
This process should constitute a dialogue between the community, 
the client, and the programmer/designer creating concepts of 
activity and use that arise out of what the community is and 
wants to be; complement rather than conflict with existing 
functions; link new development and existing activity; stimulate 
related development beyond the project site; reinforce the par
ticular positive characteristics of the original organization and 
condition of the area; and, clarify (to a reasonable extent) 
attitudes about the future of the area. More specifically: 

optimize the balance of internal/external (creative 
and energetic) interdependencies; positive contextural 
features should provide functional support and enhance
ment within a synergetic or integrated matrix of mutually 
or reciprocally active uses and activity patterns. 
(A wholeness derived by being an integral part of a 
fabric of contextural systems). 

minimize adverse or negative impacts that might threaten 
or strangle the adjoining urban fabric and life. 

maximize the complementary catalytic impact of the new 
patterns in establishing an interactive relationship 
with extant activity systems, realizing that this may 
ultimately generate new composite systems (integrated/ 
interdependent systems). 

consider the possibilities and consequences of and contin
gencies for growth and change, physical expansion, flexi
bility, and program growth — recognizing that the context 
is of a potentially transitional and changing character 
that is difficult to predict. 

Provision of innovation and an exemplary development 

Development on the site, while recognizing all the previous 
objectives, should strive to provide an example for the rest 
of the region. It should provide a quantum improvement in the 
quality of life/environment from that which has been offered 
to date. 
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Experience in other parts of the country has shown how im
portant it is to have examples of good development close by 
as an example to guide others in the area. It often 
requires special effort to overcome prejudices against higher 
densities and integration of compatible uses. 

Achievement of public/private consensus 

To assure effective conservation and development, and to 
meet all of the goals just stated, it will be necessary to 
arrive at a creative working consensus between the public and 
private sectors - to assure joint support for and participation 
in the development/conservation program. 

Goals And Reality 

The goals and objectives just outlined are familiar. Somehow, 
these objectives must be converted to reality, and quite frankly, 
the challenge is to do better than has been done in the past 
in Dallas or, indeed, elsewhere. Meeting that challenge will 
involve an intensive and creative interrelationship of the 
major goals set for the project. 
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REGIONAL FORCES 

A Designed Response 

If development and conservation alternatives for the site 
are to sustain beneficial impacts, they must respond to the 
major regional forces and patterns of growth. 

This response may come in two ways. Specific alternatives 
for the site may be conceived as reinforcing and translating 
these forces or they may be proposed as ways of countering 
what are considered to be undesirable forces and trends. 

Forces To Be Reinforced 

Development on the site should respond positively to these 
forces: 

the growing numbers of population and households in 
the region 

the shift from child-oriented homes to adult-oriented 
homes^ 

the reemphasis of downtown as a center for cultural, 
entertainment, and shopping activity 

the continued growth of the convention/visitor industry* 

general development and planned amenities in the downtown 
area are making it an increasingly attractive location for 
residential development' 

the general shift from interest in a large house to smaller 
units with more social and community amenities; the con
venience of an urban lifestyle 
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the reemphasis of downtown as the functional, 
1 

economic, symbolic locus(center) of the region 

the growing concern about preservation of the region's 
historical and architectural heritage and resources 

concern for the image that private development presents 

of the city 

the extensive and enthusiastic planning efforts to nur
ture the quality of the city's image and environment 

the emergence of the area as an international trans

portation center/exchange 

the intensive and multi-use nature of new large-scale 

development 

Forces To Be Countered 

In a parallel way, specific development and conservation approaches 

should work to counter "these additional forces: 

the continued relatively unplanned, scattering and 
decentralization of development along freeway 
corridors, etc. 

the continuing increases in costs of development, 
both public and private 

- the tremendous and unnecessary consumption of energy 

- the increasing traffic congestion problems 

the squandering of the land and natural resources 
upon which life depends (density related) 

the decline in the quality of life itself (air, noise, 
time spent in transit, etc.)^ 

inefficient use of city infrastructure (single-use 
structures) 



economic determinism or an attitude that advocates 
"the most for the least" 

a "private property ethic" that fails to promote archi

tectural and urban design quality, or meet public needs^° 
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THE SITE ITSELF AS A DETERMINANT 

The physical characteristics of the site and its 
environs give strong direction, and limitation, to 
the range of possible development alternatives and 
design strategies. 

Summary of Site Development Limitations and Opportunities 

In terms of the site's own natural characteristics: 

The site's location presents a likely prospect 
for the provision of physical access through a 
corridor orientation between large aggregation 
of people: the northern intensive development 
and the City Hall/Convention Center area 

- The wealth of historic resources suggests 

reuse possibilities but also the exercise of 
special care in new construction 

Vehicular congestion and accessibility limi
tations are apparent constraints 

The site's proximity to developing pedestrian-
ways both on-grade and grade separated, and 
to future transit facilities are strong 
accessibility advantages 

The existing retail activity, in particular 
the proximity of Neiman Marcus, suggests a 
natural orientation to retailing 

Walking is generally considered to be the 
most convenient mode of travel in this area 

The landmark status of the Magnolia Building 
and its highly identifiable profile suggest its 
primary importance in the development scheme. 
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A General Strategy 

In general, development and conservation must respect 
the positive and negative determinants related to the 
site - taking advantage of the former, and handling 
the latter with utmost care. 

It would be preferable, for example, to respect and 
respond to the scale of the surrounding structures and 
landmarks rather than to obscure them to create a 
landmark of its own. 
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It would be preferable, for example, to respect and 
respond to the scale of the surrounding structures and 
landmarks rather than to obscure them to create a 
landmark of its own. 
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Diversity which does not merge into unity is negation. Unity 
which does not depend upon diversity is tyranny. 

Blaise Pascal 
Architectural Record, December 1979. 
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INTRODUCTION / OPPORTUNITIES 

Rationale 

The following pages present a list of opportunities and issues 
developed throughout the course of study. Some may seem closer 
to realization than others, some may seem more conservative 
than others. All, however, are feasible. 

The intention is to improve the quality of life in an exemplary 
fashion — utilizing any options which appear to assist in 
the effort. None of these are without precedent, and all are 
susceptible to careful evaluation as plans or development become 
more specific. 

In essence, it is an attempt to manifest some opportunities in 
physical design; to consider a desired quality of life and 
environment as the basis of concept formulation. 

Rather than absolutes, these should be considered as precepts -
a necessary initial step to guide affirmative development and 
conservation action on the site. 

Each is stated in such a way that it delineates the essential 
field of relationships concerning the issue but in a general 
or abstract way, providing an example for study. 

The following issues are considered: 

Pedestrianways 
Park-marketplace-agora 
Pedestrian street 
Building thoroughfare 
Promenade 
Shopping street 
Openings to the street 
Permanence and flexibility 
Relation spaces 
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Conservation 
Community and privacy 
Shielded parking 
Housing 

Innovative mixed uses 
The street scene 
Diversity and mixed use 
Community spaces 
Historic conservation 
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OPPORTUNITIES 

_ , . 11 
Pedestrian ways; The pedestrian network links the town 
together in a viable pattern: it links place to place 
by any means possible so long as continuity and access 
are maintained. Traffic routes tend to sweep along im
personally but a tenacious light hearted pedestrian street 
network creates a human scaled town. It may synchronize 
with the traffic routes, with shops and offices, with 
parks, but it must be a connected whole of paths and 
goals. 

Park, marketplace, agora; The culture of the past has grown 
out of retail activities. In the Athenian agora, where 
people came to buy food, there were political discussions 
and the beginnings of the theater, which produced the great 
Greek culture. The same was true of the Roman Forum, the 
medieval marketplace, and the Baroque piazza. Retail is 
really the foundation of human interaction which leads on 
into culture and creative political activity. ' The project 
should provide a new kind of people place in the city 
center, in which people of all racial, ethnic, and economic 
backgrounds can find a locus for identification - as exemplified, 
for instance, by Fanueil Hall Marketplace in Boston (and perhaps 
the Gallery in Philadelphia); a mixture, close-grained, of 
public and private institutions - retail, office, recreation, 
residential, culture, and art. 

13 

Pedestrian street; The simple social intercourse created when 
people rub shoulders in public is one of the most essential 
kinds of social "glue" in history. In today's society, this 
situation, and therefore this glue, is largely missing. It 
is missing in large part because so much of the actual process 
of movement is now taking place in indoor corridors and 
lobbies, instead of outdoors. This happens partly because the 
cars have taken over the streets, and made them uninhabitable. 
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and partly because the interior corridors, which have been 
built in response, encourage the same process. It robs 
the street of people. 

To recreate the social Intercourse of public movement, as far 
as possible, the movement between rooms, offices, departments, 
buildings, must actually be outdoors, on sheltered walks, 
arcades, paths, streets, which are truly public and separate 
from cars. Individual wings, small buildings, departments 
must as often as possible have their own entrances - so that 
the number of entrances onto the street increases. 

Pedestrian streets are both places to walk along (from car, 
bus, or train to one's destination), and places to pass through 
(between apartments, shops, offices, services, classes). 

The width of the street should not exceed the height of the 
surrounding buildings. 

14 

Building thoroughfare (ex. Galleria in Milan); Wherever density 
or climate force the main lines of circulation indoors, build 
them as building thoroughfares. Place-each thoroughfare in a 
position where it functions as a shortcut, as continuous as 
possible with the public street outside with wide open entrances. 
And line its edges with windows, places to sit, counters, and 
entrances which project, out into the hall and expose the 
building's main functions to the public. 

Promenade (a European concept); A center for public life: a 
place where one can go to see people and to be seen. 

Throughout history there have been places in the city where 
people could go to get in touch with each other. These places 
have always been like street theaters: they invite people to 
watch others, to stroll and browse, and to loiter. 

These kinds of promenades where this strolling happens are not 
common in a city and they are especially uncommon in a sprawling 
urban region. 

A large one can work as a city wide event. People are willing 
to drive a long distance to it - they may not come as often, as 
with a small local one, but when they do, it is worth the ride -
it is exciting - packed, teeming with people. 
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A promenade must have a high density of pedestrians using it. 
It must therefore be associated with places that in themselves 
attract people, for examples, clusters of eating places and 
small shops. Good promenades are part of a path through the 
busiest parts of the area, its potential will depend on the 
extent to which it is possible to make provisions for people 
to stay: widening of pedestrian paths, planting of trees, walls 
to lean against, stairs and benches and niches for sitting, 
opening of street fronts to provide sidewalk cafes, or displays 
of activities or goods where people might like to linger. 

bnoppmg street; Shopping concentrations depend on access: they 
need locations near major traffic arteries. However, the 
shoppers themselves don't benefit from traffic: they need quiet, 
comfort, and convenience, and access from the pedestrian paths 
in the surrounding areas. 

To be convenient for traffic, and convenient for people walking, 
and connected to the fabric of the surrounding town, the shops 
must be arranged along a street, itself pedestrian, but opening 
off a major traffic artery, with parking behind, underneath, 
or removed to an adjacent location, to keep the cars from isolating 
the shops from surrounding areas. 

^ , , 17 

Openings to the street; A street without windows is blind and 
frightening. The sight of action is an incentive for action. 
When people can see into spaces from the street their world is 
enlarged and made richer; and there is the possibility for 
communication and learning. 

There are many ways of establishing connection with the street: 

1) the wall along the street is made esentially of glass, 
and the view is of some inviting activity. 

2) a wall which actually opens with a sliding wall or 
shutter creates a far more valuable and involving 
connection. Then it is possible to hear what is going 
on inside, to smell the inside, to exchange words, and 
even to step in all along the opening. Street cafes, 
open food stalls, workshops with garage door openings 
are examples. 

3) the most involving case: activity is not only open 
to sight and sound on one side of the path, but some 
part of the activity crosses the path, so that the 
people who walk down the sidewalk find themselves walking 
through the activity. 

Any public space which depends for its success on its exposure 

to the street, should have a fully opening wall which can be thrown 
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wide open, and if it is possible, include some part of the 
activity on the far side of the pedestrian path so that it 
actually straddles the path, and people walk through it as they 
walk along the path. 

Permanence and flexibility; Development has traditionally been 
constructed to express permanence. The family hearth and home
stead were built to express the solidity of family life. However, 
given the quickly changing needs of a mobile society the family 
hearth is much less permanent than tradition holds. A major 
force shaping the design of a dwelling is its marketability to 
succeeding mythical "typical" families, since the present owner 
will have moved on in five years or so. The life-giving 
environment meanwhile has generally been treated as expendable; 
it is often destroyed. The move to the newest suburbs often 
results from a need to recapture the natural amenity destroyed 
in the last suburb. Nevertheless, the ecology of the environment 
cannot survive endless destruction. 

The tradition of permanent homes and expendable environment 
should be reserved. What is needed to support the human 
family is a permanent environment but with built-in flexibility 
to accommodate the changing needs of a mobile urban family. 

Relation spaces; All of the spaces in the building which are 
not "adapted" to some specific use should be carefully studied 
for innovation. The open space, streets, yards, walkways, 
lobbies, corridors and other spaces, which tend to "connect" 
major activity centers (rather than serve as major activity 
centers) are terribly important to the fabric of the develop
ment. These so-called "relation spaces" should be treated 
as positive design and social elements, and not simply as 
left-over space. 

Conservation; Solutions which conserve space, time and energy 
should be developed in the design plan. It should be possible 
for members of a variety of socioeconomic, cultural, professional, 
age, and interest groups to operate within their daily lifestyle 
mode with a minimum expenditure of time and energy. 

This relates directly to pedestrian environments, issues of 
compactness, and integration with surroundings. 
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Community and privacy: Community and privacy are usually 
considered to be dichotomous qualities in most of our living 
environments. Innovative design solutions which provide 
opportunity and quality in close time and space proximities 
should be undertaken. 

18 

Shielded parking; Large parking structures full of cars are 
inhuman and dead buildings - no one wants to see them or 
walk by them. Still the main entrance to the parking structure 
needs to be visible. 

Put all large parking lots, or parking garages, behind some 
kind of natural wall, so that the cars and parking structures 
cannot be seen from outside. The wall which surrounds the 
cars may be a building, connected housing, or housing hills, 
earth berms, shops, historic facades. 

Housing; The inclusion of different housing types, densities, prices, 
and rents provides an opportunity to seek innovative solutions 
relating these different kinds of housing to each other. Too 
often in large scale development (a defined area) only one kind 
of housing is constructed. 

Downtown living is a trend already established by individual 

initiative in Dallas. (New housing) "must be very sensitive 
to the kinds of cultural forces at play. 
... in Dallas many people are moving back downtown of their 

own volition. That's the most encouraging sort of situation 
you can have ... the real energy of downtown revival of 
older cities has come from that kind of individual initiative. 
The return of people to downtown living is inevitable. 

The younger professional families have interests sensitive 
to and quite different from the kind of things you find in 
the typical suburb. Many young families seek for their 
children the richness that only a central city can provide, 
the mixture of races and income groups and the wide range 
of cultural activities, live theater, live music. 

They are pioneers - young people who view themselves as 
largely outside the regular cultural system."'^ 

- Edmund Bacon, 
"D Magazine", July 1978 
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Innovative mixed uses; One approach to achieving integration of 
activities and people on the site is to look for innovative 
mixed-use or joint-occupancy in design - socializing happens 
here. A unique mixed use opportunity for the site: the 
association of a wide range of retail, service, and residential 
activities and spaces with an on-site transportation terminal. 

Historic conservation ( a dynamic process ); Cities need old 
buildings so badly it is probably Impossible for vigorous streets 
and districts to grow without them. Some of the old buildings, 
year by year, are replaced by new ones - or rehabilitated to a 
degree equivalent to replacement. Over the years there is, 
therefore, constantly a mixture of buildings of many ages and 
types. This deals with the economics of time not through the 
day, but with the economics of time by decades and generations. 
Cities need a mingling of old buildings to cultivate primary 
diversity mixtures, as well as secondary diversity. 

Here it is possible for the downtown (and the program) to integrate 
its new development and growth with the preservation of old 
buildings and structures and uses identified as having particular 
historic interest and significance. In general, many of these 
structures exhibit a character and interest, which can continue 
to contribute to the environmental interest of the area. 

The street scene; On successful city streets, people must 
appear at different times. This time must be considered on a 
small scale, hour by hour through the day.^° 

A city sidewalk, by itself, is nothing. It means something only 
in conjunction with the buildings and other uses that border it. 
The same might be said of streets. Streets and their sidewalks, 
the main public spaces of the city, are its most vital organs. 
If a city's streets look Interesting, the city looks interesting; 
if they look dull, the city looks dull.'•'• 

The downtown street is a distinctively urban environment. And here 
exists an opportunity to enrich the streetlife and create new 
life and vitality. The Gallery in Philadelphia opens onto the 
street to bring animation inside and vice versa in a mutual 
reinforcement of activity. It emphasizes this through compli
mentary relationships to Philadelphia's great civic and historic 
spaces and to the existing street patterns and circulation network. 
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Here are some suggestions as to how this might be accomplished: 

reinforce and enhance the street 
— expedite movement in the area 

tie to streetscape and its ambiance 
~ maintain a frontage on all streets 
—• reinforce the existing scale 

relate intimately to its surroundings at the 
street level 

invite the casual passerby to enter 
— must recognize the street life it seeks to 

revitalize 

— people-on-the-street oriented 
— close interaction between interior and exterior 
— reinforce low-rise surroundings 
— respect the scale of neighboring structures and 

link parallel streets to one another 
— plan the building as an important 

design contribution to the street 

Diversity and mixed use; There exists within cities a most intricate 
and close grained diversity of uses that give each other constant 
mutual support, both economically and socially. The components of 
this diversity can differ enormously, but they must supplement 
each other. 

Big cities are natural generators of diversity and prolific 
incubators of new ideas and enterprises of all kinds.••' Diversity 
is natural to big cities. To understand cities is to deal 
outright with combinations of mixtures of uses, not separate 
uses as the essential phenomena." 

A mixture of uses, if it is to be sufficiently complex to 
sustain city safety, public contact and cross use, needs 
enormous diversity of ingredients. And in turn, this diversity 
itself permits and stimulates more diversity. 

Cities offer marked benefits to smallness in retail trade, cultural 
facilities and entertainment. This is because city populations 
are large enough to support wide ranges of variety and choice in 
these things. Wherever lively and popular parts of cities are 
found, the small much outnumber the large.^^ 
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However cities do not automatically generate diversity just 
by existing. According to Jane Jacobs, to generate exuberant 
diversity in a city's streets and districts, four conditions 
are indispensable: 

1) primary functions 

2) short blocks 
3) mingling of age and conditions (built) 
4) dense concentration of people 

These conditions create effective economic pools of use." 

There are different types of diversity. The first, primary uses, 
bring people to a specific place because they are anchorages. 
Offices, factories, dwellings, etc. Secondary diversity is 
a name for the enterprises that grow in response to the presence 
of primary uses to serve the people the primary uses draw, such 
as shopping and services.^^ 

Insufficient primary mixture is typically the principal fault 
in downtown and often the only disastrous basic fault. Effective 
diversity infuses a broad range of uses and users. However, 
cities have to build from existing assets, to make more assets. 
Attempts to diversify downtown must encourage a sufficient 
number of residents to have any telling effect compared to the 
number of daytime workers."^ In a large city like Dallas, it may 
be impossible for one project to do this. 

The crucial step in planning an infusion of new potential uses 
is to have a practical idea of what the Infusion must accomplish 
if it is to overcome the district's root trouble. The infusion 
would obviously have to result in the presence of maximum 
numbers of persons at the times when the district needs them 
most for time balance: mid afternoons (between 2 and 5), evenings, 
and Saturdays and Sundays. The only possible concentrations large 
enough to make any difference would consist of great numbers of 
visitors at those times.^^ 

Whatever it is that attracts this infusion of new people must 
also be attractive to people who might be attracted to live 
(and work) there. This new use ought to be in accord with 
surrounding existant activities. 
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Community spaces (urbanity'): These areas usually look good on the 
plan, but rarely become the 'center' of commercial, social, etc. 
activity in the development. If the project is to achieve social 
integration, public facilities and spaces will have to be ap
proached without benefit of traditional U. S. models or guide
lines a project which has chosen to reach out to its surroundings 
is unusual. Particularly in Dallas this approach must seek to 
lure people back downtown with outstanding amenities ensuring 
a broader based economic and social stability and viability. 

A successful public place full of vitality and life must provide 
comfortable places to sit, eat, shop and meet. In turn, it will 
benefit from the image and amenity of its public spaces. 

Public spaces might be planned and designed to include most of 
the attributes of both suburban and urban shopping. The 
following points should be considered: 

— key to successful public spaces is their interrelationship 
with other activities and their accessibility 

— a coordinator of uses 
— a central focus 
— expressive of the lively network around it 

— tie into the streetscape and pedestrian ways, its 
location could expedite movement drawing into and 
through it. 

— interior/exterior provide variation and surprise to the 
ambulatory experience. 

— recognize natural circulation patterns. 
— bring together all the movement pertaining 

to different activities 
— an amalgam of internal and external uses. 
— offer outstanding amenities and attractions which 

cannot be obtained in single purpose projects. 

Public places in community buildings especially need these qualities 
because when people feel free to hang around they will necessarily 
get acquainted with what goes on in the building and may begin to 
use it. 
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Fanciful embellishment is deeply human because it lifts 
the spirit. 

R. Venturi 



IV 
Downtown diagnosis 
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IMAGE STUDY 

Introduction; the city is an immense kaleidoscope of simultaneous 
visual experiences through which functional activities are facili
tated, symbolic meanings are conveyed, social interchange takes 
place, aesthetic pleasures are provided and the process of urban 
living is otherwise supported. Visual character is not only 
what aesthetic satisfactions people receive or fail to receive 
from their surroundings, but perhaps most importantly, how the 
visual environment helps to make life functionally convenient, 
effecient, and above all, symbolically meaningful. This is an 
examination of the visual and spatial physical qualities of the 
urban environment of Dallas which give the city its character; 
the spaces within which its life takes place. These are the 
public open spaces: the streets, the plazas, the parks, and then 
the framework within which those spaces are structured: the 
buildings, the distinctive groups of buildings, the landmarks. 
These set the tone of the city, establish the qualities and the 
character of its presence. 

The visual/spatial character of the city concerns a complex 
array of interrelated considerations: street networks, re
lated land use patterns, the physical character of individual 
street corridors, open space development, architectural quality 
of individual and groups of buildings, lighting, signs, sense 
of historic place, and conditions of physical deterioration. 
There is no question that Dallas has many positive and delight
ful visual and spatial attributes. Indeed, many on-going public 
and private initiatives seek to enhance and expand these attributes, 
However, at the same time, there also exists major issues of 
visual/spatial quality which need to be resolved for these poten
tials to be realized.-̂ ^ Although support, encouragement, and 
direction may come from city agencies, undoubtedly, most of 
the ultimate responsibility lies primarily with the private 
sector and the private developer. 
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The skyline; the characteristic symbol of Dallas is the down
town skyline - dramatic, vigorous, aggressive, assertive, a 
symbol Dallasltes seem to cherish as evidence of Dallas' 
"big city" status. The contrast of the towers with the 
surrounding prairie line is undoubtedly dramatic and com
pelling to be sure. However, the aspect of the core area 
at ground level does not, for the most part, fulfill the evocative 
promise of the massive protroding silouhette. At the pedes
trian scale downtown offers little relief from the sameness 
of building, street, and auto. The dramatic spatial gesture 
to complement the thrust of the towers is seldom encovintered. 
The buildings themselves are difficult to see within the urban 
fabric, and are positioned with relative indifference to overall 
district composition. For all its mercantile-inspired vigor 
and thrust, and fine visual-textural attributes, the downtown 
continues to lack Interest in spatial form and embellishment.''̂  

Historic landuse patterns; historically, downtown Dallas was 
a highly urbane place. The city's relatively intimate urban 
spaces provided a sharp contrast to the wide open frontier of 
the Texas prairie. The buildings were all close together; the 
hotels were close to the stores and offices. It was very tight, 
a close-grained fabric, physically and functionally, forming 
a cohesive city center of Interrelated uses served by an efficient 
regional commuter rail system. The invasion of the auto
mobile and a misunderstanding of its primacy, split this 
cohesive fabric apart into a series of parking lots. As public 
transportation declined, and automobile ownership grew, downtown 
institutions found themselves isolated among "deserts" of 
open space devoted to the automobile."'̂  In addition, a plentiful 
supply of newer, more modern buildings, and economic pressures 
favoring the demolition of older structures in conjunction 
with the demand for parking accommodations, aided the deterioration 
of the fabric. 

The project site itself is in the center of the dense, important 
activities that constitute the center of downtovm. 

Developer impact; the history of Dallas has been, from its 
inception, an embodiment of the uniquely American ideals of 
nineteenth century capitalism - those concepts of individual 
initiative, competition, the profit motive, and the right to 
private ownership of property."'"' 

.^«kJ 



4-3 

The developer backed by the powerful banks and insurance companies, 
designed the destiny of Dallas - and by literal extension created 
the community atmosphere of most of the region now popularly 
described as the 'Metroplex'.^^ 

One reason Dallas' municipal government has not had two-party 
politics can probably be attributed to the fact that land 
development calls for a predictable, if not placid, city hall. 
What this did was make the developer not only a citizen of means 
but a leader of immense proportions of control, the developer 
as benign monarch.^^ 

In recent years, this absolute power has waned, but the land 
development sector still possesses and exercises immense con
trol with relative freedom over the physical character of the 
city, its quality, its public policy. 

Private buildings comprise the greater part of city development 
and the manner in which they are situated and designed is a 
determinant of the city's appearance. Architects and clients 
are giving more attention to the relationship of their buildings 
with the surroundings. Continued growth makes ever more critical 
this recognition by private developers. The planning and design 
of major projects generally reflects the tastes of the public, 
the abilities of the design professions, and public regard 
for the city at large. The building public - entrepreneurs, 
architects, contractors, financing agencies, insurers, and 
consumers - should recognize their mutual obligations to the 
image of Dallas. 

The street network; Dallas original plan, platted in 1845, was 
a gridiron oriented normal to the river. Streets 80 feet wide 
describe blocks 200 feet square - each with eight 50' lots. 
Every street and block was alike in size and shape. There were 
no squares, no plazas, no relief from the uniform grid, and all 
streets were open end to the surrounding prairie. This structured 
the major outline of the downtown area. This unimaginative 
plan was established on the frontier 164 years after William Penn's 
plan for Philadelphia, 55 years after L'Enfant's plan for the 
national capital, and at the same time as Baron Von Haussman's plan 
for Paris. As the city grew, other landowners platted adjacent 
land - some at 30 degree angles to the original plat and with no 
regard for integrating the subdivision patterns. The two street 
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systems persisted and have both plagued and enhanced the city."*̂  
The precedent set here of doing with one's own land without 
regard for another's (and without regard for the whole) continued 
for many years and, to some extent, still persists today. 
The discontinuity of grids is an annoyance, but the strange 
shapes of blocks have provided interesting design opportunities, 
and odd triangular parcels have, in places, been turned into 
parks and landscaped setbacks. These interruptions in the street 
system afford opportunities for vistas of buildings and streets, 
and some variety of experience not easily attained in the unrelieved 
grid. However, this most distinctive element in the physical 
layout of downtown has been virtually ignored. No place fully 
exploits key vistas or the architecture of some of the city's 
finer buildings - the visual-spatial experience is lost to the 
sea of traffic along these north-south corridors, like Akard, 
St. Paul, and Harwood. 

These irregularities in the street network, closed vistas, 
and landmark buildings along with the gentle downward slope of the 
downtown area toward the southwest, aids in lending directional 
clarity to the area - an overall sense of orientation. 

Streetscape; the streets are primarily places for automobiles 
and conversely, they are barriers to people. Pedestrians are 
seldom encouraged, rarely accommodated - sidewalks are narrow 
and pedestrian circulation inconvenient. (In the majority 
of downtown there is little haven from the harsh landscape). At 
present the traffic-filled streets represent the largest sub
stantial amount of permanent open space and, in all too much of 
the downtown, there exists few places for the pedestrian to stop, 
rest, sit, or simply get out of the stream of traffic. The casual 
ambiance of healthy streetlife is hard to find. 

The common visual feature prevailing throughout downtown streets 
is simply a look of architectural distontlnuity, disorder, and, 
in rare instances, even dilapidation. The principal impressions of 
downtown street corridors are their tendency toward spatial 
shapelessness, and heavy traffic (striking kinesthetic impression 
of massed cars both in lots and on the street). 

Individual street corridors are best characterized by the pre
dominant use (or lack of) bordering them, their architectural 
quality and character, and the scale of the buildings. These quali
ties can establish a unity or pervasive "likeness", despite wide 
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variations, and do in places. While many do not have a pervasive 
character, those that do owe it primarily to a commonality of 
use. Of course, deficiencies are somewhat compensated for in the 
positive textural attributes that exist throughout - a rich 
mixture of historic styles, materials, scales, textures and 
the vitality of heavy pedestrian and vehicular activity that 
still exists upon which to be drawn. As defined space of 
pedestrian scale, formed and enclosed by building frontages, 
the majority of streets need spatial reinforcement and defi
nition, stylistic harmony and unity, rhythmic continuity, 
emphasis on pedestrian activity and scale, and reassertion of 
their importance as people places. 

Open space development; unlike most of the major cities where 
central parks and boulevards are major attractions, downtown 
Dallas is notably deficient in green space. The relief of 
open spaces, galleries, concourses, and plazas, strategically 
located, well-protected, and suitably modulated has been pain
fully scarce. Substantial gains have been made recently, but 
the problem remains one of providing quality. More than half 
of the land is occupied by streets and parking lots. Bare 
sidewalks are sandwiched between streets and buildings which 
occupy most of the remaining land. Current planning has precluded 
the location of any large park in the center of downtown and 
opted for pedestrian malls instead. The design inadequacies of 
the city's open space in general may be enumerated under three 
categories as such: shelter/climate refers to little relief, 
inappropriate orientation to sun and wind, and overexposure to 
great expanses of open sky; scalar/spacial qualities refers to 
the overly monumental, formal and/or sterile design of most; and 
accessibility/locational characteristics refer to the "satellite" 
locations, isolation from street level, and inconvenient access. 
These faults tend to discourage, or at best fail to invite, 
casual usage. The result is underutilization (of existing open 
space). Certainly City Hall's Park Plaza is the best and most 
meaningful attempt to provide a uniquely identifiable civic place 
with which the entire city could identify. That its' image is 
bold is undeniable. It's complete success-in-use is less clear 
(formal, monumental scale, perimeter location, not a central 
focal position). Private attempts at useful downtown open space 
have been few and not wholly successful. The most promising 
to date is Thanksgiving Square. Its proximity to large concen
trations of office workers has assured its lunchtime popularity. 
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despite its restricted hours and formal character. Another 
notable example, the plaza at One Main Place, manages to nullify 
a convenient location by isolating an already overly formalized 
plaza from street level and easy access; it is only indirectly 
tied into both the tunnel system and sidewalk. In general, the 
attempts at inclusion of useful open space in private projects 
have been few and not wholly successful. 

Those spaces of fine scale, which are accessible and protected, 
and of casual character are few - Stone Plaza mini-mall, Akard 
Street Mall, and Ferris Plaza (accessibility problem) - but 
untapped potential exists. 

Several of the most arresting spaces in downtown lie in the vacuum of 
vast open parking lots that lace the fabric of the core. 
Situated in key locations, several afford Impressive panoramas 
of surroundings. An initiative to preserve one or more of these 
locations for an inner city park or plaza is problematic. The 
city, as a policy, strongly encourages large scale development 
and hesitates to lose possible revenues by holding any sizable 
block of land out of private ownership. 

District/landmarks; the physical characteristics that identify 
districts are thematic continuities which may consist of an end
less variety of components: textures, spaces, form, detail, 
symbol, building type, use, activity, inhabitants, degree of 
maintenance and so forth.-'' Discernable districts do exist to a 
certain extent in the downtown but they are not, in general, 
the dominant organizing units. Although it remains structurally 
vital, there is little in the physical structure of downtown to 
give a sense of homogeneity or unified character. Structures 
are of many shapes, sizes, and styles, of mixed materials, 
old and new. This is not to say that this is necessarily bad. 
The uses and activities themselves have more consistency and 
continuity and act as the most readily identifiable organization. 
The city does have numerous identifiable landmarks (buildings, 
signs, spaces, and so forth) however, the criticism is that 
it is a city primarily structured around these landmarks, too many 
of which are unrelated to its civic identity and irrespective 
of the urban fabric. For instance, the shopping areas along Main 
and Elm are mainly identifiable for their activity and use however, 
to a degree even their stylistic discontinuity identifies it as a 
distinct district for just that reason. Recent building activity 
has generally reinforced the structure of this district distinction 
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except in the center of town (the site) where little new 
activity has reinforced the shopping activity. 

Basic perception of district structure: 

Civic - south side of downtown including the City Hall, Con
vention Center and the new library, a linear district 
basically, no center. 

Westend - including the warehouse area. Union Terminal, 
and County Government area. 

Reunion - adjunct to the Westend but distinct; includes 
the Reunion development, the sports arena. 

High rise office - northeast sector including the majority 
of high-rise office towers. 

Central - the center of downtown dominated by offices, 
hotels, and ground floor retail; the Akard-Commerce 
intersection being downtown's most distinctive nodal 
point. 

East - an indistinct low-rise area of mixed uses in various 
stages of disuse and deterioration. 

Sense of historic place; prior to the 1920's Dallas' archi
tectural, as well as cultural and economic inspiration, was 
purely Midwestern, drawing on Chicago (Union Terminal, for 
example), St. Louis (ex. Adolphus Hotel), or Kansas City 
(ex. "Old Red", the 1890 courthouse). This pattern of dominant 
midwestern influence continued until the 1920's brought a wider 
range of influence, most notably from New York and the Magnolia 
Building, a "New York style" skyscraper. These influences included 
Sullivanesque, Chicago and Prairie School, and the Gothic and 
Renaissance ornamentation of classical revivalism. Dallas' 
architectural background is rich. Unfortunately, much of what 
was most distinctive has been lost. Enough remains, however, scat
tered throughout the downtown area to both enrich the urbanscape 
and recall the city's past. This surviving taste of the city's 
heritage could be easily overshadowed by new development if con
cern and sensitivity are not exercised. Despite losses, old 
structures still constitute a significant part of the fabric. 
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The interest in rehabilitation has grown in response to both 
the recognition of their unique value and to the demand for 
downtown accommodations of all types holds great importance. 
However, no excess exists. Dallas has only recently begun 
to realize the real value of its historic architecture and make 
concerted efforts to conserve what remains. 

Conditions of physical deterioration; the downtown area has only 
sporadically exhibited signs of the inner city blight that has 
Inexorably overtaken many older American cities. There is no 
strong trend toward decay, only a natural decline of individual 
structures; no cumulative degenerative forces. 

Conclusion; ultimately, the city should provide a creative 
environment for people to live in; a creative city being one which 
has great diversity allowing freedom of choice and generating 
the maximum of Interaction between the people themselves, and 
between people and their surroundings. The city must seek to attract 
people and, once there, to secure their enthusiastic response 
or engage their loyalty. Many people have been indifferent to 
downtown, perhaps because it has not offered the drama, variety, 
and zest that one instinctively expects from the "number one" 
place. Many of the problems have long been recognized and policy 
adopted, however, implementation is a slow, tedious incremental 
process and much depends on the cooperation of public and private 
interests as private redevelopment occurs. Downtown Dallas 
is in a constant process of change, growth, decay, and regeneration. 
Large private building projects have the ability to effect great 
change over the short term. In addition, public planning policies, 
goals, and initiatives alter the downtown environment through 
on-going programs to upgrade and streamline the street network 
(route thru-traffic around downtown, loop systems), underground 
truck service ways, pedestrianway systems, and boulevard and "green" 
space systems). 

in many ways if its development is harnessed to an overall idea 
The core area of Dallas could be remarkable in many ways if 
its development is harnessed to an overall idea of physical 
development embodying the values of shelter and safety, access 
and mobility, privacy and order, choice and beauty, nature 
and art. ̂^ 

Photographic survey; the following is a photographic 
overview of the visual, spatial, and physical qualities 
of the urban environment of downtown Dallas in 
relationship to activity/use patterns and a general 
perception of quality of life. This is only a sample 
and not Intended to be inclusive: 
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1-5 The downtovm skyline 

1 Panorama from Thornton Freeway, just south 

of downtown. 

2 Downtown Dallas, 1977. 

3,4 The city at night, che latest addition. 

Reunion Tower, is not shown. 

5 Reunion and che Houston Viaduct viewed 

from che Jefferson Street bridge. 

LJ denotes "Pegasus" sign (landmark) 
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6-29 Street corridors/vistas, a random 
sampling taken throughout the downtown 
area. Note: The sense of gradient Is 
often present, visually and in terms of 
physical effort and balance. 

6 Main Street, ca. 1900. 
7 Commerce west at St. Paul, note the 
strong corridor effect. 
8 Elm east at First International and 
First National 
9 Ervay north to Republic Bank, note 
che closed vista and traffic congestion. 
10 Ervay north to Republic (near Neiman's), 
note the strong corridor or "canyon" effect 
of the narrow street and bordering structures. 

11 St. Paul at Commerce looking north to 
Dallas Centre (under construction), che 
closed vistas are caused by che joining 
of askew grid systems. 

12 Jackson east at Griffin; the skyway 
connects two garment manufacturers. 
13 Commerce east at the Adolphus (left) 
and Baker hotels (right). 
14 Harwood north at Pacific Avenue, 
this vista will soon be blocked by che 
Diamond Shamrock building. 

11 
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15 Sc. Paul at Pacific looking north 

past Republic Bank. 

16 Elm west at St. Paul, a shopping 

area, is lined with shops and stores. 

17 Elm west near Harwood, 2 blocks east 

and 1 block north of Che sice, near che 

Majestic Theater. 

13 Sidewalk shopping on Elm Street, note 

'spontaneous' variety of fixcures and 

che change of scale across Che screec. 

19 Elm between Ervay and Akard, one block 

from che sice; note che jumble of forms, 

heights, materials, styles, etc. 

20 Looking southwest down Live Oak 

from Pacific, view cerminated by the 

Wilson building. 

21 Elm at Elr̂ /ay and Live Oak looking 

east, note che criangular block and che 

rising copography. 

22 Pacific ease ac Ervay, aear Republic 

Bank (lefc side of photo) and che DAC. 

23 Main ac Pearl looking wesc, encering 

Che eascem edge of downcown; che copo

graphy falls gently co che wesc; Eastside. 

24 Harwood south at Main, note che Firsc 

Presbyterian Church in che distance; 

Eascslde. 
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6-29 Street corridors/vistas, a random 
sampling taken throughout the downtown 
area. Note: The sense of gradient is 
often present, visually and in terms of 
physical effort and balance. 

6 Main Street, ca. 1900. 
7 Commerce west at St. Paul, note the 
strong corridor effect. 
8 Elm east at First International and 
First National 
9 Ervay north to Republic Bank, note 
the closed vista and traffic congestion. 
10 Ervay north to Republic (near Neiman's), 
note the strong corridor or "canyon" effect 
of the narrow street and bordering structures 
11 St. Paul at Commerce looking north to 
Dallas Centre (under construction), the 
closed vistas are caused by the joining 
of askew grid systems. 
12 Jackson east at Griffin; the skyway 
connects two garment manufacturers. 
13 Commerce east at the Adolphus (left) 
and Baker hotels (right). 
14 Harwood north at Pacific Avenue, 
this vista will soon be blocked by the 
Diamond Shamrock building. 
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15 St. Paul at Pacific looking north 

past Republic Bank. 

16 Elm west at St. Paul, a shopping 

area. Is lined with shops and stores. 

17 Elm west near Harwood. 2 blocks ease 

and 1 block north of che site, near che 

Majestic Theater. 

18 Sidewalk shopping on Elm Street, note 

'spontaneous' variety of fixcures and 

che change of scale across che screec. 

19 Elm becween Ervay and Akard, one block 

from che sice; note che jumble oi forms, 

heights, materials, styles, etc. 

20 Looking southwest down Live Oak 

from Pacific, view cerminated by the 

Wilson building. 

21 Elm ac Er'/ay and Live Oak looking 
east, noce che criangular block and che 
rising copography. 

22 Pacific ease ac Ervay, near Republic 
Bank (lefc side of phoco) and che DAC. 

23 Main at Pearl looking west, entering 
che eastern edge of downcown; che copo
graphy falls gently co che wesc; Eascside. 

24 Harwood south ac Main, noce che Firsc 
Presbyterian Church in che discance; 
Eascslde. 

21 
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25 Joskes' loading dock on Main between 
Harwood and St. Paul looking east, over-
the-walk loading persists throughout 
downtown; Eastside. 

26 Jackson at Lamar looking west, che 
Westend. 
27 Lamar in the warehouse district loo
king southeast back toward the center of 
town, note the continuity of height, style, 
and frontage, che well-scaled and defined 
street space, the closure and sense of 
direction and orientation; the Westend. 

28 Main at Market Street looking west, 
note che seeming contiguity of street and 
plaza to either side; the Westend. 

29 Young Street in front of che Conven
tion Center, looking west toward Reunion; 
path and goal. 
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30-32 People participacing in che use of 

downcown spaces for special accivicies. 

30 Commerce Screec filled wich people 

for che Annual SCace Fair of Texas 

parade in Occober. 

31 Picnicing in Pioneer Park ac che 

Convention Center. 

32 A symphony concerc in .Aitard Screec 

Mall ac Jackson, June. 1978. Several are 

given each summer by che Dallas Symphony. 



33-35 Thanksgiving Square, is one of che 
more interesting spatial experiences in down
town. This triangle of open space is only 
major park on che northside of downtown 
and. consequently, is a popular people 
place despite its restricted hours and 
"walled" implication of exclusivity. Ic 
is intended co be a place of peace and quiec. 
To achieve a sense of isolation, che park 
slopes downward coward che center; water 
coursing down channels and over walls creates 
a blankec of sound chat helps obscure che 
QOise of traffic. 

Two new 50-story cowers on ics periphery 
will virtually complete the enclosing 
"wall" of high rise structures, further 
enhancing its sense of spatial iefinicion 
and "place". Note the clarity of che 
spiral chapel (focal point). Characteris
tically, che park is surrounded by busy, 
congested streets. Note: "juxtaposition" 
captures the eye and aiakes Che ordinary 
shapes more notable by its contrast. 

33 A panorama looking northwest from 
St. Paul and Pacific Avenue. The plan
ting is restrained but effective. Ac 
the western and is a bell tower and on che 
east side is a small chapel wich a spiral 
tower. 
34 An "island" park: crees. grass, and 
wacer contrast the surroundings. 
35 Bryan and Pacific, the ceremonial 
bell Cower marks Che main encrance; che 
bell sounds each hour. 
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36-42 Both suffer locational disadvan-

Cages/coo far from major cencers of 

accivicy to accracc casual usage/neicher 

1.5 on a casual pedescrian route becween 

accivicy generacors/consequencly boch 

are anderucilized/most accessible Co and 

heavily used by couriscs and conven-

cioneers, noc downtown workers. 
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KODAK SAFETY F ILM 506 36-40 City Hall Park and Park Plaza, is 
a relatively new park and ic is hoped chac 
cime improve che space as crees grow, etc.. 
Co give it some intimacy and protection. 
The trees are placed co che east and conse
quently do not provide protection from 
western sun, the concrete plaza is hot 
and glare-ish in the summer, and che 
formal character and monumental scale 
of che building and plaza does noc 
invite casual usage. They provide an 
impressive image, but are uncomfortable 
in-use. 

36 A crio of parks in che Civic Cencer: 
City Hall Park, Mini-park, and Pioneer 
Park. 
37 A panoramic view of downcown is che 
highlight of Park Plaza. 
38 Walks, benches, and native live oaks 
in Park Plaza. 
39 150 foot diameter pool wich founcain 
ac Cicy Hall helps co moderace Che summer 
heat. 

40 "The Dallas piece", a Henry Moore 
sculpture at City Hall is over 15 feet 
high and che largest Moore sculpture co 
dace. 
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41,42 Pioneer Park and Kericage Cemetary, 
in front of che Convencion Center, is one 
of Dallas' oldest cemetaries. Ic communi
cates a sense of historical continuity. 
Ic is elevated approximately 10 feet above 
Young and Houston Screecs lending ic a 
physical and psychological separacion from 
the surroundings; an informal, relaxed, 
calm island surrounded by activity. It is 
che "greenest" downtown park, an oasis of 
mature live oaks, shady, cool, and quiet. 

41 Looking generally north from Pioneer 
Park toward Che center of town. 
42 Confederate monument in the masonic 
cemetary in Pioneer Park, was che firsc 
monument in Dallas erected in 1896. In 
addition, the park is full of old neaa-
stones. markers, and statuary. 
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45 Kennedy Memorial Plaza and Dallas 
County Historical Plaza, Main west at 
Market, note the juxtaposition of archi-
cecCural eras, che nev>d for separacion 
becween park space and arc. che excreme 
openness/exposure and che general insub
stantial quality of Che spaces. 
Characcerizacion: "cwo vacuous parks 
with a highway through che center." 
Boch che plazas are scerile. communlcacing 
(by design) a "keep off che grass" 
message; che heaviesc accivicy occurs 
around Che penmecer. 

46-49 Open spaces for aucomobiles. 
cypical of areas, laced chroughouc downcown, 
where che primary Impression is of massed 
cars in Iocs and wide open spaces wlchout 
definicion or concinuity. Mote the bill
boards in 48 and 49. "Seas of surface 
parking." 

46 Looking souch down Griffin from 
Commerce. 
*7 Central area. 
43,49 Westend, general vicinity. 



50,51 Dealey Plaza, Elm and Houston, 
marks the western entry to downtown. 
Again, it is an island park surrounded 
by virtual highways. The peristyle and 
reflecting pool are examples of Depression 
Era make-work projects. It is located by 
the triple underpass, where the chree prin
cipal streets - Main, Commerce, and Elm 
converge. The sice is historically signi
ficant. 

52,53 Ferris Plaza, Houston Street between 
Young and Wood, was the first and only down
town park for many years. Its location 
in front of Union Station, layout, mature 
plantings and trees, old fountain, stone 
benches and steps lend it a particular 
ambiance - its' unpretentious, without 
theme, restrictions, or formality. It 
provides a quaint, do what you want 
setting. Plans have been made for ics 
renovation and expansion. 
53 Ferris Plaza, looking west to Union 
Station 

52 Looking east coward the center of down
town. 

54-56 Record Street Mall, County Govern
ment Center, adjacent to the Kennedy and 
County Historical plazas. This ped-way is 
planned to extend north through the his
toric warehouse district. Although only 
a portion is complete, its pleasant ef
fect is already apparent. It is a combi
nation of paths lined with trees and 
benches, open areas fronting County 
buildings, an architectural setting of 
fine old buildings, and clean expanses of 
green lawn bordering the plazas. The shaded 
paths and seating attract people for lunch 
and throughout Che day Co enjoy Che acmos-
phere and people. Ic possesses a small town 
scale and character created by the 
grouping of old buildings around plazas 
and a pedestrian street; a 'town square' 
atmosphere. 

• K S A F E T Y 4=Himia062 



57-61 One Main Place, possesses che only 

major public plaza builc in conneccion wich 

an office building. The unprotected plaza 

presents a typically mishandled open space 

in Dallas. It does noc provide relief from 

sun. wind, summer heac, or extreme glare, 

nor does it provide intimate, private space. 

The tower's placement and configuration 

brutalizes che plaza's scale and characcer. 

Wind causes a parcicular problem as ic 

sweeps down and around che building 

face unobscrucced onco che plaza. 

61 The secback area along Elm is windy and 
barren. Noce reflected light \rom che 
souchern facade of Isc Incemational; no 
obvious encrance co che cower. 
39 Tree lined path along Main and Elm 
Screec sides, pedestrians and aucos, 
shades the walk, and scales the open space. 
58 The sunken plaza with fountain. Winds 
often blow che jec onco che surrounding 
pavemenc. 

60 People enjoying lunch by che foun

cain. 

Two hearty souls eating lunch; these 

people are "on-stage" for chose on che 

screec level above. 
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62-69 Akard Street; this is one of che 
most identifiable, memorable urban "places" 
in downtown or. for that matter, in Dallas; 
a strong visual node and orientation point. 

62-65 Akard Mall exhibits a pedestrian 
ambiance unusual in downtown. It was built 
to serve as a link between the center of 
town and the City Hall/Convention Center. 
Note che following features: Baker's covered 
walk, brick paving, limited auto access 
(one-way), lined with trees, benches, and 
planters. The pedestrian theme runs between 
Young and Commerce, 3 blocks. One of its 
primary faults is that the small number of 
shops do not generate significant pedestrian 
activity. Again,, this is an example of 
'image' without functioning substance. 
There is a drama in this node; the con
trast of dark and light renders distinc
tive juxtaposition of moods. 
62 Looking down Akard from Pacific ac 
Che Baker Hotel, the "knuckle" is always 
in shadow. 
63 Looking north on Akard from Young 
Street, toward che sunny face of che 
Adolphus Hotel. 
64 Akard north from Commerce, highly 
congested with vehicles, poor air 
quality, but this will someday be a pedes
trian mall, too. 
55 Akard south from Commerce, che pedes
trian route CO che City Hall and Conven
tion Center. 
66-69 The character and style of Che 
Baker and Adolphus hotels are major ele
ments in che character of the node. Both 
recognize human scale, comfort, and 
amenity. The scale of fenestration lends 
a sense of human scale, awnings and covered 
walks offer shelter, the differentiated 
base (2-3 stories) helps relate che mulci-
story building to pedestrians, and che 
rhythm of each facade is clear and ordered 
but each offers variety in detailing - che 
rich articulation at "aras' length" adds 
to the pedestrian-scaled environment. 
66 The Baker facade at Akard 
6 7 Baker, awnings and arcade along Akard 
provide shelter and personaliry. 
68,69 The Adolphus at Commerce and Akard. 
69 A sheltered crosswalk in front of che 
Baker. 
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^0-74 The Shopping Discricc. is an area 

5-6 blocks in lengch along parts of chree 

parallel streets. Elm and Main and Com

merce. The majority of buildings are 

small individually owned shops (offices 

or living quarters above) differing enor

mously in style, physical character, qua

lity and condicion. Proximicy and use 

are che primary unifying elements. Inap

propriate claddings have been applied Co 

many facades, mosc new signage is Inap-

propriace in scyle and scale and chere is 

no organized maincenance program. 

There is lictle in Che physical scrucCures 
chac would give any sense of homogeneicy or 
character. The structures are of many 
shapes and sizes, of mixed materials, and 
relatively old. The uses and activicies 
in che lower stories, however, have more 
consistency. The streets are a continuous 
string of bars, cheap restaurants, cuc-raCe 
cloching scores and stores selling novelcies 
and accessories, a string broken, however, 
by some fine scores like Neiman's, several 
jewelers, and Wolff Brochers. and 
Joske's. 

Associated with these uses are boch che 
physical decails of score front and signs. 
and che characcer of Che people on che walks. 
where che homeless, che alcoholic, and 
beggar leaven che usual downcown crowds. 

Traffic is Indeed a dominanc Impression 

of che area. 

The principal /isuaj. imoressions, chere-
fore. are heavy craffic. a homogeniecy 
of age, particular uses, and character
istic inhabicancs. Most of these charac-
ceriscics are noc so unusual in che cicy 
chac this is an unmistakable place. 

70 Elm Screec becween Ervay and Akard, 

chis panorama is cypical in scale, charac

cer and rhythmic quality - no unity, broken 

rhythm, and predominately masonry. Ic is, 

however, pocentially full of character and 

vicalicy - che mixcure of discounc scores 

and prestigious department stores possesses 

great potential. (A 50-scory cower is under 

eonscruccion in chis parking area now). 

71 Looking ease up Elm Screec, near 

Ervay. Thanksgiving Square is 300 feec 

CO che lefc. 

72-74 The exiscing pedestrian-scape 

on Elm Screec. 

72 Souchside of Elm, predominately low-

rise sCruccures. cut-rate retail uses, 

parked cars, and people. 

73 Elm Screec looking wesc, illus-

craces che discincc change in scale, 

use. and age. where che old retail 

district meets the northern hirise 

financial/office district. 

7 4 A canopy of hardware overhanging 

Che sidewalk - a cangle of signs, cano

pies, fire escapes, etc. 
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75-80 The "civic Center, consists of 
a loose grouping of municipal buildings 
and parks on the south side of downtown 
including City Hall, the Convention Cen
cer, and che yet to be completed Central 
Research Library. No grand spatial scheme 
exists here - each building is more or 
less independent of the other. 

75 The Civic Center area, a panorama loo
king southeast from Young at Griffin. 
76 Dallas City Hall and Park, Young 
at Ervay, a massive silhouette. 
77 Young and Marilla, Mini-park in the 
foreground. 
78 An overview from Young at Akard. 
79,80 The 5 story "great hall" on City 
Hall's second floor features balconies, 
skylights, and panoramic views of down
town. Citizens can conduct routine busi
ness here like paying bills, taxes, etc. 
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31-86 The Wescend, is homogeneous complex 

of relacively low warehouse buildings, builc 

predominately In che Chicago School scyle. 

including govemmenc buildings and com

mercial offices, as well as period warehouse 

SCruccures. Mosc were conscructed in che 

early 20Ch cencury and exhibic a predomi-

nacely reddish brick hue. The area is also 

characcerized by vast open parking areas, 

tremendous expanses of open sky. and a lack 

of Crees or relief. 

81-86 These SCruccures are cypical of che 

area, mostly warehouses and offices. 2-10 

stores in height, and engaged in productive 

uses. 
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87-92 Highrise district, an area primarily 
north of Elm Street, of modern high-rise 
office buildings built since 1954. Again, 
there is little in che physical character 
to create a homogeneous atmosphere other 
than their enormous scale and particular 
use (general office, banking, financial and 
insurance institutions). The area is 
principally characterized by heavy craf
fic, che cransition between grid systems 
marked by criangular-shaped blocks, heavy 
lunch-hour crowds, and open parking lots. 
Individual buildings tend to stand alone, 
isolated from each other, in contrast to che 
denser center of cown. Pedestrian facility/ 
usage is, in varying degrees, problematic 
in all. 
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87-89 The three earlier buildings. Republic, 

Southland, and Firsc Nacional exhibic simi-

laricies in che use of fine materials, che 

cower or slab-on-a-base parci, special nigfac-

cime lighting, and 50-story plus height. 

37(series) Republic National Bank, Pacific 
becween Ervay and Sc. Paul; was che firsc 
modem high-rise builc afcer World War II 
in 1954. The 50-story cower was added in 
1964. Parti-it is actually chree buildings -
Cwo- cowers and an adjacenc low-rise struc
ture. The handsome embossed natural finish 
aluminum curtainwall has an almosc timeless 
quality. The rocket-like spire is a desig
nated historic landmark in Dallas. 

38 Southland Life, Live Oak and Pearl 
Expressway, was che first major cluster 

of diversified uses in a single complex in 
Dallas, including offices, a hotel and 
retail shops. The parti places cwo 
perpendicularly juxtaposed slabs, short 
1950*3 and call, on a base. The facade 
is a mecal and glass curtainwall with 
marble facing Che ends. 

39 First Nacional Bank. Elm becween 
.4kard and Field, was compleced in 1964. 
Ics "black tower on a vnice base'" parti 

is dramatic. The materials are white mar
ble and dark gray glass. Alchough che 
base seems Co make a gescure co che 
screec. che monumencal "arcade" (3-4 
stories) is out of scale and not meant co 
be walked under anyway; ic doesn'c cover 
che sidewalk and che score froncage is 
very limiced (partial on Akard only). 

90-92 Built 10 years or more later, The 
newer cowers. Main Place, 2001 Bryan, and 
Firsc International do not. in general, 
exhibit che design qualicy of cheir older 
councerparts. All 3 rise direccly from che 
sidewalk. Alchough First International is 
the tallest structure in Dallas (and Ft. 
Worth), heignc ceased co be a major compe
titive concern in che ocher cwo. They neicher 
define or reinforce che surrounding screecs 
(someching che older buildings do) nor 
creace useful plaza space wich cheir secback. 

90 One Main Place. Main becween Field 

and Griffin, circa 1968. SOM. 

91(series) 2001 Bryan Tower. Bryan 

ac Harwood, Circa 1972, Newhaus + Tay

lor. 

92 First International Building, Elm 

at Field, circa. 1975, 56 stories (tal

lest in Dallas). Hellmuth. Obaca, and 

Kassabaum. 



4-26 

'mmm 
fl^xm^ MSSi 

93-100 Historic architecture, a sam
pling of historic structures in downtown. 

93 The Wilson Building, Ervay at Elm, is 
3 modern adaptation of the French Renais
sance style and is made of pressed brick 
with scone and terra cotta trimmings. The 
upper floors are vacant. Built in 1904. 
94 Old Cicy Hall, Main at Harwood. was 
built in 1914 in the classical style of che 
French Renaissance. 

95 Joskes Department Store, Main at St. 
Paul, two blocks from site, is one of 
downtown's chree major retailers. 

96 Kirby Building, Main at Akard was 
built in 1914 as the 17-floor companion 
office building to the Adolphus. 

97 The Majestic Theater, Elm at St. 
Paul, is example of Baroque Theater 
design built in 1921. The building 
has recently received funds for a S4 
million renovation for use as a per
forming arts center. 

98 Sanger Brothers Department Store, 
see El Centre Community College. 
99 First Baptist Church, Ervay at 
Patterson, was built in 1891 in the 
Gothic Revival style. It is the 
world's largest Baptist church. The 
predominant material is red brick. 

100 "Old Red" Courthouse. Houston at 
Commerce and Main, is a Texas Historical 
Landmark. It was built in 1890 in Che Roman
esque Revival style and is made of rough-
cut red limestone and trimmed with gray 
granite. It is Dallas' fourth courthouse 
on the same site. 
Adlophus Hotel. Commerce at Akard, was 
built in 1912 by Adolphus Busch. The 
Beaux-Arts structure features a mansard 
roof, bronze ornamentation, decorative 
brickwork, and ornamental stone sculpture. 

100 
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102 103 

1041 105 

106 

107 

101-107 Entrances. Downtown is laced 

with distinctive and thoroughly enchanting 

historic buildings and most of these 

possess discinccively idencifiable encrances. 

Certainly chis adds to che streetscape 

(orientation, identification, distinction, 

and character), but moreover, ic clarifies 

oriencation by providing a strong landmark 

and a relational/transitional element be

cween Che building and che screec, che 

building'c mosc direcc link co che screec-

life. 

Following in chis line, any area which is co 

be idencified by pedestrians will be rein

forced, help in ics discincciveness, and 

made more vivid if che paths are marked by 

memorable "gateways". They help (along 

with many other elements) to perceptually 

organize the screec-che screec is separate 

but the entry path is clear and inviting -

and emphasis the feeling of cransicion. 

Because chey are full of characcer and 

individualicy, on several levels, people 

can Idencitv/relace co them. 

They help enrich the streetscape wich 

meaningful elements. 

101 The '/Wilson Building, facing che 
sice across Main ac Ervay. 

104 The ICirby Building, facing the 
site across Main at Akard. 

106 The White Plaza Hocel, Harwood. 

102 Dallas, Power, and Lighc Building, 
facing che sice across Commerce. 

103 Dallas Councy Criminal Courts 
Building, Main Screec. 

107 Neiman Marcus. Ervay screec en
crance. 

105 Adolphus Hocel, facade derail. 
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108-112 Transit stops. Main street 
is the primary route for public trans
portation (buses) through downtown. Natu
rally, this generates large numbers of 
people arriving and departing. The stops 
are defined by utilitarian signage only. 
They are otherwise undefined and dreary, sec 
down independently with no thought given 
to experiential considerations or to meaning
ful relationships between the stops (waiting 
areas) and surrounding activities. 
Bus stops are places to stand idly, uncoia-
fortably waiting and watching. There is 
nothing co do that could encourage public 
transportation patronage. 

People naturally seek shelter, security, and 
diversion - the entire street could become 
involved in the commuting activity by pro
viding supportive facilities and activities 
that create a functional/stimulating 
environment. It seems natural for retail 
and entertainment facilities to gravitate 
CO a cransporcation center. It might be 
thought of as an outdoor room, terminal 
area, or "station." 

108 DTS bus on Commerce Screec ac sice. 
109 Hop-a-bus on Harwood, downtown shuttles 
painted pink. (Special pink paint job 
identifies downtown shuttles.) 
111,112 Main Street at Green's and Neiman's 
respectively, transit patrons seek shelter 
from sun and ped-traffic, and something co 
lean againsc. 
110 Typical bus stop on Elm, no benches 
or shelters. 
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108-112 Transit stops. Main street 
is the primary route for public trans
portation (buses) through downtown. Natu
rally, this generates large numbers of 
people arriving and departing. The scops 
are defined by utilitarian signage only. 
They are otherwise undefined and dreary, sec 
down independently with no thought given 
to experiential considerations or to meaning
ful relationships between the stops (waiting 
areas) and surrounding activities. 
Bus scops are places to stand idly, uncosr-
fortably waiting and watching. There is 
nothing to do that could encourage public 
cransportation patronage. 

People naturally seek shelter, security, and 
diversion - the entire street could become 
involved in the commuting activity by pro
viding supportive facilities and activities 
that create a functional/stimulating 
environment. It seems natural for retail 
and entertainment facilities to gravitate 
to a cransportation center. It might be 
thought of as an outdoor room, terminal 
area, or "scation." 

108 DTS bus on Commerce Street at site. 
109 Hop-a-bus on Harwood, downtown shuttles 
painted pink. (Special pink paint job 
identifies downtown shuttles.) 
111,112 Main Street at Green's and Neiman's 
respectively, transit patrons seek shelter 
from sun and ped-traffic, and something co 
lean against. 
110 Typical bus stop on Elm, no benches 
or shelters. 
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DOWNTOWN PATTERNS OF GROWTH 

Public actions and incentives; Two decades of planning, 
implementation of plans, and public-private action have 
influenced decisions which have resulted in new construction 
within downtown. Long-range guidelines have been established 
with the intent of sustaining orderly evolution, timed to 
the pace of natural (private) development, with each of the 
recommended design and circulation proposals complimenting 
and reinforcing the other, components.^'^ Specific actions 
include Thanksgiving Square park and shops, the Reunion 
project, the Convention Center, the Town Lake proposals, 
the Union Station renovation, the designation of the Westend 
Historic District and so on. Each of these actions, along 
with many others, sought to stimulate private investment and, 
for the most part, the results have been excellent. For 
example, two 1 million plus square foot office projects have 
been announced directly adjacent to Thanksgiving Square. 

Character and quality of development; Although the activity 
is impressive in volume, current development still fails 
for the most part to add significant urban or architectural 
design quality, or indeed, to truly meet public needs in its 
spaces or activities. Generally it is neither successful in 
creating exceptional architecture or quality of life. 

Private entrepreneurs may be turning from isolated buildings 
to integrated mixed-use development as they begin to build 
up the north-east side of downtown. However, the majority 
of projects are still predominantly single-use projects that 
appeal to limited user groups and don't relate to the 
city around them. This is due primarily to the fact that development 
continues to take shape in response to market conditions for 
maximum profitibility, generally irrespective of other 
considerations. Booming office and retail markets, a growing 
convention industry, and large accumulations of capital have 
helped spur the latest surge of construction.^^ 
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Diversity: new types of development; While office space con
tinues to dominate new development, numerous other proposed 
projects promise to introduce new activities and environments, 
and bring new users to the area. Among the most notable are Reunion 
Arena, the Arts District, DMFA Museum, a site for the Dallas Symphony 
concert hall, shops and restaurants in the Westend area, enlarge
ment of Farmers Market, the new central Library, and shopping and 
entertainment areas at Dallas Centre Phase 2, and soon-to-be-
completed Plaza of the Americas. 

Pausity of development in the site area; Although the site 
physically lies at the very focus of downtown, intensive 
new development has not taken place there. Some of the 
reasons might be seen as: 

— Freeway access is inconvenient compared to peripheral 

areas 

— Inadeqxoate parking facilities; need for coordinated parking 

systems to serve retail and other new development 

— Site acquisition problems; high costs and multiple 

owners 

— Site development problems; utility placements unknown 

(depths) 
—• Restrictions on new curb cuts; not allowed without 

special permission 
— Auto/pedestrian congestion and conflicts - safety 

hazards and environmental pollution 
— Anti-development attitude of some landowners/business 

owners in this area; evidenced by opposition to Portman's 
project 

~ Architectural conservation; special expertise and care 
required in the rehabilitation and reuse of historic 

structures 
Smaller site area considered somewhat restrictive for 

larger projects 

Development patterns; Even though development in the area 

is sparse, the areas bordering it are being rather rapidly 

developed. See DEVELOPMENT PATTERNS/MAJOR NEW DEVELOPMENT, 

NOVEMBER 1979. 

A line or major axis connecting Southland Center on the 
northeast with Reunion to the southwest defines a corridor 
containing most of the largest scale private development 
occurring over the last 25 years including: 2001 Bryan Tower, 
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the Republic Bank complex. First National-First International 
Buildings, and One Main Place. It appears that the majority 
of new development is being located along the north eastern 
portion of this line north of Pacific Avenue, away from the 
traditional office and retail core along Main, Elm, and Commerce. 
Most of those projects are located on large chunks of land in peri
pheral areas on streets with direct freeway access. To the 
northeast this development is represented by Plaza of the Americas, 
and the Diamond Shamrock Building."* 

A distinct cross-axial corridor of roughly north-south 
orientation connects two areas of new development - the 
Fairmont Hotel - Sedco area on the north and the City Hall 
and Convention Center area along a minor axis following Akard 
Street. This corridor contains structures of all eras 
including many of the oldest and most distinctive: the 
Adolphus Hotel, Kirby Building, and the Magnolia Building. 
It has been hoped that the Civic Center area may generate 
new activity in the southern portion of downtown, while 
to the northwest, continuing construction of Woodall Rodgers 
has spurred an increase in land costs in anticipation of 
increased development interest there. 

The proposed "arts district" (barely underway) appears already 
to have sparked ardevelopmental node on the northern 
boundary of downtown near Woodall Rodgers Freeway and 
Ross Avenue, long an area of vacant land and marginal 
uses (auto lots, junk yards, etc.). Two major office 
projects by developer Trammel Crow may intrude into this 
area continuing the trend away from the traditional core 
and toward the north. The arts district was originally con
ceived as a type of special-use district, smaller in scale 
and lower in density, for visual and performing arts facilities, 
artists' studios, galleries shops and stores, restaurants and 
cafes. No comprehensive plans have been agreed upon, however, 
raising the possibility that an unorganized, piecemeal 
planning and construction process, as well as, intrusions 
of incompatible uses (office towers, etc.) may spoil the 
creation of a cohesive district. 

In the Westend Historic District, development efforts proceed 
slowly but definite progress is evident, although mostly in office 
reuse instead of the shops and restaurants the City was seeking.^" 
The completion of public street and pedestrian projects should help 
to tie the area together and provide a boost to activity. The 
eastern and southeastern portions of downtown have long been 
less intensive areas of mostly marginal uses and this trend continues. 
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Future patterns; Based upon present growth patterns within 
downtown, a general developing pattern may be described. 

The strong northeast-southwest orientation of the major 
development corridor following Main Street skewed northeast 

along Bryan and Live Oak Streets will be emphasized as well 
as the growth to the south precipitated by the City Hall 

and Convention Center. In a major trend north of Pacific 
Avenue, major land uses will leapfrog away from the traditional 
office-retail concentration all the way to Woodall Rodgers 
Freeway near the arts district. Some infilling of less 
intensive areas will occur north along Field Street and in 

the southwestern quadrant of downtown and along the western end of Main.^^ 
the south and west, new development would be more scattered. 
To the south and west, new development will be more scattered. 

However, two concentrations are apparent. The first is the 
Reunion/Westend area which should spark future retail and restaurant 
activity, and the other is the area south of Commerce Street 
between Field and St. Paul Streets where Southwestern Bell, and the 
Federal Reserve Bank are planning projects and the new Central 
Library is located. For the most part, the patterns have been 
established and the trend of development should continue in these 
directions. 

In summary, the general trend within downtown is 
toward a dispersed pattern but one that is reinforcing certain 
discernable corridors by accentuating the existing cross-axial 
development pattern of downtown through the intensification 
of existing corridors, with the new trends being evident in 
the creation of some new developmental nodes. 

The potentially cumulative effect of this present development 
pattern, however, could be to weaken the concentrated core of 
downtown creating a dispersed pattern of elements that are 
not within walking distance of each other. However, corridor 
configurations could create channels which could be effectively 
served by public transportation alignments."" 

Source of data; Information concerning development trends 
within the downtown was obtained from newspaper articles. 
Chamber of Commerce reports. Department of Urban Planning 
studies, and field observations. This data described the 
locations of existing buildings, proposed new buildings, 
and programs and policies in action within downtown. 
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Zone of intensive development 

* Existing intensive development 

* New intensive development 

DEVELOPMENT PATTERNS/HIGH INTENSITY CORRIDORS 
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DEVELOPMENT PATTERNS/ZONES OF NEW DEVELOPMENT 
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LIST/DOWNTOWN DEVELOPMENT ACTIVITY 

The following is a list of significant building projects in 
downtown either completed,under construction, or in the plan
ning stages: 

1 DALLAS MUSEUM OF FINE ARTS, in planning stage; joint public/private fun
ding; Edward Larrabee Barnes, architect. 

2 OFFICE TOVfER, proposed 50 story high-rise by developer Trammel Crow. 

3 CONCERT HALL, proposed facility for Dallas Symphony Orchestra, land has 
been acquired. 

4 DIAMOND SHAMROCK TOWER, locaced on che souchwest comer of San Jacinto 

and Harwood. At ground level will be a bank, savings and loan, and tide 

company. Ac roof level will be a health club, wich racquec ball, jog

ging Cracks, welghc room, and healch food bar. Approximacely 800,000 

square feet in 50 stories. 

5 PLAZA OF THE AMERICAS, a 2 million square foot multi-use complex consis

ting of two 24 story office towers with 1.2 million square feet, a 15 

story 442 room hocel, a 1,000-car parking garage, and a 100,000 square 

foot center containing seven restaurants, retail shops, and numerous 

entertainment facilities, all within a 15 story enclosed atrium. The 

atriiiin will contain an ice skating arena, an achlecic club wich cennis 

courts, swimming pool, jogging crack, handball/racquecball courcs, and 

exercise facilicies will be located above che parking garage; expected 

completion date is the summer of 1980. 

6 ADDITION TO SOUTHLAND CENTER, a 31 story 530,000 square foot office 

tower adjacenc to Che Southland Life Tower; under eonscruccion. 

7 DALLAS CENTRE, a mixed-use complex Co be conscructed in three phases. 

Phase one, a 30 story diamond shaped office cower, has been compleced; 

ulcimately Che developmenc will consisc of 1.7 million square feec of of

fice space, a 500 room hocel. 150,000 square feec of recall shops and 

restaurants, an apartment complex of 700,000 square feec. and parking 

for 2500 aucomobiles. All elemencs of che projecc will be linked to 

each other and the rest of downtown by pedestrianway. 

8 ADDITION TO REPUBLIC NATIONAL BANK, low-rise addition to bank facilities. 

9 ATLANTIC RICHFIELD BUILDING, proposed 50 story office cower for ARCO 

occupying an entire city block directly across from Thanksgiving Square; 

no definite construction date has been announced. 
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10 PLACID OIL TOWER, 50 story. 1.5 million square foot office tower and pla
za with 6 levels of underground parking; the building will house the 
National Bank of Commerce of Dallas and serve as corporate headquarters 
for Placid Oil and several other Hunt companies; completion is expected 
in 1982. 

11 MAJESTIC THEATER, Elm at St. Paul, was builc in 1921, and donated to the 
City in 1976. It is being restored for use by a group of performing 
arts organizations, including the Shakespeare Festival of Dallas, Dallas 
Ballet, Dallas Civic Opera, and the City for use as a performing arts 
cencer. 

12 WESTEND HISTORIC DISTRICT, a 55 acre area, was designated in 1975 and 
funded in the 1975 Capital Improvements Bond Program with 1 million 
for street improvements, street lighting, and the first phase pedestrian 
mall on Market Street from Munger to Elm. The warehouses represent the 
highest concentration of early non-residential structures extant in 
Dallas. It is a homogeneous complex of relatively low warehouse buil
dings with a dominant reddish brick coloring clustered along the rail
road tracks. These early 20tfa century structures, built primarily in the 
Chicago School style, bear witness chat Dallas imported midwestern de
sign concepts and scandards jusc as ic depended on rail transportation to 
link ics commercial and induscrial progress wich larger mecropolican 
cencers. The discricc includes councy govemmenc buildings and commercial-
scyle offices, as well as period warehouses. 

Revicalization already reflected by the resurgence of activity in the 
district, has screngchened the hope that the area could develop into a 
specialty shopping and restaurant area similar to San Francisco's 
Ghiradelli Square or Seattle's Pioneer Square. A walking tour suggests 
a mix of boutiques, small theaters, art galleries, and restaurants could 
bring the warehouse area - and downtown - alive at nighc as well as in 
the daytime. Although some of the buildings appear in a state of dis
repair, almost all are occupied by light manufacturing concerns used for 
storage. Some of the buildings' arches and there are applied facades as 
well as poorly painted exteriors, but generally, the buildings are in 
excellent condition and ready to be recycled with a minimum of rehabili
tation. Major problem: no daytime parking in this part of downtown. 

Some of the more notable efforts in downtown to renovate and reuse old struc
tures include: 

OLD DALLAS CITY JAIL, built in 1906, is a 2 scory building, remodeled inco stu
dio offices for attorneys, architects, and design professionals. 

HIGGINBOTHAJt-PEARLSTONE WAREHOUSE, on Market Street, a Mexican market and restau
rant complex called El Mercado and 300 seat Villa Placita restaurant. 

THE COFFEE ROASTER AND GROCERY HOUSE, 2225 Laws Street, 2 old Waples-Placcer 
warehouses, being remodeled inco condominium offices and residences. 

MKT (Kacy) BUILDING, 701 Commerce, office space. 

TEXAS SCHOOL BOOK DEPOSITORY (Carraway-Byrd) and the Purse Building (601 Elm), 
purchased by the county for office expansion. 

TOWER PETROLEUM BUILDING, at St. Paul between Elm and Pacific, is 46 years old 
with 22 floors containing 98,000 square feet. The Art Deco marble 
and bronze lobby will be restored, the interiors updated, and the exterior 
marble will be cleaned. An awning will be added to the front of the buil
ding. 
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CORRIGAN TOWER, is a 27 year old, 17 story structure. Renovation will include 

a completely new ground floor with a modem storefront creacmenc, a 40 

fooc high landscaped acrium, and a new escerior facade intended to update 

the appearance of the upper floors. Completion is early 1980. 

2008 Laws, 1922 building, renovated by a filmmaker and 10 others, including photo

graphers, visual artists, and an audio-visual company. 

B.F. AVERY AND SONS BUILDING, 208 N. Market, built during Che first decade of chis 

century is used for offices and shops. 

OLD SPAGHETTI WAREHOUSE, a restaurant, has been operating successfully since 

1973 in a building used originally for a pillow factory. 

MKT (Katy) BUILDING, 701 Commerce, office space completed in November, 1977. 

UNITED NATIONAL BANK (Kirby) BUILDING, Main at Akard, built in 1913, 155,000 

square feec, refurbished and thriving since 1978. 

"OLD RED" COURTHOUSE, 1890, undergoing interior remodeling for councy office 

space; Pratt, Box, Henderson, architects. 

311 BUILDING, Akard at Jackson, remodeled office space for Southwestern Bell. 

PLAZA EL CENTRO, is a remodeled garage building chac now accommodates moderately 

priced food and cloching operations. 

1800 NORTH MARKET STREET, built in 1922 housed manufacturers of architectural 

products like stamped metal ceilings; renovated into architects and law 

offices. 

ADOLPHUS HOTEL, new owner plans to completely remodel the hotel interior and 

make improvements to the later additions. 

13 CENTRAL RESEARCH LIBRARY, the complex will feature 11 levels (7 above 

ground), a 200 car underground garage, and seating for 2900 users; its 

ultimate storage capacity will exceed 3 million volumes; it will be linked 

by underground pedestrianway to the Cicy Hall; eonscruccion began in 

December, 1977; expected completion in late 1980. 

14 ENSEARCH BUILDING, 15-20 story office building, for Ensearch Corporation 

to be completed in early 1980; Harwood K. Smith, archiceccs. 

15 HYATT REGENCY-REUNION COMPLEX, this project includes a 1,000 room hotel, 

theme tower topped by a geodesic dome, revolving restaurant, and observation 

deck, specialty shops, an 18 story atrium, fountains, and a large park. 

Future phases may include offices and apartments depending on market 

conditions. 

16 UNION STATION, a historic railroad scacion on Che Nacional Register, builc 

in 1916, it was designed by Jarvis Hunt in Che spirit of Chicago "White 

City" Mercantile Classicism; the lower floor serves as an Amtrak and Surtran 

terminal, a visitors center, and other commercial passenger activity. 

Other portions of che building contain shops, offices, and restaurants. 

Its restoration was in connection with the Reunion Project. 

17 REUNION ARENA, a 19,000 seat arena scheduled to be compleced in mid 

1980- che facilicy will accommodate sporting events, concerts, exhibits. 

and crade shows; ic w i U also augmenc che heavily scheduled convencion 

facilicies. 
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18 CONVENTION CENTER expansion, exhibition facilicies. 

19 FARMERS MARKET expansion, improvemenc and expansion of exiscing facilicies; 
basically consiscs of a series of sheds where individual farmers sell 
their produce wholesale and recall; ic is mosc acclve on weekends during 
wincer monchs and daily from early spring to Thanksgiving. 

20 OLD CITY PARK expansion, Dallas first cicy park; many of che area's his-
corical buildings have been moved inco Che park for preservacion and 
restoration; the expansion will add an adjacenc block. 

21 DALLAS ATHLETIC CLUB, an old criangular office building, ic is being 

scudied for reuse as an apartment building. 

22 FOX AND JACOBS housing developmenc, a 55 acre developmenc of single 

family housing in Che $80,000 class. 

23 MAIN MALL, proposed plan Co develop a 5 block segmenc of Main inco a 
pedescrianway wich widened sidewalks, landscaping, bus shelcers, and 
fewer traffic lanes; no funds have been allocated. 

24 AKARD STREET IMPROVEMENTS, proposed plan to extend Che Akard Street 
pedescrianway 3 blocks north to Pacific Avenue; construction funds for 
improvements from Commerce to Elm were approved in 1975; no construction 
date has been announced. 

25 EL CENTRO COMMUNITY COLLEGE, occupies the Sanger Brothers Department 
Store, built in 1910 and renovated in 1968, plus a new addition com
pleted in the summer of 1979; the old portion is considered an excellent 
example of the Chicago School of Architecture and is on the National 
Register. 

26 THANKSGIVING SQUARE, is -operated by a privace foundacion; consists of a 
chapel and chapel garden commemorating world thanksgiving; open from 10 
to 5 weekdays and 1 to 5 weekends; the Bullington Truck Terminal below 
is owned and operated by the City; the terminal has 43 loading docks 
and is designed to serve 8 million square feet of office space. 

27 FEDERAL RESERVE BANK, proposed expansion adjacent to existing building, 
no plans have been announced. 

28 MAGNET SCHOOLS, the Arts Magnet High School (28A) has been completed 
recently; the Dallas Independent School District has purchased the buil
ding at 912 S. Ervay (28B) for the Law and Public Administration magnet 
high school; the Human Services Center Magnet School (28CT is located 
across from Old City Park; other sites for additional magnet schools are 
being considered around the perimeter of downtown. 

29 ONE CUMBERLAND HILL, an 8 story, 100,000 square foot office building with 
2 levels of underground parking, completed in August 1977; an additional 
office tower in the same location is planned for the near future. 

30 DALLAS CITY HALL, dedicated in March, 1978; designed by archicecc I.M. Pel, 
ic consiscs of municipal offices for 1400 ciCy employees, a 1400 car under
ground parking garage, and a public park and plaza. 

31 CARPENTER PLAZA, a major portal park at the intersection of Live Oak and 
Pearl Expressway; construction funds were authorized in 1975; no definite 
construction date has been announced. 

32 REPUBLIC MOTOR BANK, completed and operating since November, 1976; peri
meter location keeps its patrons ouc of Che congested center of downtown. 
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33 SKYWAY PROJECT, Chree incerconneccing pedestrian bridges connecting 

2001 Bryan Tower, Souchland Cencer, and Plaza of che Americas by way of a 

private park/retail development; the land will be publicly owned; com

pletion is expected by late 1980. 

34 REPUBLIC/DALLAS CENTRE PEDESTRIANWAY. approved for funding in July. 1979, 

it will be che only conneccion becween Thanksgiving Square and oCher 

developmencs across Sc. Paul Screec. 

35 DALLAS COUNTY JUSTICE CENTER, locaced ac Commerce and Industrial Blvd. 

on a 19 acre site; includes an 3 story jail, a 4 story jail support 

facility and court, and office areas clustered around a central atrium 

space; first phase completion in niid-1981. 

36 MARKET STREET PEDESTRIANWAY, preliminary plans have been developed for a 

pedestrian mall through Che Wescend Historic District connecting to the 

Councy Government complex. 

Sources °J^^^-^-^^^^^^ ^^^ ^^,,^^,,, ^,,^,,1, f„m ^gazine and newspaper 

articles. 
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MAJtUT CEVTZR QC7ANSI0NS 

Coaplcced In 1979: 
Wocl4 Trad* Cencar *• 4 million new square feec. 
Loewa AOACOI* BOeel, 900 rooms 
ApMr«l Mart *• I olllion new square feec 

Pr«f«a«d facilicies for Cobb Stadium site: 
1000 roo« ho M l 
2 •lllloa square £«*C narkac facilicy 
chaacar 
syavheny hall 
aparcaanc eomplax 
an lacamadonal coafarance cantar 

ss 

Proposed projects 

Under construction 

^ Completed in past 2 years 

^ Renovation 

DEVELOPMENT PATTERNS/MAJOR NEW DEVELOPMENT, NOVEMBER 1979 
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ISSUES IN DEVELOPMENT 

What are some of the issues and preferences (constituting basic 
criteria) to which the development program must respond in order 
to manifest a positive reaction and beneficial impact in the 
area? 

This is intended to be a guide to preferences on issues of major 
concern; a broad-based range of factors from which priorities 
of dominant factors with regard to the development of the project 
could be determined. 

These 'criteria' would be expected to manifest a positive reaction 
or value and result in a probable beneficial impact. These are 
not generally specific enough to give enough real direction to 
the areas of concern to prescribe specific interpretations of 
how they should be carried out. They should help in the formulation 
of specific proposals. 

They should help to suggest: 1) how the project should look, 
2) how it should work, 3) what kind of activity goes on there, 
4) who does what, and 5) when. However, 6) precisely how all 
this could be designed, 7) what would be the result of doing 
various schemes, 8) what issues took higher priority over others, 
and 9) if there was any basic contradiction inherent in these 
priorities, is not clear. 

Heritage and Preservation and reuse of noteworthy structures. 

architectural 

quality Reemphasize historic use of area (multi-use) under

standing the uniqueness of che historic fabric and 

its contribution to the character of che area. 

Open Space For residents (adults and children), workers, shop

pers, and visitors. 

For activities and landscape. 

Scale Intimate feeling in relationship between building 

intimate feeling between people and buildings. 
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Pedestrian 
Activity 

Vehicular Activity 

"TT»«,-" User' Amenities 

Seasonality 

Recreation 
Opportunities 

Housing 

Commercial 
Activity 

Cultural 
Activity 

Ease of circulation within downtown. 

Direct access to amenities. 

Ease of access Co CBD/desire for protected pedestrian 
paths through buildings. 

Safety/security (day and night) through better lighting 
and good survellance. 

Coordinated with vehicular pattern 

Coordination of exterior and interior pedescrlan 
rouces. 

'Goals' and 'evencs' marking pedestrian paths. 

Direct access and parking in downtown. 

Non-interference with pedestrians 

Public transit access to downtown. 

Greater variety and quality 

Public restrooms 

'Casual' amenities provided (seating, fountains, etc.). 

Protection from extremes of climate (by placement of 
SCruccures). 

Balance of uses to avoid extreme seasonal fluctuations 

Specialty attract activities to avoid seasonality 

Outdoor public spaces adaptable to seasonal variations 

Active (tennis, swimming, mnning, etc.) 

Passive (walking, sitting, cogitating) 

Year-round facilities 

Variety of types and sizes 

Special consideration co accommodating families 

Clothing, hardware, food, and household needs 

Marketplace area 

Hoscelry (exiscing) 

Wide range of small specialcy shops 

Variecy of eating and drinking places 

Performing Arts 

Gallery complex 

Cultural events (demonscrations/exhiblts/concercs) 
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Transportation 

Primary generator 

land use 

Fabric land use 

Support land use 

Municipal finance 

Social effects 

Landmarks 

Private auto parking adjacent 

Local mass transit stop depot 

Downtown parking but inconspicuous or remote from 
core (possible) 

Minibus (exiscing) 

Rapid transit (future) 

Many possibilities: residential, office, retail mall. 

hotel, entertainment, pedestrianways, park/plaza, 

office 

Shops: delicatessen, sporting goods, crafts, gourmet 

store, clothing specialties, department score, hardware, 

food, pharmacy, books 

Parking and service as required by zoning 

Tax revenues 

Capital costs 

Maintenance costs 

Relocations 

New resident type makes more demands on city services 

CBD as a "mixing zone" 

New resident type 

New Job opportunities 

Building entrances 

Observation/orientation points 

Distinctive image 

Source: 
Adapted from Cutler, Sherry and Laurence, Recycling Cicies for People, 

The Urban Design Process, (Boston:Cahners Books. 1976), p. 93. 
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THE DEVELOPMENT MENU 

Introduction 

It is possible and appropriate to propose and begin eval
uating development and conservation alternatives for the 
site at this point. At the outset of the project, a num
ber of general approaches to development and conservation 
were evaluated in terms of the major goals and objectives 
outlined for the project. These approaches, and their broad 
evaluation, are outlined in the following matrix. 

It is apparent that no development at all on the site is 
unlikely as it will continue to be underutilized and possibly 
even deteriorate; it is not likely the public will purchase it 
to hold it free from commercial development. ' If a major 
part of the site is to be conserved as public space, then part 
must also be developed to carry the cost of public amenity, and 
to provide a continuing use for the public space resource. 

The matrix shows that this development could be balanced and 
intensive; this form of development also meets the goals and 
objectives of the project. As a mechanism for further narrowing 
the choices within this balanced and intensive development 
approach to development and conservation on the site, a 
Development Menu was established. The menu lists arguments 
for and against specific development possibilities on the site: 

1) Residential and related activities 
2) Regional retail 
3) Cultural and entertainment facilities 
4) Trade facilities 
5) Office development (regional) 
6) Commuter facilities 
7) Educational center 
8) Hotel and related services 
9) Public open space 
10) Recreation facilities 
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Results Of The Evaluation 

Review of the arguments presented for and against each pos
sibility assigned it to one of three categories: probably a 
significant development component, tagged for further con
sideration as a secondary development feature, and probably 
not considered as a major component. 

Significant Aspects Of The Plan 

The following were deemed as contributing "significant" 
aspects of the plan alternative for the project: 

Residential; not only will there be significant demand for 
housing in downtown in the future, but this form of develop
ment offers many opportunities to meet project goals. 

Regional shopping; existing uses surrounding the site suggest 
that this outstanding opportunity to reinforce, strengthen, 
and focus the potential of a historic shopping district 
cannot be ignored. This type of development also offers 
several opportunities to satisfy project goals. 

Both these exemplary components could potentially exercise 
dramatic and widespread influence over the nature of 
development activity in downtown. This could eventually 
come to be their greatest contribution. 

Public open space; also one of the most significant aspects 
but its inclusion is problematic due to economic considerations. 
Its inclusion must be in combination with other revenue 
producing components. 

Identified For Further Consideration 

In addition to these primary forms of development, the following 

possibilities were identified to balance and round out the 

whole: 
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Office development; given the traditional advantages of this 
use in providing a balanced development, it would make little 
sense to ignore it in considering a development plan. The 
importance of the service sector to the downtown economy 
suggests the continuing need for space for offices (of various 
types, hopefully attracting more small offices back to 
downtown). Even though there will be many other opportunities 
for these activities in downtown it is not unreasonable to 
expect the development could provide an exemplary environment 
in accordance with project goals. 

Recreation, entertainment and cultural facilities; not only 
will a growing mixture and concentration of residential, 
retail, and offices on the site and in the area facilitate these 
activities, but they are highly compatible with project goals. 

Commuter facilities; because of the site's location as a possible 
"collector" of commuters, both from downtown and from 
the city in general, a multi-function commuter terminal seems a 
strong development possibility, an opportunity to provide a 
center of attention, a focus for public transportation downtown. 

In addition to these primary possibilities, there may be reason 
why special facilities (educational, governmental, medical) 
might be desirable. However, the reasons would have to be 
relatively special ones, since the accommodation/market for 
these activities is fairly stable in the area. 



Evaluation 
parameter Residential Trade Retail 

Cultural/ 

entertainment Office Open space Hotel Recreation Balanced 

amount of site 

that could be 

utilized 

some to all of limited by 

the site market 
some to most 

of site 

1-4 stories 

some CO most of ^°'^ '° ""^t 
site °f site 

some of site some of site some of site all of site 

compacibilicy 
with exiscing 
environmenc/ 
context 

positive, as long no problems 

as pedestrian 

environment con

tinues to improve 

positive positive 
no problems no problems, 

positive 
generally 

positive 
no problems, 

new use 
depends on 

mix of uses 

ability to 

stimulate 

related 

development 

benefit to 

general 

public 

moderate to high generally high 
depending on size, 
retail and ser
vices most 
affected 

direct - low to none 
none, signifi
cant indirect 
value 

high 

high 

moderate Co high ^oderaCe Co 

high 
high 

high 

high 

low CO none 

moderate 

depends on 

operational 

policies 

moderate to 

high depending 

on mix 

depends on 

mix of uses 

adaptibility to high 
market varia
tions (flexi
bility over 
time) 

impact on current highly positive 
policies and 
objecclves 

ability to pro- high/boch 
mote diversity + 
balance of uaes/ 
social groups 

high high low 

coac/recelpc 
Co governmenc 

high/low 

direct 

marginal 

high/high 

generally 

positive 

moderace Co 
high depending 
on nacure of 
developmenc 

high/high 

high 

generally positive, 
no problems 

high 

marginal 

moderate/ 
low direcc high/low 

high 

generally 

positive 

moderace Co 

high/uses 

high/groups 

moderace/ 
ve ry low 
direct 

moderate, a high, if 
large facility phased to 
not easy to demand 
convert 

generally 

positive 

low Co none 

high/high 

positive 

high to 

moderate, de

pending on 

operaCional 

policies 

moderace/ 

low recelpc 

high, parti

cularly If 

phased In re

sponse to suc

cess + market 

conditions 

highly positive, 
depending on 
mix 

high, de

pending on mix 

of uses 

high/high 

APPROACHES TO DEVELOPMENT ON THE MAGNOLIA SITE 



5-8 

RESIDENTIAL AND RELATED ACTIVITIES 

Description 

Medium to high density residential development, apart
ments or condominiums, including appropriate shopping, 
service, and recreational facilities necessary to sustain 
community" life. Medium to high rise configuration, 

middle to upper income groups. 
Min.-Max. no. of units: 400-700. 

Argumencs for 

Growth of populaclon and households is creacing 
a market 

Appeal of convenience of urban lifestyle is 
growing 

- Satisfies a recognized market for downcown 
housing (Cooper Study, 1975) 

- Accessibility of site to downtown employment 
center, and to the region in general 

- Exiscing and planned amenicy in the area will 
make it an increasingly attractive place to live 

- The growing concern about the distance between 
residence and work will encourage people Co live 
closer Co employment centers 

- Old inner city residential areas are experiencing 
revicalizacion. People are already moving inco 
inner ciCy neighborhoods 

REGIONAL SHOPPING FACILITIES 

Descripcion 

Large aggregacions of specialized shopping opportunities, 
restaurants, and nightclubs, generally directed toward 
the regional markec. 
Min.-Max. square footage: 100,000 to 400,000 

Arguments for 

_ Reinforce existing activity and character in che area; 
strengthen the identity of downtown as a shopping distric 

- Could spawn related shopping and service opportunities 
in the area 

_ Could provide a focal point for downtown shopping for fut 
residents, and downcown in general (cencral locacion) 

- Could be a locus for culcural and entertainment activities 
- Could relate to Civic Canter and strongly tie it into 
downtown; a town square bringing separate areas together 

- Ability to identify with Neiman Marcus, an established 
draw of suburban residents and couriscs, incemacionally 
known; instant prestige 

- Strong accivity generator 

- Could help to diversify and balance uses in downtown 

- Could begin to establish a stable and loyal residenc 

community 
- Inject needed 24 hour activity 
- Make more efficient use of existing infrastructure 
- Combined with other planned residential projects, 

could help create the critical mass needed to achieve 
a significant impact on downtown life 

- No appreciable increase in traffic volume or congestion 
problems 

Argument against 

- Many elements must come together to ensure optimum impact 
on downtown life and environment 

- Uncercaincy of a trendsetter 

- Success of other residential developments is undetermined 
at present; its actual popularity and appeal is relativelj 
unproven in Dallas. : 

- Unless carefully planned, does not necessarily improve | 
quality of life 

~ Planning must account for all the impacts that the 
downtown environment will have on the inhabitants (young 
children, elderly, high-rise living, parks, playgrounds, 
school, density) 

- Residential development may not provide sufficient return̂  
on high priced land 

- Dependent on ocher complemencary projects co achieve 
significant impact on downtown environment. 

- An "urban" shopping environment in contrast to 
suburban centers; could provide an exemplary alcema-
tive to suburban (inward focused, low density) shopping 
environments. 

- Influx of commuters both on and off site could bolster 
the accivicy if shopping is associated with transit 
facilities 

Argiiments against 

- Would have to compete with existing concentration of 
regional shopping closer to the City's affluent areas. 

- Accessibility may not give a significantly greater 
advantage due to economic topography of city and relatim 
to existing centers 

- Parking poses a problem; could bring heavy traffic co 
the site 

- Possible competition againsc specialty shopping areas 
in Oaklawn area adjacent to downtown. 

DEVELOPMENT MENU FOR THE MAGNOLIA SITE 
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COMMUTER TERMINAL 

Description 

- Proper facilicies could help encourage che use of 

public cransporcation. 

- Compatible with related development and existing uses. 

- Could facilitate efficient, convenient, enjoyable novemenc 

wichin downcown area and ac che cicy scale. 

A mulci-funccion public cransportation center for buses, 

taxis, and future rapid transit system, including retail, 

restaurants, other support facilities (rent-a-cars, 

airline reservations) and transit authority offices. 

Arguments for 

- A focal point for Main Street Transitway 

- Central location point for collection of commuters 

Arguments against 

- Over centralization of transit facilities could possibly 
crap heaviesc accivicy in one area. 

- Would cencer a large influx of craffic on che siCe. 
- Noc sufficienc unless part of a comprehensive system of 

downcown Cerminals. 

EDUCATIONAL CENTER 

Descripcion 

Special education facilities and opportunities to serve che 

region, possibly arcs, science, religion, healch, liceracui 

urban scudies, archiceccure. acc. ; research excension of 

exiscing college. 

Argumencs for 

- General accessibilicy Co region 

- Compacible wich oCher developmenc 

- Could be a faccor in accraccing certain market groups 

co live on che sice or in Che immediace vicinicy 

- A presciguous inscicucion ac che cencer of cown 

- Encourages a diversity of social/age groups in Che 

area (aC lease during che day). 

Argumencs againsc 

- Depending on che specific use, ic could creace a good 
deal of craffic 

- There are many exiscing sices and loci of educacional 
accivicy in che region. Mosc inscicutions are heavily 
committed Co cheir presenc locacions. 

HOTEL AND RELATED SERVICES 

Descripcion 

Luxury conventional hotel including supportive convencion 

facilicies, rescaurancs, shopping; linked Co ocher 

surrounding hoCels. 

Min.-Max. No. of rooms: 450-1000 

Argumencs for 

- Growch of convencion induscry concinues co 

warranc new facilicies co handle larger convencions 

- Proximicy of site to Convention Center 

- Compatible with existing adjacent hotel facilities 

and related uses 

- Could help to scimulaCe relaced developmencs 

- Scrong linkage co Convencion Cencer already exiscs 

in Akard Mall 
- More efficienc use of infrascructure 

Arguments against 

- Impact on area craffic could generate problems 

- Mould not bring new user groups to downcown or 
encourage che incenningling of presenc social groups 

- Will noc acc Co change currenc accivicy oaccem downcown 

- Generally lictle direcc benefic for Che general public 

- Unlikely co reinforce che scale of che hiscoric fabric 

of che area 

- An Inappropriacely non-public, excluxive use foflcs 

important central location (this -ise is orienced coward 

couriscs, conventioneers, transients in general). 
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CULTURAL AND ENTERTAINMENT FACILITIES 

Description 

Theaters, auditoria, music hall, museums, gaieties, 
movie theaters, amphitheater, nightclubs, restaurants, 
discos, artist studios. 

Arguments for 

- Compatible with residential, commercial and 
relaced developmenc 

- Could assure activity in commercial areas in off-hours, 
(evenings, weekends), and help diversify uses in downtown. 

- General accessibility to the rest of the region 
- Could help to relieve overburdened facilities - example 
is State Fair Music Hall 

- General public interest in and support of art and 
entertainment is growing 

- A prestige amenity Co enhance other developmenc 
- A 'public' facilicy; a gesture to the community. 

Arguments against 

- Could cause heavy craffic and congestion at certain 
times; however, it is likely these periods would be 
during off-hours. 

- Might compete against planned Arts District, Reunion Arena 
and Majestic Theater restoration; must establish ics 
own particular identity. 

- Plans for Fair Park are uncertain so relationship 
is not clear 

- Plans to renovate Majescic Theacer. 
- If civic sponsored it would be tax-exempt 
- The trend of the last twenty years has sent most 
entertainment to che suburbs. 

TRADE FACILITIES 

Description 

Major market development including individual showrooms, 
trade exhibition halls, retail, restaurants, and necessary 
support activities. 
Min.-Max. Square footage: 1-2 mill. 

Arguments for 

- Dallas is one of the country's largest market centers. 
Continued growth of the industry is creating a market. 

- Compatibility wich existing convention activity in 
downtown. 

- Source of business for retail and hotel services. 
- Proximity to Dallas Market Center. 
- Accessibility to downtown amenities (perhaps an 

advantage over the Market Center). 
- A major facility to compete with DMC and, in another 

sense, to augment its facilities. 

Arguments against 

- Difficult to compete with established Market on che 
basis of size alone. 

- A highly exclusive use and activity which is not 
public-oriented; occasional exceptions. 

- Would generate heavy traffic during Che busiest hours. 
- Would probably produce a "bulky" windowless building 

REGIONAL OFFICE DEVELOPMENT 

Description 

Medium to high-rise development, to actract relatively 
large private concerns for regional offices and national 
headquarters. Class A luxury office space. 
Min.-Max. S.F.: 500,000 - 1.5 million 

Arguments for 

- Compatible with existing uses 
- Relatively good addition to the tax base 
- Proximity co municipal, county, federal 
government offices and major banking institutions. 

- Possible source of employment for on-site residents 
- Source of business for area retail and project 

retail 
- Accessibility to public transit 
- Flexibility of physical facilities to changing 
market demands 

- Follows trend back Co downtown offices; demand is 
high 

- Proximity to planned art/cultural amenities in che 
area 

Arguments against 

- Would compete with several new luxury office projects 
in planning and under construction 

- Generates heavy volume of traffic in morning and 
evening in an already congested area 

- Continues and reinforces the current activity and 
time/use pactems, and user groups, without 
encouraging new uses in adjacent development 

- Inefficient use of infrastructure 
- Large offices generally do not maintain significant 
contact with the general public; office buildings 
do not directly enhance their lives 

- Office buildings tend to promote an atmosphere of 
impersonality in a neighborhood, this relates to 
design, scale, and single-use structures 

- Not a community use. No relation to the "public". 
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PUBLIC OPEN SPACE 

Description 

A major public space combined with complemencary high incensic-
uses including shopping, rescaurancs. screec cafes, beer halls 
promenades, arcades, ecc. 

Arguments for 

- Central area of downtown has no major open space 

- A common area ac che hearc of downcown could be a focus 

of downtown identity; a "city room". 

- Could facilitate pedestrian movement between districts 

- An amenity for people who live, work, shop, etc. nearby 

- Area "breathing space". 

- Compatible with existing uses 

- A catalyst for related development; a locus; (Especially 

for residential development); accordingly, residential 

development requires open space. 

- Encouragement of new activities and new user groups 

- A cencer for highly visible informal accivicy 

- A cencral focus for che pedestrian system 

Arguments against 

- Uneconomical use of high cost land; low return co 

developer and owners, depending on relaced uses and 

densicies. 

- If civic-sponsored, ic will be cax-exempc. 

- Large open area, ocher Chan screec, would require removal 

of exiscing scruccures 

- If noc well planned, could resulc in a poorly defined space, 

a disrupcion in Che screec corridor 

- If planned co include sCreec, would require excensive 

craffic planning. 

RECREATIONAL FACILITIES Could spawn relaced service opporcunicies in che area. 

Could be a locus for social/encercainmenc accivicies. 

A 'public' facilicy; a gescure co che community. 

Description Arguments against 

Gymnasium, indoor swimming, indoor crack, mulcipurpose rooms, 
lounges, rescaurancs and so forth. 

Arguments for 

- Highly compatible with residential and office development. 

Diversify uses and activities in downtown. 

- A possible prestige amenity to enhance other development. 

No appreciable increase in craffic volumes or congescion 

problems. 

- A necessary adjuncc co residential accommodations 

- An amenity Chac could help make downcown a more 

accraccive place Co live and work. 

No adjacenc outdoor recreation areas. 

Adjacent high-rise construction could block sunlight. 
Phased construction/expansion may be required Co 
insure operacional efficiency if facilicies are co 

be public. (eonscruccion of new residencial, offices. 

and so forth generaces more users Chan ancicipaced). 
Lower cecum Chan some ocher uses; should be builc in 
conjunccion wich ocher uses. 

Unless carefully planned, does noc necessarily improve 

qualicy of life. 

If civic sponsored ic will be cax-exempc. 



VI 
Implementation 
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THE CLIENT PROFILE 

The development is conceived as a joint public/private 
undertaking whereby the City uses its unique powers to assemble 
the land and fund the public use portions such as the truck 
terminal facility, related parking, and pedestrian ways. 
Consequently the private developer purchases the Magnolia 
Building and leases the air rights over the public facilities 
within which it constructs the new developments. 

Rationale 

The following statement is from The Magnolia Building - Request 
for Proposal to Purchase, Develop and Reuse; 

"(Proposals) should address the use of the 
building and its relationship to the surrounding 
blocks and the (downtown) as a whole....The city is 
willing to participate in the full reuse of and 
development of the building and possibly the block. 
A joint public and private development plan may be 
proposed, provided it meets the City's goals for 
the building and the block.... Innovative financial 
packages may be proposed. Possible legislative 
action by the city council, which the developer 
feels is vital to the realization of the project, 
may also be proposed for the City's consideration." ""̂  

The City's goals for the project are i9 

Further revitalization of the (downtown), particularly 
with uses which would add diversity and amenity; 

Coordination with and facilitation of redevelopment of 
adjacent property, preferably including the entire Magnolia-
Neiman Marcus block and including the strongest possible 
retail or entertainment component; 
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Enhancement and extension of public facilities and amenities 
in the vicinity, including existing and planned malls, enclosed 
pedestrian ways, parking and truck terminal facilities; 

Improvement and reinforcement of the attractions serving 

convention visitors and tourists; 

A reasonable economic return for the City; 

Preservation of significant landmark buildings. 

Obviously, the City sees this as an opportunity to effect 
potentially far reaching and positive impact on downtown 
as a whole. The City's direct involvement could help to 
ensure the attainment of these goals. 

Some cities have taken strong initiative roles towards pro
moting and achieving such goals through cooperative joint 
ventures with private developers. Two highly successful 
examples of this cooperation are the Gallery in Philadelphia, 
and Faneuil Hall in Boston. In both instances the land 
and the buildings are owned by the city and the developer 
(the Rouse Company) has a 99-year lease. 

In Philadelphia, the city's redevelopment authority built 
the building shell, paying two-thirds of the total project 
cost with Federal urban renewal funds. In exchange for a 
99-year lease on the shell, the Rouse Company paid one-third 
of the cost and completed the retail space.^° In Boston, the 
public subsidy from city, state and Federal sources amounted 
to approximately one-third of the total cost. The project 
cost to the developer included in addition to the construction 
costs, design, legal work, and the costs of getting the tenants 
in place.^ In both cases, the development costs were unusually 
high. Without these public subsidies the rents would have 
been out of sight and, consequently, no developer could have 
done the job. 

Again, in both cases, the projects have both met and exceeded 
public objectives, and been highly profitable for City and 
Developer. 
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Responsibilities 

The project will be a public/private joint venture. The parti
cipants will be: 

The City of Dallas - the City, acting through a chosen agency, 
will act as owner and construction manager; the city will own 
the land and the buildings. 

The Developer - a private developer will share the project 
cost and, in return, will be given a long-term lease on the 
building shell, and the option to rights for additional 
construction subject to the City's approval. 
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COSTS, FINANCING, AND MANAGEMENT 

Introduction 

The Magnolia-Neiman Marcus area is an important element in 
plans to revitalize the center or "heart" of downtown as 
well as in the improvement of the larger area - downtown as 
a whole. Historically this area has been at the center of 
activity in downtown. However, it is fast becoming, as the 
Department of Urban Planning explains it, "the hole in the 
doughnut of the CBD", as new development surrounds it. Both its 
present state of underutilization and its potentials have 
been illustrated. Certainly, its locational advantages 
and historical/architectural significance lend it the potential 
to be a natural catalyst of activity as well as a major 
generator itself, creating a potentially major activity node 
connecting the Convention Center/City Hall area and the 
intensive development to the northeast. 

It is proposed that financing be a cooperative effort be
tween the city and a private developer. It is anticipated that 
both the public and private impacts of the project will far 
outweigh, the cost of land acquisition and construction. 
This could be weighed in terms of positive external impacts 
on the "environment", public and private. In this context, 
if the project is to bear the responsibility of public par
ticipation in funding and ownership, it must generate 
relatively wide-ranging and directly beneficial impacts (especially) 
economically while promoting the implementation of public 
planning policies and objectives. 

In a sense, to the surrounding activity areas, large-scale 
development becomes pivotal in their economic development, 
holding the potential to promote direct positive (or negative) 
economic effects. These positive potentials might be evident 
as: 

physical and economic growth of external support 
facilities and extant activity 
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minor activity nodes developing around the major 
activity node, involving additional supplemental 
services and activities promoting diversities at a 
micro-scale 

the generation of more activity in the area for more 
(and new) hours of the day and night, resulting in longer 
operating hours and increased revenues (increasing 
activity levels) 

a continuing felt need for excellence in order to 
preserve and enrich the new quality of the environ
ment (improvements in physical environments) 

implementation of street improvements and other planned 
urban amenities (improvements in physical environment) 

increased usage of public transportation ($) with de
creasing traffic counts on surrounding streets due to 
remote parking operations and pedestrian-oriented environ
ments . 

an increasingly vibrant core could stimulate out-of-town 

convention and tourist traffic promoting increased patronage 

of services 

increasingly strong pedestrian connections promoting 
pedestrian travel to/from surrotinding places of employment, 
etc. and an accompanying increase in commercial exposure. 

provision of convenient parking accomodations which are 

usually essential to the development of large concentrated 

activity in lieu of mass transit. 

Finally, in general, the area will benefit from usage at 
normally dormant times and increased patronage for restaurants 
and entertainment. The working environment will be enhanced 
and more visitors will be attracted. Benefits could also be 
expected in retailing and housing markets and in the sense 
of personal safety downtown. 
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Programming, Design, and Cost-Benefit 

Programming and design goals dictate that the initial emphasis 
in cost/benefit analysis center on the capital cost and the 
quality of the project, deriving a rent or space charge which 
is necessary to support the proposed cost of the project. 

The approach of cost-benefit analysis, then, is to define the 
project's physical characteristics and its initial cost and then 
calculate the space unit charge, or rent, necessary to support 
project acquisition. 

The ultimate design of the project must represent the building 
performance specifications, market and financial factors af
fecting the associated costs and benefits, and of course, the 
quality of the development proposal. 

Site Acquisition 

The price of property acquisition cannot be accurately determined. 
Land value in this area of downtown Dallas was estimated at 
$50-100 per square foot in 1975. Atlanta developer-architect John 
Portman estimated the assessed value of the Magnolia-Neiman Marcus 
block (A) at $10 million (cost to the city). Published reports 
have placed the market value as high as $22 million. The true 
market value is not known. 

The approximate assessed value of the adjacent block (B) is 
similarly estimated at $6 million, and the partial block (C) 
at $1.5 million. 

Total land acquisition cost for the city is estimated to be 
$17.5 million. 
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Initial Capital Cost 

Estimating costs for a project of this size and diversity is 
problematic. An initial attempt using Pena's cost analysis 
technique, yielded a relatively low figure ( $55.00/SF ) in 
comparison to recent projects of similar scope and composition. 
Consequently, it was judged to be inaccurate and discarded. 

Another approach rendered a seemingly more reasonable estimate. 
In November, 1978, Portman Properties Inc. proposed a mixed-use 
complex for the Magnolia-Neiman Marcus block. The project 
consisted of retail, hotel, and office components. The estimated 
development cost was $144,000,000 for approximately 1.98 
million square feet. This translates to a unit cost of approxi
mately $72.00 per square foot. With regional adjustment con
sidered (.86), this appears to compare favorably with several 
other comparable developments. 

Portman anticipated an 18 month preliminary period for planning 
and financing procedures, followed by a 28-30 month construction 
period. The mid point of construction is assumed to be January, 
1982, and the unit cost to be approximately $72.00 per square 
foot. Furthermore, Portman's figures are assumed to include 
site acquisition, construction costs, professional fees, con
tingencies, and all other applicable costs. 

The following cost estimate uses the above figures as a base. 
At an escalation rate of 1 percent per month and with the 
mid point of construction being June, 1982, the cost would 
appreciate approximately 6 percent over Portman's figure. The 
initial capital cost is then assumed to be approximately 
$173,000,000 or $76.32/SF x 2.3 million SF, exclusive of street/ 
pedestrian improvements. 

Financial Package 

Purchase price; the price offered for the Magnolia Building 
improvements and the reversion after the term of the existing 
ground lease, but otherwise free of tenants, is $2 million. 
This price was set by the city as a minimum acceptable offer. 
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Responsibilities; the offer to develop is conditional upon the 

agreement of the City to: 

-acquire the site areas as previously defined; 

-relocate the existing tenants and demolish the 

improvements; 

-fund the construction of underground parking and 
truck terminal facilities, pedestrianways, and a 
portion of the above ground improvements to be 
agreed upon. The tentative arrangement is as follows: 

The city will act as sole owner of the underground 
and lowrise portions of the complex including retail 
and office facilities. The shell will be leased 
to the developer who will be responsible for all 
interior improvements and operations. In turn, 

-the City will make available the parking and air 
rights over city-owned sub-surface and/or above-
grade improvements at a fair rental to be agreed 
upon. 

City expenditures; this proposal contemplates that the city will 
invest the funds necessary to acquire the identified properties 
and fund all previously stated city-owned improvements. A pre
cise estimate of these costs is not available at this time. 

City revenues; the city of Dallas will receive revenues from 
the undertaking of this development from the following sources: 

-ad valorum taxes on the new and rehabilitated improve
ments. The property involved, including the Magnolia 
Building has a present assessed value to be in the 
neighborhood of $20 million. The proposed development 
should have an assessed value of at least 10 times this 
amount. 

-retail sales will generate revenues for the benefit 
of the City. 

-rent for the parking spaces and air and surface rights 
for the 3 parcels described in this proposal. 
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Potential gross incomes; retail and office space would be 
leased on a yearly basis and this income would be used to cover 
operational expenses, taxes, and the repayment of capital 
investment and interest. Individual dwelling units will be 
leased on a yearly basis and/or sold in condominium-ownership. 
Monthly charges will be exacted to support maintenance, utility, 
and service costs. Recreational facilities would generate 
revenue through membership fees and other facility-use charges. 
Parking will be leased to workers and residents, and use-fees 
charged to shoppers and visitors. 

Rental Fees 

Currently (winter 1979/80), Dallas retail and office space market 
is booming - behind only New York and Houston in annual absorp
tion through '78 and '79- and rentals are rising rapidly.^^ 

However, they remain substantially below the national averages. 
Office space, for example - $12 nationally compared to $11.13 
in downtown Dallas - is up $2.02 or 22 percent in 12 months. A 
brokerage firm study (Swearingen Co.) indicated downtown office 
rents will exceed the $15 average by 1981.^^ Retail rents for 
prime space in Dallas are running from a low of $7.50 to. a high 
of $20 per square foot, (including maintenance, taxes, and in
surance costs). 

Current new development, exemplified by Plaza of the Americas 
and One Dallas Centre (both retail, hotel, and office developments) 
is averaging $15-16/SF for office and retail rental rates. 
Parking could anticipate leasing rates of $30-35 per space per 
month at current (1979) leasing rates. 

It is anticipated that locational and symbolic (prestige) 
considerations will justify rental rates on the high-end. 
$15 rates today (1979) at 12 percent inflation could reach 
$22 by January, 1983, the anticipated opening date. 

Financing Methods 

External sources of funding available to developers typically 

include joint stock, banks, merchant banks, insurance companies, 

and property investment companies. 
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In turn, they would be funded by long-term bank loan stock, 
mortgages or secured loans, debenture stock and equity 
participation, convertible stock and bond methods. 

Finally, it is anticipated that the city could utilize private 
resources and call upon federal and state grants and loans: 
matching grants, bond issues, or government loans at low 
interest and/or fixed period interest. 

Sources: 

Tom Bayer, "Rosy future seen from Metroplex," Dallas Morning News, 
January 19, 1979, p. 4D. 

Steve Brown, "Office Absorption Gyrates in Dallas," Dallas Morning 
News, August 3, 1979, p. 8D. 

Molly Cole, "Recall Developmenc in Dallas Area Grows at a Frenzied Pace," 
Dallas Times Herald, August 22, 1979. p. ID. 

Cheryl Hall, "Mall growth amazes experts," Dallas Morning News. 
August 18, 1979, p. 6B. 

Melinda Ledbetter, "Older office buildings get new life," Dallas Morning 
News, April 4, 1979, p. 12B. 

Melinda Ledbetter, ed., "CBD market booms," Dallas Morning News. 
August 3, 1979, p. 8D. 

Melinda Ledbetter, "Retail building and leasing near record," Dallas 
Morning News. January 21, 1979, p. IH. 
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PLANNING FOR PHYSICAL EXPANSION, FLEXIBILITY, AND PROGRAM GROWTH 

In the case of providing for expansion at some undetermined future 
date, the proper procedure usually is to master-plan the entire 
site so that a thoroughly acceptable final project can result. 
Any master plan for the enlargement of the center at some in
determinate time, say three years or more in the future, must 
take into consideration that following: 

The most critical time for any center is the year it opens and 
usually also the succeeding two years of its life. It either 
becomes a success within those years, or it becomes, for the 
time being at least, a failure. 

Therefore, the master plan for the site must provide for as 
nearly perfect an initial stage as is possible. If, then, in 
five or ten years the center's success warrants its expansion, 
its popularity and sales potential are already clearly established 
and the perfection of the final plan is of much less importance. 

Expansion of individual components is a different problem. 
Special provision for such expansion may be made by (1) adding 
future floors(s), (2) lateral contiguous construction, (3) use 
of areas held in reserve for this purpose in basements and 
mezzanines, or (4) eliminating adjacent tenancies and taking 
over their space. 

In all cases involving an increase in the project's gross 
leasable area (GLA), added parking must be provided to compensate 
and maintain proper ratio of GLA to car stalls. 

Develop contingencies for expansion within the limits of site 

constraints and market conditions including the consideration of 

facility types, square footages, zoning restraints, saturation 

points, site densities, configurations, timetables, and possibilities 

of acquiring adjacent properties. 
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ADVERSE IMPACTS AND MEASURES TO AVOID OR MINIMIZE THEM 

The possibility of adverse impacts from project implementation 
should be considered early in the process. A study such as 
this can easily consider the smaller individual impacts. 
However, it cannot demonstrate for an entire area the drama
tic cumulative effects of a great number of minor impacts -
a little more traffic, a little more pedestrian congestion, 
or taking a risk that wasn't there before. All these indi
vidually minor effects can build to a critical mass that can 
collectively constitute a major adverse impact on an area. 

To enable the designer(s) to confront each of these limi
tations and problems directly, to classify its problem area, 
and check for steps to minimize these impacts, the following 
was developed: 

ADVERSE IMPACTS 

Responses To Goals 
And Objectives 

Curtailment of original dynamic goals for project 
because of costs and constraints of site and loca
tion. 

Not responsive to cities' goal of relaced facilities 
for tax base and commercial core expansion. 

Lack of flexibility in new plan - a rigid program 
would not be responsive to problems. 

Non maximization of numbers of possible visitors and 
public exposure. 

Risks Taken And 
By Whom 

Risks due to difficulty of pin-pointing attendance 
and possible over or under projections. 

No legal mechanism compels implementation of mea
sures to minimize adverse impacts. 

Cicy will bear burden of loss of amenicies relaced 
to the totality of the risks noted above. 
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Project Physical 
Program And Plans 

Minor inconsistencies with building standards - stair 
landings, toilet distribution, drinking fountains, 
etc. 

Program and plan eliminates several hundred parking 
spaces presently available for general use. 

No new tax base for City from related facilities or 
pare of prime large downcown sice. 

Character of area disrupted by large building com
plex. 

Eliminates familiar cityscape reflecting a part of 
Dallas developmenc. 

Creaces an island of highly concencraced activity in 
relation to its surroundings. 

Project Operations, 
Program. And Use 

Peak attendance may exceed functional capacity of 
building - overload controls entail extra operating 
coses. 

Scheme includes inadequate plans for expansion or 

flexibility, no management structure for use controls 

Impacts in uncontrolled peak years may resulc in 

lascing damage Co area characcer and business. 

Visicor overflow from undersized facility will adverse

ly impact already congested areas. 

Existing functional problems in urban frame are so 
critical that any increase in traffic could con
stitute negative impact. 

Social mix adversely altered by project drawing new 
groups to area. 

Urban Function 

And Frame 

Pressure for more intensive commercial development 

in neighborhood adjacent to site will bring secon

dary traffic. 

Pressure for full use of permitted zoning is con

trary to existing scale in area. 

Lack of existing city planning policy has made assess

ment of potential impacts and alternative proposals 

difficult. 

Precedents indicate City will be unable to respond 

to impacts expeditiously and implement means to 

minimize. 

Urban Quality of 

Life Components 

Increased vehicular/pedestrian conflict - beyond 

tolerable or adaptable level. 

Potential commercial pressure contrary to unique size, 

quality and character of existing commercial areas. 

Existing undesirable noise and odor pollution will in

crease due to increased bus and auto traffic. 
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MEASURES TO MINIMIZE 

Litter will increase - pickup cost borne by City. 

Stimulate indiscriminate new construction nearby with 
negative impact on character of the area. 

Response To Goals 
And Objectives 

Define or redefine and reinforce clear muCual goals 

and objecclves 

Set economic objectives co provide or increase cicy 

cax base 

Risk Reduccion: 
Responsibilicy, 
Cooperation, 
Communication 

Projecc Physical 
Program And Plans 

Projecc Operacions, 
Program And Use 

Sec social objecclves to maximize user cost-benefits 

Return to an original concept of project such as space 
or functional program 

Make all discussion public and publicized 

Make all discussions and policies comprehensible 

All efforts should take comprehensive view of pro

ject area as a totality 

Developer should recognize responsibility for their 
corporation interface and effect on project area 

Give stronger implementation and enforcement powers 

Provide for physical expansion, flexibility, and 
program growth 

Increase area for specific functions - i.e. parking, 
commercial, office, housing, eCc. 

RelocaCe main access poincs and revise circulation 
or expand traffic flow area 

Meet code recommendations - i.e. exlcs, scairs, toi
lets, ramps, barrier-free design, fire codes 

Develop physical program alternatives to reduce impact 
from over crowding or other impacts 

Determine and maintain optimal balance between program 
and capacity 

Increase operating hours - i.e. Sundays, evenings 

Reduce or enlarge building cost in order to se-establish 
original program and building size 

Program firms management response to responsibility to 

community 
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Urban Function Zone facility as Conditional Use - requiring support. 

And Frame involvement, and assistance to communicy 

Incentive Zoning or direct reparations to go toward 
new improvements 

Reroute, grade separate circulation or close area 
to traffic 

City plan to make adjustments to accommodate new 
growth directions 

Urban Quality of Widen sidewalks, eliminate parking, and provide pe-
Llfe Components destrian amenities 

Zone as Special District to counter incompatible com

mercial development pressures 

Institute Special Assessment District to provide pe

destrian amenities 

Fast food regulations with definite policy or enforce

ment 

Improve and redirect pedestrian activities to relieve 

development pressures and sprawl 

Source: 
Adapted from Cutler, Sherry and Laurence. Recvcling^CiCies for People. 

The Ubran Design Process, (Boston:Cahner3 Books. 1976). p. 230. 



VII 
The site and its environs 
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INTRODUCTION 

Site analysis essentially involves identifying as much about 
an area as possible, assigning priorities, identifying 
possibilities, and relating these possibilities to needs 
and priorities. It examines the strength and weakness of 
the environment and how the development action might fit into 
that environment. 

The following maps each demonstrate a piece of information 
about the area. The bits of information by themselves may not 
seem important - but when several factors are taken together, 
can help the decision process. 

For example: By referring to the various maps and photos as 
checklists, it can be determined if 1) there are any significant 
characteristics about the streets or sub-area to be respected, 
2) significant topography, if any, 3) significant landmarks 
or vistas, 4) density limits, 5) overall planning objectives 
for that area, 6) its relationship to the rest of downtown, 
7) accessibility, and so on. 
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BACKGROUND 

Boundaries 

The site encompassed by the program is in three parts 
designated A, B and C. It lies roughly in the center 
of the downtown area, between Main Street (north) and 
Jackson (south). Field (west) and Ervay (east). 

Size 

Physically speaking, its 177,500 square feet lies in 
three major blocks: (A) a block occupied by the Magnolia 
Building (1922), with the majority given over to various 
lowrise commercial structures (105,000 GSF), (B) a surface 
parking lot (60,000), and (C) a partial block occupied by 
the 1416 Commerce Building and 209 Browder Building (12,500 GSF) 

History 

The Magnolia site was occupied by a one-story sign shop 
and a real estate office in the 1890's. Behind these 
structures, on what was later the site of the Southwestern 
Life Insurance Building (demolished 1972), was a pond 
where farmers water their horses. 
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THE SITE DESCRIBED 

Introduction 

This provides an outline for the various elements that com
pose the area. The quality of experiences in various behavioral 
settings (urban spaces) adds up to a general perception of 
quality of life. Does the place (and impact area) work in 
terms of its desirable or preferred use, as is (status quo), 
and then how can the proposed project be treated so that the 
preferred use(s) is subsequently enhanced and/or retained, 
rather than inhibited or altered. 

This "quality of life" procedure is a more effective approach 
in itself when there is a strong feeling that the area does 
indeed possess a quality of life that, although not perfect 
should be preserved and/or enhanced. Certainly it attempts 
to document those positive and/or unique qualities worthy 
of preservation and protection. 

Comments On The Status Quo 

In addition to more scientific data collection, there is a 
need to document the involved public's intuition and gut 
reaction, because this is the very beginning of policy 
development - the fears and expectations of involved people. 

A segment of the city can be analyzed as a whole with 
its elements of urban form, its circulation networks, 
its landuse, and open space patterns - but the essence 
of its particular quality of life is something more 
than these large-scale abstractions. 
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The following comments offer a very subjective appraisal of 
specific elements which people on the street felt contributed 
positively or negatively to making up the existing character 
of the area or the existing quality of life. The accumulation 
of subjective, emotional response was the most telling, as 
can be seen in the "collage statements" assembled in response 
to likes and dislikes about the areas. 

What do you like about the area? "The activity; the univer
sality; internationality; people; vitality, compactness; 
access to mass transit; culture and educational opportunities; 
alive; cosmopolitan; small, cozy coffee shops and restaurants; 
people walking; sidewalk peddlers; concerts; inexpensive 
specialty shops; sophisticated department stores and jewelry 
stores; history; mixture of architectural scales and styles; 
ebullient human life; variety of stores; bookstores; the human 
social traffic; not homogenized; chance encounters with 
friends; stimulating and exciting place to work; freedom, 
perpetual carnival; intercultural; informal; balanced diversity 
between strangers and friends, luxurious stores and little 
holes in the wall, stuffy but well-kept buildings, scruffy 
but alive street people, very established things and all types 
of new growth and change." 

What do you dislike about the area? "The filth; pedestrian 
congestion; traffic; smugness; expensive; no jaywalking; 
street vendors; panhandling; increase of big franchise stores 
and fast food restaurants; vulgar behavior; lack of security; 
parking; too few areas for "loitering"; lack of planning; 
ugliness; fast-food places; smell; not enough trees and 
benches to sit on; everything and nothing; narrow sidewalks; 
vehicular and pedestrian conflict; auto noises; trucks loading 
and unloading; windy; no protection from weather (hot sun, 
cold wind, rain, etc.); uncontrolled physical environment; 
pigeons; discontinuity in the sidewalk surface; ugly parking 
lots; vacant lots and buildings; deserted streets at nights; 
no nighttime activities; discontinuity of street signage and 
lighting (too few, too tall, poor spacing, inhuman in scale.) 
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Some Primary Perceptions 

Use and user characteristics; movement predominates in the 
area. The visual impact is one of a large number of people 
moving along the sidewalks, gathered at crosswalks, or congre
gated in protected spots near bus stops, such as Neiman's and 
Greens. Many different people use the street for many different 
reasons and congregate at different times of the day. Space 
limitations and major conflicts between pedestrians and moving 
and parked vehicles restricts the accommodation of these many 
diverse groups of people, primarily due to their sheer numbers 
(overcrowding). Nevertheless, it is the broad spectrum of 
people, which could help to give the area character as an 
interesting place to be - a major attraction. 

Downtown is basically a walking community by necessity, despite 
few pedestrian amenities, large amounts of vehicular traffic, 
and almost no open space in the impact area. The old commercial 
core is relatively compact and concentrated and this fact com
bined with inadequate parking necessitates the fostering of a 
pedestrian character and scale. 

The particular character and quality of life and experience in 
the area is to a large extent dependent on the successful acco
mmodation of pedestrian activity. The use and user characteris
tics are evaluated in relation to the degree to which they either 
encourage or interfere with the desired use of place as evidenced 
in this case by its present auto/pedestrian use and tendency 
toward improved pedestrian use. 

User groups; the type of people who use the area, as they form 
part of the visual image and determine the type and level of 
activity, are a significant factor in the overall impression 
of the quality of life and experience. While some places are 
occupied primarily by one group or another (street people, 
students, professionals, and so forth), this area should never 
inhibit other people (due to its use or users) who would like to 
use it. 

User and pedestrian activity; the prime component of urban 
vitality and perceived quality of experience and environment 
is the activity of the users. The intended significance of 
pedestrian activity is such that it is almost synonymous with 
the perceived quality of the environment (life) in the impact 
area. 
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Commercial a c t i v i t y : t h i s a c t i v i t y a lso provides a d i s t i n c t 
cha rac t e r . The e x i s t i n g f a c i l i t i e s provide a va r i e ty of serv ices 
both spec i a l i zed and mundane, which have evolved in response to 
community cond i t ions . Any i n i t i a t i v e tha t would tend to e l iminate 
functions and se rv ices the user community requi res or des i res 
i s a negat ive inf luence . 

Values and c o n s t r a i n t s ; There are regula t ions and p o l i t i c a l 
f ac to r s tha t can e i t h e r i n h i b i t , encourage, or regula te p a r t i 
cular a c t i v i t i e s and the e f fec t s of crowding. Any regula t ion 
or a t t i t u d e as a r e s u l t of pressures from a new use that i n h i b i t s 
a des i r ab l e use (ex. Thanksgiving Square) might cons t i t u t e 
s o c i a l " i n t e r f e r ence" r e s u l t i n g from coordination problems, 
competit ion for resources , excessive no ise , crowding, or 
infringements on behavioral freedom. The area and the project 
should be as "open" as poss ib l e . 

C i rcu la t ion and se rv ice ; the evaluat ion of c i r cu l a t ion i s based 
on a cons idera t ion of the ease of i n t e rac t ion of various systems. 
There e x i s t s in the area , a negative impact with heavy t r a f f i c 
and heavy pedes t r ian use, and l i t t l e amenity for the two to i n t e r 
ac t smoothly. 

An Inventory 

The following char t contains observations and descr ip t ions 
of elements tha t cont r ibute to the ex i s t i ng character of the 
p ro jec t a rea . The responses ind ica te the personal evaluat ion 
of the author . 

Pr ior i t i e s are indicated ++, or +. or - for no factor. 

Physical Character 

+ Spatial qua l i t i e s and character; no continuity of defining elemencs;hodge
podge of signage, canopies, s ignals , h is toric flavor but no d i s t inct ly pre
vai l ing character or s t y l e ; continuous building frontages along the street; 
s tree t corridors are primarily circulation spaces for autos. 

~ Pedestrian scale; not pedestrian in scale; too wide co heighc of enclo
sing elemencs; auto dominates the street scale , (improved: modulated through 
placement of objects within Che space, pavemenc paccems, new buildings). 

~ Pedestrian c irculat ion; poor, congested, confl ict between autos and pe
destrians; free c irculat ion inhibited, chru-circulacion noc incorporaced 
into buildings; c irculat ion only to pass between destinations, no casual 
ambiance, u t i l i t a r i a n , narrow sidewalks do not fac i l i cate pedestrian ac
c iv icy . 
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Archiceccural creacmenc; many scyles represenced, Gochic, Renaissance, Arc 
Deco, Icallan, French Renaissance, SO's enameled metal panels, glass cur
tain wall, and a collection of low-rise retail buildings of indiscincc 
scyle and undiscinguished characcer. 

Landscape treatment; little or no landscape, Akard and Stone Malls are the 
only exceptions. 

Building materials; predominately masonry, brick, limestone, granite, mar
ble, etc.; mosc is in need of maincenance - cleaning and repair; a lictle 
of everything imaginable, terra cotta, concrete, glass, tile, metals, mostly 
human scaled materials. 

Building colors; drab, predomlnacely earch cones; excepcion: Praecorian 
building remodeled wich whice and yellow curtainwall; colorful signage; 
colorful mosiac on St. Judes Chapel. 

Auto craffic; major descruccive force in the area (to pedestrian activity); 
positive note, does contribute a sense of busy activity; significance of 
auto as a posidve componenc in the accivicy scheme is noc clear, however, 
chese negaclve effeccs are cypical: noise, air pollucion, threat to safety. 
parking problems, curb parking. 

Public trans; the important mass transit exchange in downtown - people 
gather on comers under canopies and around store entrances to wait for 
buses (tremendous potential for built facilicies to accommodate bus pa
trons, potential for retail too). 

Signage; no unity, no continuity, generally no relationship of signage and 
building style, poor repair, every macerlal and scyle imaginable; charac
terization: eyesores, hodge-podge, sign quality and repair generally coin
cides with building quality and repair. 

Street furniture; no coordination; parking meters, signs, traffic and 
street lights, newspaper vendors; no seating provided. 

Land Use Characteristics 

Meeting place; doesn't facilitate casual activities or organized gatherings; 
a transient environmenc: "keep movingi" 

++ Unique recall and merchandising; Neiman Marcus rates highest - a truly 
unique store, draws an international clientele; Wolff Bros., Zales, and 
Gordon Jewelers give a solid core of retail to the block (Joske's and 
Sanger's close at hand). 

Servicing of basic needs; very poor, but could improve - food, clothes, 
housing, recreation, outdoor space, casual ambiance (privacy, solitude;) 
cultural. 

Housing available; one apartment house presently available in downtown; 
quality good, quantity very poor; rising market demand has been documented 
(Cooper 75). 

+ Type and scale of business; small special shops, restaurants, clothing, 
jewelry, shoes, etc., department stores, catering to wide range of clien
tele, fronting directly on street; offices and hotels. 

++ Types and scale of restaurants/bars; mosc cater to lunch crowds or to the 
very affluent customer, nightclubs. 

+ Hostelry; downtown in general, variety of accommodations old world ambi
ance to ultra modem; shortage of rooms overall; new under construction. 

Z of shoppers out of city; 70% (conventioners, mostly). 
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Circulation 

— Auto; sometimes confusing network of one way streets, special traffic con
trol. Irregular street grid, disorienting, congested. 

— Modal mix; presently heavy conflic between modes: pedestrian, auto. DUS. 

Signs and signals; too many, uncoordinated, no integration of individual 
components. 

Direction; streets adjoining the site; Akard - south only, Ervay - north 
only. Commerce - east only, Main - east/west; Jackson - wesc only. Field -
north only. 

+ Public transportation; buses only - all routes, downtown shuttles too. 

— Service; over-curb delivery; adds to traffic congestion. 

Natural and Historic Resources 

• Recreational resources; downtown in general, no developed resources; good 
potential however, Trinity floodplain. 

Park system; downtown in general, underutilized, mostly due to design and 
policy problems; lunch time greatest useage. 

— Air; poor (vehicle emissions). 

— Noise;*high level (auto, truck, and bus generated); not enough materials 
to absorb and shield noise. 

+ Water; Trinity - potential resource (in the meantime should be Integrated 

into parks and plazas). 

— Existing museums and attractions; Kennedy Museum, Old City Park, Bryan Cabin, 

Pioneer Park, various historic buildings. 

— Cultural resources; possible future arts facilities; presently nothing ouc-

side of a few galleries; - Theatre Three In Quadrangle. Fair Park, Dallas 

Theater Center are closest. 

+ Historic districts and sites; the Westend historic district, Magnolia 

(National Register), Adolphus Hotel, etc. 

Lifestyle and Values 

Activity;levels and types unbalanced, business, government, dominate; day

time activities dominate nighttime. 

++ Geographic origin of visitors; complete mix; many areas of city, nation and 

foreign countries. 

Social stratification; wide range of social and economic groups; strati

fication is apparent - ex. street people vs. professionals 

User groups; office workers, conventioneers, shoppers, cransic riders, some 

couriscs; improved: residenCs; more shoppers, couriscs. convencioneers. 

suburban residents; more visitors. 

User and pedestrian activity; passageway to stores, offices, hotels, bus 

stops. 
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Nationality and ethnic mix; superficial mix for business affairs; well 
mixed primarily white, black, Spanish. 

+ Educational mix ends of the scale; mostly higher educational bracket (white 
collar workers). 

+ Age distribution; working population primarily. 

+ Tourism to downcown; moscly convencioneers; lack of major tourist attrac
tions. 

+ Screec people accivicy; some vendors buc this accivicy has remained uncom-
a»n for various reasons (poor accommodacions) narrow sidwalks; screec cor
ner preachers, beggars, Harl Krishna. 

" Legal rescriccions; loicering, vagrancy, etc., public propercy open ac all 
times. 

Social values; no loitering, "keep moving", professional working atmosphere, 
improved: no restriction on casual activity. 

+ Crime; among the 33 statistical areas in the city, downtown ranks 12th in 
total crime and only 3' of this is crime againsc persons. Yec generally 
people concinue to perceive downtown as particularly dangerous. 

Source: 

Adapted from Cutler, Sherry and Laurence, Recycling Cities for People. 
The Urban Design Process, (Boston:Cahners Books, 1976), p. 99. 
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PHOTOGRAPHIC SURVEY OF THE SITE 

The following group of photographs is an overview of the 
site areas, existing buildings, and the immediate environs. 
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116 

113 Lane Screec. conneccing Commerce and 

Jackson only, looking souch co che Trailways 

bus cermlnal. 

114 Srowder Screec looking souch Co che 

encranceway of Cicy Hail, a direcc pedes

crlan rouce CO che new library. 

115-116 Scone Place, one of Che mosc hea
vily crafficked public park areas, locaced 
In mid-block becween Main and Elm. is just 
200 feet long by 40 feet wide. It is inten
ded CO be an incensively landscaped "oasis." 
Ic contains sculpture, founcains. and various 
macerials/cexcures. "Loc's Wife", che scacue 
in che cencer of che wall, was sculpced in 
Belgium. 
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122 ' 

117 
east 
118 
119 
note 

Site A, northside of Commerce looking 

Site A, southside of Main, east. 
Main Street looking west from Akard, 
che continuity of historic facades 

up to Main Place. 

120 Southside of Main between Akard and 
Ervay, facing site across Main. 
121 Morthside of Commerce between Akard 
and Ervay, facing site A across Commerce. 

122 Main Street across from site A. note 
che interesting cascade of roof-lines down 
CO and ending at Stone Mall. 
123 Detail of roofscape. 

123 
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124 Main Street at Akard, che 2nd busiest 
pedestrian intersection in downcown; noce 
Che "closely-packed" sicing of older 
buildings. 

125 Typical sidewalk, devoid of screec 
fumicure, dircy, and no incerescing and 
accraccive paccerns or cexCures. An exiscing 
sidewalk on Main becween Akard and Ervay, is 
piccured. 

126 Norchside of Main Screec Looking ease. 

127 Norchside or Main wesc (pivoc from 126). 

128 Norchside of Commerce ease, porcrays a 

typical screecscape or parked cars, score 

signage, aewspaper dispensers. lighc poles, 

and screec signs. 

129.130 More sidewalk scenes. Commerce 

becween Akard and Ervay. 
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132 

133 
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131-133 Anonymous facades of cypical lowrise 
scructures on sice A. Inappropriate altera
tions and modifications are commonly made, 
facades applied, windows bricked over, poor 
signage selected, and so forth. 
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134 Panorama across Main Screec from Sice 
A. 

135 Panorama across Commerce Screec from 
Sice A. 

136 Adolphus Tower and shops, Akard becween 
Main and Commerce, across from Sice A. 



-J 

I 

137,138 Facade compesices, showing Che 
exiscing structures on Site A. 
137 The Commerce Street facade. 
138 The Main Street facade. Neiman Marcus 

Cut on dotted line 



Neiman Marcus 
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139 139-141 Site B, 200 by 300 feet, ordered 
by Commerce, Jackson, Akard, and Field, 
is presently in use as an open parking lot. 
It is enclosed on three sides with the re
maining edge opening Coward the south. 

139 Looking southeast from Commerce and 
Field. 
140 Looking northwest from Jackson and 
Akard. 
141 Manor House Apartments, bordering 
the west edge of B. 

141 

1 
> 

i 

Hi 
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142 
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145 

147 

142-148 Site C, surrounded by Commerce, 

Browder, Jackson and che Baker Hocel, 

is occupied by cwo old office scruc

Cures of unknown origin. 

142 Commerce and Browder, che 3aker 
Hocel is behind 

143 Composice of che Commerce and 
Browder facades; Macerials are red 
brick cerra cocta trim; Che plan is 
75 X 100 feec. 

144 The adjoining building ac Jackson 

and Browder, 50 x 100 feec in plan, is whice 

brick wich cerra cocca crim. 

145, 146 Shop facades along Browder. 

147 Wesc side of Browder. 

148 Browder Screec north from Young 
looking coward Commerce. 
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149 150 

151 

153 

152 

149-154 Magnolia Building, Sice A. 

149 Magnolia and its distinctive 
neighbors, the Baker and Adolphus Hotels 
at Akard and Commerce, as seen from Site B. 

150 Magnolia and its lowrise companions 
along Commerce. 
151,152 Facade details, note che 
fenestration rhythm, che crowning cor
nice, string coursing, and sculptural 
detailing. 
153.154 The arched entryway on Commerce. 
155 The Akard Street entrance. 
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159 

155-160 
Si te A. 

Neiman Marcus Department Score. 

156 Meiman Marcus ac Main and Ervay. 

157,158 Souch facade on Commerce, noce 

Che addicions co che original building 

in 158. 

159 Ervay Screec (ease) facade, looking 

souCh coward Cicy Hall. 

160 Encrance on Commerce. 
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SITE MAPPING 



7-26 

ZONING REPORT 

Site coverage; maximum percent of lot area which may b 
covered by main building and accessory buildings for r 
dendal and non-residencial use - 100. 

Maximum heighc; any legal helghc. FAA limlc is 1450 f 

Densicy; (Maximum ratio of gross floor area to site ar 
10:1 for residential uses and/or 20:1 for non-resident 
(noc including off-screet parking). 

Minimum off-street parking; residential uses, multiple 
dwelling over 36 feec in heighc musC provide 1 space pi 
minimum. Non-residencial uses require 1 space per 200i 
feec. 

Planned developmenc discricc; mixed use buildings (occi 
come under che specieil secCion "PDD". Specific variaw 
applicable zoning rescriccions for buildings of mixed-i 
proposed. Buildings o£ this type must be submitted to 
Department of Urban Planning and the city council for : 
and special approval. 

Allowable uses; District CA-1-RP-PF allows virtually ai 
excluding certain induscrial uses. "RP" denoces a sub< 
regulaced by the DCBD Off Street Parking Ordinance. "1 
a subdistrict regulated by the DCBD Pedestrian Facilit: 
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TOPOGRAPHY 

Illuscraces the predominantly gentle downward slope of 
the area toward the southwest draining to the Trinity 
River. The sense of gradient is often present, visually 
and in terms of physical effort and balance. Ic is 
not a major design determinant, however. 
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EXISTING STRUCTURES 

Describes existing land coverage and activity (shop 
names, uses, etc.). It illustrates the densest con
centrations of retail and office uses, their 
relationship to the site, and che predominant pat
tern of direct shop and store frontages. 
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Mai Ma Marcus Ocpartaant Score 
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Woolf Brochers Cloches (men) Skillem's Drugs 

I ! I f 
Gamin Cloehas |:- j ,, J I 

Lachanaa Airlines 

Irby Hayaa Clochas (man) 

allary Jallary |fM^^^ 
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Oallaa Park (III 
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VEHICULAR PATTERNS 

A general impression of conditions and patterns was 
formed through observation and research (craffic 
volumes, directional flow, curb cuts, ecc). This 
infonaation was mapped to show the present vehicular 
system, including public transportation components. 

^M Existing curb cuts 

Pedestrian/auto conflicts 

Surface parking 

•:.:.>K5 

^ Structured parking 

N««< Curb parking / loading zones 

n Transit stop 

:•:::::•: No turn zone 

^ Congested area 

Direction of circvilation around site 

— — Restricted parking area boundary 
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PEDESTRIAN PATTERNS 

Although the specific volumes of craffic were unobtainable 
other than crosswalk counts, a general impression of 
pedestrian conditions and paccems was formed and are 
charted opposite. 

This is an area of particularly heavy on-grade pedestrian 
traffic and acute pedesCrian/auCo conflict. Sidewalks 
are generally too narrow and, typically, buildings do not 
physically accomodate pedestrians. 

Potential pedestrian links to other pedestrian systems and 

major accivicy centers are suggested. 

Portions of the site (A) lie within che Pedestrian Precinct. 

See PEDESTRIAN FACILITIES, Pedestrian precinct. 

— Potential pedestrian link/ on-grade 

•—. Potential pedestrian link/ grade-separated 

^ Distribution point 

I I Highest crosswalk volumes (peak hour) 

j5«« Highest continuous sidewalk volumes 

S:;:;. Pedestrian gathering places 

Major pedestrian generators/destinations 

Pedestrian/auto conflict 

Transit stops 
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IMAGE ELEMENTS 

Generally describes the pattern of positive environ
mental elements to determine what aspects of che area 
are inherent to its sense of place and its special 
character. Development planning should include a 
documentation of significant landmarks and other pro
minent special features, vistas and so forth. A number 
are suggested on the map opposite, but chis could be modi
fied and supplemented by further observations at any 
time. It should be kepc in mind that new construction 
or demolition coxild have an important effect. 

The parking lot (B) has a very attractive prospect 
of the surrounding cityscape. One could elect to main
tain this lot in some fashion as an open space resource 
for the enjoyment of all. 

The area is rich in historical assets and physical 
character, symbolically and physically. Emphasis has 
been placed upon preserving the historical assets of 
the area. These buildings contribute a great deal of 
interest to the area. 

1 Davis Building 

2 Metropolitan Life 

3 Kirby Building 

4 Praetorian Life 

5 Wilson Building 

6 Adolphus Hotel 

7 Magnolia Building 

8 Meiman Marcus Department Store 

9 Mercantile National Bank 

10 Baker Hotel 

11 1114 Commerce Building 

12 209 Browder Building 

13 Dallas Power and Light 

14 Federal Reserve Bank 

,,'>-> 

< -

Formed space (urban space) 

Architectural/historical significance 

Significant landmark 

(~^ Nodal point 

Greenspace 

Park 

Towers 

Sightline 

Foci 

View corridor (framed) 

^ — ^ View to/from 

Form generators 
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IMAGE PROBLEMS 

Demonstrates existing deficiencies, physical qualities 
and areas vulnerable to change, potentials for improve
ments, and/or the strengthening of a preferred feature. 
This may point up weaknesses that muse be planned for 
if unconcroiled effeccs are to be avoided. These might be 
pressures resulting from an overabundance of transitional 
uses or ownership. Surface parking in particular suggests 
an unstable situation. 

The "characterless street" designation generally implies 
a lack of street frontage in general and shop frontage 
or entrances in particiilar, a predominance of the auto, 
minimal pedestrian traffic, and a lack of security. This 
is subject to change, for example, the new Central Library 
should have a significant effect on Wood and Browder. 

"Unattractive area", implying a lack of environmental 
and/or spatial clarity, generally describes open parking 
lots and, in one case, the confused juncture of streets. 

< 

Surface parking 

1^ Garage parking 

ijij;:;: Unattractive areas 

«9«i Unattractive signage 

Unattractive view 

P "Alley" street 

H Dilapidated building 

• No physical relation 

* Poorly indicated feature 
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CLIMATOLOGICAL SUMMARY 

The Dallas-Fort Worth Metroplex is located in North Central 
Texas, approximately 250 miles north of the Gulf of Mexico. The 
rolling hills in the area range from 500-800 feet in elevation. 
The climate is humid, subtropical with hoc summers. Ic is also 
concinencal, characcerized by a wide range in annual temperature 
extremes. Precipitation averages near 32 inches annually, but 
varies considerably from year to year ranging from less than 20 
to more than 50 inches. Normal spring precipitation ranges 
from 10 to 12 inches and normal summer precipitation from 6 
to 8 inches. 

Winters are mild, buC "norchers" occur abouc Chree times each 
monch, and often are accompanied by sudden drops in temperature. 
Periods of extreme cold that occasionally occur are short-lived, 
so that even in January mild weather occurs frequently. In 
an average year, temperature minima of 20" or below occur on 
only six days. 

The highest temperatures of summer are associated with fair 
skies, westerly winds and low humidities. Characteristically, 
hot spells in summer are broken inco three-to-five day periods 
of thunderstorm activity. There are only a few nights each 
summer when the minimum temperature exceeds 80 . but a year when 

o 
the temperature does not exceed 100 is rare. 

Lowest temperature ever recorded in the area was 4 ; the highest 
109. Given these conditions, development must be oriented to 
sheltering people during severe hoc and cold spells while permitting 
them access to the outdoors during pleasant weather throughout 
the year. 

Throughout the year, rainfall occurs more frequently during the 
night. Usually, periods of rainy weather last for only a day or 
two, and are followed by several days with fair skies. A large 
part of the annual precipitation results from thunderstorm 
activity, with occasional heavy rainfall over brief periods of 
time. Greatest amouncs of rain occur during the months of April 
and May. July and August are relatively dry months. Thunderstorms 
occur throughout the year, but are most frequent in the spring. 
Hall falls on about two or three days a year, ordinarily with 
only slight and scattered damage. Windstorms occurring during 
thunderstorm activity are sometimes destructive. Snowfall is 
rare with a measurable fall occurring only once in an average year. 

Prevailing winds are out of the south. The average wind velocity 
in the area is 11 miles per hour. The highest wind speed ever 
recorded was 73 miles per hour. Winds on the site can be very 
brisk. The buildings tend to channel and intensify the winds at 
street level. 

Source: 
National Weather Service. 

The average lengch of the warm season (freeze-free period) is 
249 days. Since 1940, the longest was 292 days in 1973; the shor
test was 196 days in 1957. The average date of che last occurrence 
of 32" or below is March 16. During the period 1940-1970, the 
earliest occurrence was February 14, 1946; the latest was April 13. 
1957. The average date of the first occurrence of 32° or below 
in the Fall is November 21. The earliest occurrence during the 
period 1940-1970 was October 27, 1957; the latest was January 4, l'̂ -̂
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MICROCLIMATE/WIND CONSIDERATIONS 

Wind is an especially unpredlccable force in this complex 
setting of geometric shapes. However, one thing is 
certain - chis area of tall buildings and tightly defined 
screec corridors tends to channel and intensify wind 
effeccs. The consideracion of these effeccs is critical 
in the design of open spaces; the provision of shelter 
(canopies, walls) and diffusion (groups and rows of crees). 

SOUTH WINDS: 

Channeled winds 

A High pressure area (downdraft) 

• Low pressure area (dead air) 

V̂~) Swirling winds in open area 

1-2 stories 

3-5 

li 6-10 

H 11"20 

^ 21-30 

;v 31-40 
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MICROCLIMATE/AVAILABILITY AND PENETRATION OF SUNLIGHT 

Physical density tends co accentuate the problem of 

blocking direct sunlight from adjoining streets and 

plazas, especially in winter, while allowing it in 

summer. 

Sunlight is a precious commodity in this dense area. 
Since neither the height of adjacent buildings nor 
Che projecc's "right to light" are legally protected, 
che amount of available direct sunlight cannot be 
guaranteed (on the site or, particularly, on adjacenc 
streets) at che most critical times. 

Main Street should continue to receive as much sunlight 

as possible. 

Any very tall structures directly south, and west or east 
of the site areas, could have significant impact on 
the sunlight reaching the site. 

Dark, heavily shadowed area 

Sunlit, open area 

Reflected light providing-illumination 

n Buildable areas most affecting the impact area's 

access to sunlight. 

1-2 stories 

3-5 

6-10 

11-20 

S 21-30 

31-40 
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AREAS MOST SUBJECT TO CHANGE 

Identifies chose adjoining areas of a clearly cransi-
Cional or potentially transitional nature. Alchough 
it is difficult to predict the specifics of when, where, 
and the nature of these changes, ic is important to 
consider the possible consequences for particular 
design schemes. 



YOUNG ^ areas subjects to change 

^ areas under development 

AREAS MOST SUBJECT TO CHANGE 
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TIME-DISTANCE 
WALKING ACCESSIBILITY TO/FROM MAJOR ACTIVITY GENERATORS 

Descinacion Approx. disCance(ft.) 
Minutes 

(250 ft./min.) 

Thanksvlging Square 600 

Sanger-Harrls 600 

Republic Nacional Bank 600 

Dallas Cencre 1300 

Isc Incemacional Bldg. 1200 

Isc Nacional Bank 400 

Main Place 800 

Joskes 600 

Federal Bldg. 1000 

Dallas HllCon 700 

Councy Gove. Complex 2200 

Cencral Research Library 800 

City Hall 1400 

Convencion Cencer 1600 

Reunion/Hyact Regency 4400 

Union Station 3600 

Reunion Arena 4600 

Farmer's Market 3000 

Holiday Inn 1600 

Plaza of the Americas 3000 

2.4 

2.4 

2.4 

5.6 

4.8 

1.6 

3.2 

2.4 

4.0 

2.8 

8.8 

2.8 

5.6 

6.4 

17.6 

14.4 

13.4 

12.0 

6.4 

12.0 
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THE MAGNOLIA BUILDING 

Introduction 

A new use should be found for this historic landmark building 
which will not only preserve the building as economically 
viable, but which will provide some access and amenity to the 
public appropriate to its significance as a focus of community 
sentiment. 

The Magnolia Building has for years been one of Dallas' most 
significant buildings. Its architectural distinction, its 
association with the city's economic life, and its extra
ordinary visual domination of the downtown skyline, topped 
by the Flying Red Horse, all reinforce its overall impact. 

The Magnolia Building clearly has a range of reuses. If the 
desire is simply to restore and preserve the external skin of 
the existing building without alteration, one could simply 
continue the present office use with minimal rehabilitation 

cost. 56 

A substantially larger investment would rehabilitate the 
building to a hotel or apartments for which there is a clear 
market. Its size, appearance, and location are all ideal for 
a highly unique and successful operation. Less obvious, but, 
equally viable would be reuse as first-class office space. 
Such a program would require similar investment to a hotel 
and provide the same qualities of location and unique space. 
Such a combination can command rents at least equal to and 
sometimes greater than new first-class space.^^ 

Even more exciting is the potential for a larger complex that 
can address the urban needs of the present day without sacrifi
cing the best values of the past. 
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Description 

The Magnolia Building is a twenty-nine story skyscraper built 
in 1922 in a highly refined and accomplished Renaissance 
revival expression to the designs of Sir Alfred Bossom. It 
occupies a 100' x 160' site at the northeast corner of Akard 
and Commerce. It originally served as the headquarters of the 
Magnolia Petroleum Company, later the Mobil Oil Corporation, 
and was the tallest building south of Philadelphia. Its ground 
floor was occupied by a bank, the corporation occupied twenty-five 
floors above that, with the upper three floors for mechanical 
equipment. In 1934, the rotating neon sign of Pegasus was 
erected as the company's logo atop the building. Originally 
white for Magnolia, it was turned red to symbolize Mobil a 
few years later. 

The building itself is 100' x 136', including the 20' frontage 
of the three-story "annex" on the east end which was part of 
the original building. The Commerce frontage of the property 
includes a 3' setback along Akard, the 136' building frontage, 
and an additional 21' wide two story building known as the 
Keating building or the Mobil-Keating building. 

Only the building's Akard frontage to the west and its 136' 
Commerce frontage to the South are fully freestanding elevations 
on city sidewalks. Many similarly sited downtown Dallas buildings 
of the period had only two finished elevations with the all too 
visible "back" sides done in a different material and color 
and stripped of any embellishment. The Magnolia Building, on 
the other hand, was built with all four of its elevations 
finished, architecturally embellished, and done in the same 
tan-colored Indiana Limestone. 

The building's twenty-nine stories, plus the Flying Red 
horse, brings its total height to 416 feet above the side
walk. It has two basement levels, which extend out under the 
city sidewalk. The building's overall massing consists of: 
(1) A base, 100' x 136' composed of floors 1 through 3, which 
fully covers the site except for the 3' setback and the 21' 
Keating property. (2) A strongly symmetrical shaft, comprised 
of floors 4 through 25. The shaft is U-shaped in plan, with 
the light court facing south to Commerce Street, and it is sur
mounted at the top of floor 25 with a strongly articulated cornice, 
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(3) A belvedere level consisting of the first penthouse roofed 
with green tile, (floors 26 and 27); a smaller second pent
house (floors 28 and 29); an elaborately cupola'ed chimney 
stack; a water storage tank (above floor 29); and the Pegasus 
sign. 

Originally the building was richly embellished on the first 
three floors' elevations on Akard and Commerce, with paired 
unfluted Ionic pilasters between bays, and full round unfluted 
Ionic columns flanking the Commerce Street entrance and 
supporting the third floor arch. The first two floors were 
"modernized" in 1948 with smooth, featureless dark gray granite 
cladding and flush-mounted alumnimum framed windows and doors. 
A new building entrance was cut into the corner at Commerce 
and Akard, and the once-main entrance under the Commerce Street 
arch was largely filled in, with only a small door providing 
secondary entrance. Window and door openings were widened, 
necessitating removal of half of the pier widths in many 
bays. The columns at the Commerce entrance may be merely en
closed. Window sills were substantially lowered, and the 
Akard entrance was widened and finished in red granite. 

The third floor elevation is intact, with its rich detailing 
and central arch on Commerce Street. Above this arch is a 
freestanding sculptural group. 

The shaft itself is quite simple in design, with unadorned 
identical one-over-one sash windows grouped into bays. The 
south facade consists of two shafts flanking the light court, 
joined and punctuated by a screen-like "bridge" consisting of 
a great segmental arch at floor 17 supporting an Ionic 
collonade at floor 18. Although the saft elevation is quite 
severe and unadorned at most floors, it is modulated by several 
continuous string courses as well as a number of discontinuous 
friezes of a repeated shell motif. 

A "mini-wing" twenty-five stories in height was added in 1938 
to the northernmost bay of the east facade, and built to match 
the original materials and detailing. It was needed to accomodate 
air conditioning equipment at every other floor. 

The richly articulated cornice at floor 25 was originally sur
mounted by a classical ballustrade of the same limestone. Both 
this ballustrade and a more elaborate one atop the second 
penthouse were replaced with pipe railings because of severe 
weather deterioration. 
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The richer architectural embellishment seen at the first three 
levels, but missing for most of the shaft, returns at the bel
vedere level. The green tiled hip roof, dormers, copper 
finials and chimney cupola, and classical limestone embellish
ments terminate the building's original composition. And atop 
the whole rides the Flying Red Horse, supported on a miniature 
oil derrick. 

A twenty-foot wide "annex", three stories in height, ensured 
that a minimum 20 foot setback would always be provided for 
the tower's east elevation. 

Skylights were originally located on the third floor roof, 
behind the arch, at the bottom of the light court, and on the 
roof of the annex. They have been closed over with opaque 
roofing material, but their frameworks are still in place. 

The building interior originally included a bank, entered 
through the Commerce Street portal, but this space has been 
altered and subdivided. The extent to which original features 
remain is unknown. The banking lobby intersected the ele
vator lobby, which provided the main entrance to the tower floors 
from Akard. The elevator lobby is in nearly original condition 
with richly coffered ceiling, marble walls, and fine fixtures 
and details of bronze, travertine, and walnut. Most of the 
tower office floors have marble wainscoting along their main 
corridors. 

The typical office floor has two wings flanking the light court. 
Some floors have the space within a wing partitioned; some leave 
the whole space open. The columns down the center of each 
wing are actually off center so as to permit a corridor to be 
built down the center in those floors which are partitioned. 

The building's structure is a steel frame, with wood flooring 

added to the concrete floor slabs. Heavy masonry encases the 

steel structure, and exterior walls are 20-to-25 inches of 

masonry.^ 

Several other features of the building are worthy of note. 
It has a utility tunnel, about 8 feet in diameter, connecting 
to the Adolphus Hotel under the street at the second basement 
level. A connecting tunnel is reported to connect the Adolphus 
with the nearby Kirby Building. 
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The building is heated with oil; the boilers are designed 
to be convertible to coal fuel if necessary. Air conditioning 
units serving two floors each have been installed in a small 
addition to the side of the building for its entire height. 
This system needs new supply ducts to comply with new code 
requirements, but is in otherwise good condition. Plumbing 
and electrical systems appear to be in fair condition and 
use may be continued with few modifications for modern codes. 
A first class remodeling would require a new and more efficient 
boiler, new plumbing and fixtures, and new electrical distri
bution. The seven elevators need minor modifications to meet 
new code requirements but are otherwise in good condition and 
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will meet modem servicing requirements. 

Code Requirements 

The Magnolia Building must be made to conform to present 
Building Code standards only if: 

(1) the cost of restoration exceeds 50% of the replacement 
value of the building in any 12 month period; or 

(2) the occupancy of the building is changed from a Group F 
Occupancy (i.e., office, retail, etc.). 

If a different occupancy other than Group F is proposed (i.e., 
hotel, apartment, public assembly, institutions, etc.) a new 
existing arrangement will need to be incorporated into the plans 
to comply with current code. 

In any event, new work must, of course, comply with current, 
code provisions, and preliminary reviews are recommended prior 
to developing final plans to forestall any misunderstandings 
and to clarify the extent of applicability of code provisions. 
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Preservation And Other Limitations 

The Magnolia Building has been recommended for designation 
as a Dallas landmark by the City Planning Commission and its 
Historic Landmark Preservation Committee with a set of specific 
preservation criteria. The key points are: 

Preservation of building exterior, with alterations requiring 
HLPC (Historic Landmark Preservation Committee) approval. 
Inappropriate alterations were made to the original building, 
a 1949 "modernization" of the 1st and 2nd floor elevations 
on two sides, and replacement of stone balustrades atop 
the building by pipe railings. These may be retained in 
their present form. However, any remodeling of those por
tions must be a restoration to the original design, with 
HLPC approval. 

New building may occur in the central light court, with HLPC 

approval. 
Linkage to adjacent new building may occur in certain portions. 
Glass should be clear or dark tinted, not reflective. 

. A 40' X 80' east light court should be kept open along the 
building's east side. 

. The north elevation and the northernmost bay of the east 
elevation may be altered from floors 1 through 25 if they 
are obscured by adjacent new building, with HLPC approval. 

. The adjoining 2-story Mobil-Keating Building may be removed 
or modified with HLPC approval. The party wall at the east 
end of the Magnolia Annex, which would be exposed by removal 
of the Mobil-Keating Building, may be modified. 

. The building is listed on the National Register of Historic 

Places. 

Certain specific constraints and requirements are particularly 
pertinent in considering the reuse of the Magnolia Building. 
The property is zoned CA-1 (central Area 1) which permits 
virtually all uses except for particularly heavy or nuisance-
value industrial uses. The permissible FAR (floor area ratio) 
is 20:1 for non-residential buildings and 10:1 for apartment 
buildings. The CA-1 parking requirements is 1 space per 2000 
gross square feet (excluding parking square footage) or 1 space 
per unit if the use is multi-family. This may be owned or 
secured by covenant, within 1200 feet of the building. The 
Magnolia Building has no parking presently, and it has legal 
non-conforming right as a non-residential building (including 
hotel use) in that regard. However, a residential (apartment) 
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use would require that the parking standard of one space 

per dwelling unit be met, unless a variance was obtained or 

the ordinance amended. 

The special pedestrian precinct (Commerce Street is its southern 
boundary) affects other parking provisions as well. Freestanding 
commercial garages are not permitted; garages serving buildings 
are provided. Required parking may be paid into a fund for 
parking facilities in lieu of on-site construction. 

One additional constraint relating to parking comes from the 
City Traffic Control Policy; which will strongly discourage 
curb cuts within the Mobil-to-Neiman*s block because of 
traffic flow requirements. Such a policy, if not modified, 
might necessitate the providing of parking across Commerce, 
or entrances to parking access ramps across Commerce. 

Source: 

City of Dallas, Request for Proposals to Purchase. Develop, and 
Reus£, (Dallas:Clty of Dallas, August, 1978), except as noted. 
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Pegasus sign and structure 

Tank and cages 

— Altered rail 

Altered elevations on 1st 
and 2nd floors 

Mobil-Keating Building 

Annex 

AKARD STREET (WEST) AND COMMERCE STREET (EAST) ELEVATIONS 
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THE NEIMAN-MARCUS BUILDING 

General 

Neiman-Marcus is a nationally known specialty store. The 
original Neiman Marcus store was built in 1914 at Main and 
Ervay Streets and was designed by Herbert M. Greene Co. 
The first building, a red brick four-story structure, was 
expanded to Commerce Street in 1927, approximately doubling 
the original size. In 1928, a new facade, which is still 
in place, was added. The building has undergone several 
other expansions over the years, including one in 1952 
by DeWitt and Swank.^° The downtown store is still headquarters 
of the Neiman Marcus operation, and it is here that Neiman's 
holds it annual "Fortnight" celebration, spotlighting the 
products of a foreign nation. 

Description 

The building is a seven-story simple steel structure of 
approximately 280,000 square feet with a limestone facade 
of flattened Ionic style.' The building is in two sections -
the newer annex on the east side matches the height of the 
original with a simpler facade of red granite. The Neiman's 
building sits across Ervay and Main from Woolf Brothers, another 
clothing and specialty store, which occupies a building of 
similar character and quality of, however, substantially less 
detail and articulation. 

Rationale 

Neiman's is one of downtown's primary and most prestiguous visitor 
attractions. It stood among only a few retailers that continued 
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to flourish even at the depth of downtown decline in the 
50's and 60's. Its prestige in image and physical appearance 
and its established clientele could be significant boon to 
the complex. 

The objective then is to tie Neiman's to the project not 
as a supplemental component but as an anchor. 

iMm UHM 



VIII 
Some behavioral themes 
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THE FACILITY DAY 

Introduction 

An objective of the development is to create a 24-hour environ
ment to ensure continued functioning of the project after work 
day hours, and, in addition, to stimulate vitality in the 
immediate area as well as contributing to downtown as a whole. 
Some components such as office will drop out while others such 
as restaurants and entertainment become more important. Proper 
design solutions can have an effect on overall operating 
efficiency. One method is to position the uses in such a way 
that sections of the project may be virtually closed off when 
not needed. Components that operate during off-hours should be 
positioned for high visibility and maximum exposure. ' 

Source: , , ,, 
Robert Witherspoon, Mixed-Ose Developments-New t.av3 of Land use. 

(Washington, D.C.:Urban Land Institute, 1976)1 p. 58. 
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The following illustrates how facilities may be planned to 
operate throughout the day to keep the complex alive. 

24-Hour Design Cycle 

Residential, hotel (existing Baker, Adolphus), 
restaurant, public spaces activity 

Nightclubs and bars activity 11 a.m. to 2 a.m. 

Recreation activity 

Shopping and exhibition 

Food Market 

Cinemas 

Office day 

Lunch Hours 

Rush Hours 

Heaviest 'plaza' usage 

Noontime events 

Evening events 

6 a.m. to'12 m. 

10 a.m. to 10 p.m. 

8 a.m. to 8 p.m. 

12 n. to 12 m. 

8 a.m. to 6 p.m. 

11 a-.m. to 2 p.m. 

7:30 a.m. to 9 a.m. 
3:30 p.m. to 6:30 p.m. 

11 a.m. to 2 p.m. 
11 a.m. to 7 p.m. 

11:30 a.m. to 1:30 p.m. 

7:00 p.m. to 10 p.m. 

24 

15 

18 

12 

12 

12 

10 

3 

1, 

3 

3 

8 

2 

3 

hours 

hours 

hours 

hours 

hours 

hours 

hours 

hours 

.5 hours 

hours 

hours 

hours 

hours 

hours 
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Hour By Hour 

(Simultaneous Use) 

6 a.m recreation center opens 

7 a.m restaurant and hotel day begins (24 hr.) 

8 a.m market opens 
9 a.m working day begins 
10 a.m stores and shops open 
10:30 a.m exhibits, galleries open 
11 - 2 p.m bars open 
12 noon cinemas open 
1 1 - 2 p.m lunchtime events 

FULL OPERATING HOURS 12 NOON TO 10 P.M.. 

5 p.m. . . working day ends . . nightclubs open 
7 p.m. . . evening shopping, eating, events. . . . 10 p.m. 
10 p.m stores, exhibits, recreation close 

. . . . late night entertainment continues 
12 midnight cinemas close 
2 a.m nightclubs and bars close 

MINIMUM OPERATING HOURS 2 A.M. TO 6 A.M. 

24 hours parking facilities, transit mall, 
and public spaces operating. 
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This is a brief synopsis of the article "Design Guidelines for 

High-rise Family Housing" by Clare Cooper Marcus and Lindsay 

Hague from Human Response to Tall Buildings, Donald J. Conway, 

editor. 

DESIGN GUIDELINES FOR HIGH-RISE FAMILY HOUSING 

This article is concerned with the social implications of 
high-rise family housing and attempts to translate some of 
the social science findings regarding high-rise living into 
usable design guidelines. High-rise housing, for those who 
are dissatisfied, often does not provide an appropriate living 
environment because too few of the attributes of a single 
family house have been accounted for in the design of the 
building. This article analyzes what those attributes are, 
why their absence creates problems for some with high-rise 
living, and suggests some design and management solutions. 

The basic difficulty with high-rise living for families is 
that many people carry with them a conscious or unconscious 
memory of, or aspiration for, a traditional single family 
home. The single family house facilitates certain mundane, 
day-to-day activities and behaviors associated with family 
life, and by comparison these same behaviors tend to be 
impeded in the high-rise apartments. 

The article contends that it is clearly apparent that certain 
groups are more suited to high-rise living than others. In 
particular, families with children under five are frequently 
the least satisfied; those with older children, slightly 
more satisfied; adult families and the elderly the most 
satisfied. 

This article is concerned primarily with the needs of families 
with children; although certain changes might improve high-rise 
environments for adult households and the elderly. These are 
mentioned only when there may be conflicts with families with 
children in the same setting. 
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The contention is, then, that high-rise housing is most unsuited 
to families with one or more children under five, largely 
because the behavioral needs of these families have been ignored, 
or, because the environment was initially designed for child
less adults and later inhabited by families. Most problems 
in a high-rise were not problems in a single family house 
because of the different building form, density, ownership 
pattern, etc. 

In the article, typical daily behavior patterns and needs of 
families with children, are listed and then reviewed as to how 
well they are accommodated, first by a single family house, 
and second, by a high-rise dwelling unit. Based on the com
parison, guidelines for the design of improved high-rise 
environments for families were developed. 

These are the particular behaviors that were considered: 

1. Owning a home. 

2. Feeling that one's home is individual and supportive of 
a positive self-image. 

3. Entering the home environment. 
4. Controlling entry of nonresidents. 
5. A visitor approaching the dwelling. 

6. Transferring people or objects from the parked car 

to the dwelling. 
7. Individualizing and beautifying the entry. 
8. Meeting (and avoiding) neighbors. 
9. Having space to live flexibly. 

10. Changing the size of the home. 
11. Preschoolers playing. 
12. School-age children playing. 
13. Teenagers meeting and hanging out. 

14. Doing things at home that need visual privacy from the 

outside. 
15. Doing things at home that create noise. 
16. Engaging in outdoor recreation requiring privacy. 
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The following is a synopsis of Housing and the Future of Downtown 

Dallas, Alexander Cooper, 1975. 

MARKET ANALYSIS: RESIDENTIAL DEVELOPMENT IN DOWNTOWN DALLAS 

Market Study Methodology 

It was decided that the major source of potential downtovm 
residents would be downtown workers. A survey was designed 
and distributed to about 1,200 downtown employees. A 
separate survey was administered to a sample of downtown 
businesses to assess potential corporate use of downtown 
housing. An attempt was made to capture the "common wisdom" 
of community leaders and people directly involved in housing. 
Their views have been incorporated in analysis of the mar
ket data. 

The main objectives of the total market analysis were: 

—To determine if there is a market for downtown housing; 
—To determine what the likely prospects for downtown housing 
would want and what they would be willing to pay for it. 

A capsule summary of the results of the market analysis follows; 
There is a market for downtown housing. Attracting that 
market to downtown housing will depend upon the ability to 
create an environment which includes the amenity preferences 
and alleviates the environmental concerns of the most likely 
prospects. There are strong attitudinal barriers toward 
living downtown which will have to be addressed in developing 
a downtown community. There are very attractive housing 
options in the projected price range of downtown housing 
which will be strong competition for a downtown development. 
The survey results are a "worst case" analysis because re
spondents view living in downtown Dallas as it is today. 
The study did not attempt to project an altered and improved 
situation. As (or if) downtown Dallas is improved as a place 



8-7 

to be, work and live, it should become easier to interest 
people in considering downtown housing as an option and 
to actually attract and capture a market to absorb downtown 
living units. 

Size Of The Market (1975 costs) 

Twenty-four percent of the total sample showed some willing
ness to consider downtown housing. Specifically, 17% said 
they might consider downtown housing under certain conditions; 
3% said they would; 3% said they definitely would, and 1% 
said they will. Additionally, 25% of the older (51 and over), 
32% of the younger (27 or less), and 39% of the singles (non-
marrieds) would consider downtown housing. 

Estimates of the size of the downtown work force vary but a 
reasonable estimate for 1975-77 would be approximately 
150,000. The sample was slanted to represent the higher end 
of the income distribution because it was predetermined that a 
probable minimum cost per living unit would be $250/month. 
The sample probably is representative of the upper half in 
terms of income (54%) of the projected 1975-77 workforce of 
150,000 or 80,000 people. 

In gross terms then, the market would be 25% (those who 
"would" consider downtown housing) of 80,000 or approximately 
20,000 likely downtown living prospects from the central busi
ness district workforce. Further economic analysis would show 
that the difference between willingness to pay (9,600) and ability 
(5,600), and now paying (6,000) is probably due to upward 
mobility in that they want something "better" and, more im
portantly, they were most likely factoring in an anticipated 
savings due to decreased travel expense. 

It now becomes possible to look at the size of market against 
different living unit costs. If a 520 unit community were 
taken as an example, with cost ranges between $250 and over 
$550, with an average cost of $317, the average willingness 
to pay of those who would consider downtown living, 5.41% 
(520 of 9,600) of the likely downtown workforce prospects would 
need to be captured to absorb the development. 
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There are a number of additional prospect groups which were 

not directly surveyed which might absorb some units: 

—Retired-assume 5% of the apartment units could be absorbed 

by retired people (5% of 520=26 units); 
—Singles living together who individually could not support 

$250 or more cost—assume 5% of the apartment units = 26 units; 
—The corporate use survey indicated some interest in utilizing 

downtown living units for business purposes. It is projected 
that 5% (26 units) of a 520 unit development could be 
absorbed by corporate users. 

After reducing the total number of units which need to be 
absorbed by the downtown likely prospects (520 - 26 retired -
26 singles - 26 corporate = 442), 4.6% (442 of 9,600) would 
need to be captured to absorb a prototypical development 
of this size. 

So there is a market for downtown living varying in size with 
varying possible per living unit costs but with an average 
of $317 representing the most likely market. 

Selection Of Housing 

The respondents were asked to indicate the importance of 
various factors when they select housing. The factors 
were separated into those which downtown housing could pro
vide and those which downtown housing might have difficulty 
providing for people who favored downtown living. It was 
felt that downtown living could provide security, design 
quality, convenience to shopping, close proximity to work, 
pool, and recreational facilities. Conversely respondents 
felt it could not be reasonably priced, provide adequate 
parking, large unit size, low densities, private entry, 
proximity to school, or private yards. 

Next Residence 

It was asked what type of residence the "woulds" would 
consider for their next move. The results of that question 
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show that among the likely downtown options which would be 
provided, garden apartments are more appealing to the "woulds" 
than high-rise, except for the "older woulds" who prefer the 
high-rise slightly over garden apartments. Living in houses 
still has the strongest appeal to most except for the "single 
woulds" who prefer garden apartments and townhouses over houses 
by a slight margin. The order of preference was house, (65 
percent of total), townhouse, garden apartment, duplex, and 
high-rise apartments (22 percent of total). 

The issue was then explored in several different ways by 
presenting various housing options, alternative types of 
multiple housing, to the respondents and asking whether 
having that option available would increase their interest in 
living downtown. The results all consistently indicate 
a preference for low density over high density housing. It 
would appear that it will be easier to attract residents to 
a garden apartment/townhouse development than it will be to 
a high-rise development. 

Rental/Purchase 

The past history of renting versus owning housing was charted, 
as well as the likely potential of renting versus purchasing 
of their next residence. It seems to indicate that the people 
who would consider downtown living as a housing option are 
more likely to be renters now by a two to one margin over those 
who would not consider downtown living as an option. That 
ratio also holds true for considering their next residence 
but does not hold true for previous residence. 

In considering downtown residences about one half (58%) of the 
"woulds" indicated a purchase option would increase their 
interest in living downtown. Therefore, it would appear that 
although the questionnaire never directly asked whether they 
would like to purhcase a living unit downtown, some mixture of 
rental versus purchase units would be feasible for downtown 
development. 
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Commuting 

In many cities that offer residential living options in a 
central business district, the time, cost and trouble of 
commuting is reported to be a major factor in choosing a 
downtown residence. In the survey this issue was examined 
and it was determined that, because of the way Dallas is 
configured, commuting does not appear to be a major issue. 

The average one-way peak-hour traveling time reported for our 
total sample was twenty-four minutes. 90% of the total 
sample reported that they commuted less than forty minutes. 
90% of the young reported that they commuted less than 
thirty-minutes, probably due to the fact that they live in 
closer-in multiple housing. Asked whether they felt the time 
spent commuting was too long, only 4%, distributed evenly 
over the total sample, said "yes." Asked whether they con
sidered their commuting time/distance as being long as opposed 
to too long, 48% of the "woulds" said it was long and 38% 
of the "would nots" said it was long. Apparently, the people 
who would consider downtown living are somewhat more 
bothered by commuting than those who would not. 

Size Of The Living Unit 

Through questionnaire, the current and desired number of 
bedrooms and bathrooms were examined. Some segment of the 
"common wisdom" would seem to call for a large number of 
small (e.g. efficiency or one bedroom apartments) for a down
town development. This research seems to contradict that 
common wisdom. Of those who would consider downtown as a 
living option, 83% now have residences with two bedrooms or 
more and 91% would like to have two bedrooms or more in their 
next residence. Similarly, 71% of the "woulds" now have two 
or more bathrooms and 86% would like to have two or more 
bathrooms in their next residence. 

The numbers indicate that the average size apartment ought 
to be oriented toward 2 and 1/2 bedrooms and 2 bathrooms. 
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Cars And Parking Costs 

Fifty-nine percent of the "woulds" have two or more cars and 
72% of the "would nots" have two or more cars. The average 
number of cars per "woulds" is 1.75 and the average number of 
cars per "would nots" is 1.84. Although the "woulds" apparently 
have fewer cars in general than the "would nots," it does 
appear that something greater than 1.5 parking space per 
living unit would have to be provided to attract people to a 
downtown development. 

Later data showed that prospective tenants are very sensitive 
about parking and will expect to park free. This will have 
a cost ramification in that parking is relatively expensive 
to provide in downtown. 

Mobility And Residence Tenure 

indicates that those who would consider living down
town tend to be more mobile than those who would not consider 
living downtown. This is probably due to the fact that the 
"woulds" tend to be more renting-oriented than the "would nots' 
Taking the results at face value, it would appear that about 
one-quarter of the leases would turn over within two years. 

Attitude Toward Downtown 

Attitude toward downtown was assessed in a variety of ways. 
Respondents were asked to discuss what they thought of down
town as a place to work and as a place to live. The responses 
are organized in the order of relative magnitude of the response, 
as well as whether the response was positive or negative. 
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WOULDS ATTITUDES TOWARD DOWNTOWN 

AS A PLACE TO WORK 

WOULDS ATTITUDES TOWARD DOWNTOWN 
AS A PLACE TO LIVE 

+75% 
-24% 

+10% 
+ 9% 
- 8% 
+ 7% 
+ 7% 
- 7% 
- 4% 
- 4% 
- 4% 

Generally Positive 
Bad Traffic, Parking, 
Transportation 

Easy Transportation, Parking 

Convenient to Shopping 

Costs Too High 
Convenient to Dining 
Best Place to Do Business 

Generally Negative 
Unsafe 
Noisy, Dirty 
Bad Facilities 

+32% 
-16% 

-16% 
-13% 
-12% 
+ 6% 

- 5% 
- 4% 
- 4% 

- 4% 

Generally Positive 
Unsafe 
Generally Negative 
Bad Environment 
Not Enough Parks & Recreation 
Convenient to Work, Shopping 
Cost Too High 
Not Enough Grocery Shopping 
Bad Schools 
No Good For Children 

People see downtown as a positive place to work at about a two 
to one ratio over negative comments. Asking that same question 
of attitudes toward downtown, but this time in the context 
of a place to live, indicated a two to one ratio of negative 
comments to positive comments. 

This probably is a very gross and rough estimate of the 
attitudinal barrier that will be faced in trying to fill 
downtown housing. The negative comments toward downtown 
as a place to work center around transportation costs and 
environment, whereas the negative comments about downtown 
as a place to live center around safety, environment, and lack 
of facilities for living. 

Specifically oriented toward living downtown, it was asked 
what are the advantages and disadvantages of living downtown. 
The majority of the comments centered around closeness fo 
work and ease of transportation which says that, although they 
are not bothered by commuting, they do see being close to work 
and see less commuting as a very positive item. 

Asked the disadvantages of living downtown, unsafe conditions 
were the most important disadvantage seen by the "woulds" 
followed by environment, facilities, and traffic concerns 
(parking and congestion) as disadvantages. Twenty percent of 
the "woulds" stated that they just don't like apartment living, 
meaning that they perceive the only available living option in 
downtown would be apartments. 
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Affect Of Downtown Facilities And Factors On Interest 
For Living Downtown For The "Woulds" 

It was examined how certain downtown facilities (current 
and proposed) would affect interest in living downtown. 
The results were charted in terms of the percent that said 
some facility would increase their interest in living 
downtown. It must be remembered that this was a predetermined 
list and therefore the items on the chart do not necessarily 
represent all possible responses: 

Factors And Facilities Which Would Increase Interest 
In Living Downtown For The "Woulds" 

1 
2 

3 
4 
5 
6 
7 
•8 

9 
10 
11 
12 
13 
14 
15 
16 
17 
18 
19 
20 
21 
22 
23 
24 
25 
26 
27 
28 
29 

30 

31 

Free Parking 
Good Eating Facilities 

Walk to Work 
Parks and Landscape 
Walk to Shopping 

Security 
Design 
Underground Shopping 
Combination Garden & High-Rise Apartments 
Free Transportation to Work 
In-House Shopping 
Downtown Lake 
Increased Gas Prices 
Indoor Pool 
Recreation Center 
Sports Auditorium 
Performing Arts Center 
Health Club 
Car Tax 
Option to Purchase 

Museum 
Bank Within Walking Distance 

Pets 

Formal Social and Recreation 

Hotel-Like Room Service 

Children 

Public School Within Walking Distance 

Multiple High-Rise Towers 

Day Care Services 
Single High-Rise Tower 
Private School in Building 

95% 
94% 
94% 
93% 
88% 
84% 
83% 
75% 
74% 
69% 
66% 
65% 
65% 
65% 
65% 
64% 
62% 
60% 
58% 
58% 
57% 
53% 
46% 
43% 
38% 
36% 
33% 
32% 
25% 
22% 
21% 
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WOULDS ATTITUDES TOWARD DOWNTOWN 

AS A PLACE TO WORK 

WOULDS ATTITUDES TOWARD DOWNTOWN 
AS A PLACE TO LIVE 

+75% 
-24% 

+10% 
+ 9% 
- 8% 
+ 7% 
+ 7% 
- 7% 
- 4% 
- 4% 
- 4% 

Generally Positive 
Bad Traffic, Parking, 
Transportation 

Easy Transportation, Parking 
Convenient to Shopping 

Costs Too High 
Convenient to Dining 
Best Place to Do Business 

Generally Negative 
Unsafe 
Noisy, Dirty 
Bad Facilities 

+32% 

-16% 
-16% 
-13% 
-12% 
+ 6% 
- 5% 
- 4% 
- 4% 
- 4% 

Generally Positive 
Unsafe 
Generally Negative 
Bad Environment 
Not Enough Parks & Recreation 
Convenient to Work, Shopping 
Cost Too High 
Not Enough Grocery Shopping 
Bad Schools 
No Good For Children 

People see downtown as a positive place to work at about a two 
to one ratio over negative comments. Asking that same question 
of attitudes toward downtown, but this time in the context 
of a place to live, indicated a two to one ratio of negative 
comments to positive comments. 

This probably is a very gross and rough estimate of the 
attitudinal barrier that will be faced in trying to fill 
downtown housing. The negative comments toward downtown 
as a place to work center around transportation costs and 
environment, whereas the negative comments about downtown 
as a place to live center around safety, environment, and lack 
of facilities for living. 

Specifically oriented toward living downtown, it was asked 
what are the advantages and disadvantages of living downtown. 
The majority of the comments centered around closeness fo 
work and ease of transportation which says that, although they 
are not bothered by commuting, they do see being close to work 
and see less commuting as a very positive item. 

Asked the disadvantages of living downtown, unsafe conditions 
were the most important disadvantage seen by the "woulds" 
followed by environment, facilities, and traffic concerns 
(parking and congestion) as disadvantages. Twenty percent of 
the "woulds" stated that they just don't like apartment living, 
meaning that they perceive the only available living option in 
downtown would be apartments. 
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It was examined how certain downtown facilities (current 
and proposed) would affect interest in living downtown. 
The results were charted in terms of the percent that said 
some facility would increase their interest in living 
downtown. It must be remembered that this was a predetermined 
list and therefore the items on the chart do not necessarily 
represent all possible responses: 

Factors And Facilities Which Would Increase Interest 
In Living Downtown For The "Woulds" 

1 
2 

3 
4 
5 
6 
7 
•8 
9 
10 
11 
12 
13 
14 
15 
16 
17 
18 
19 
20 
21 
22 
23 
24 
25 
26 
27 
28 
29 
30 
31 

Free Parking 
Good Eating Facilities 

Walk to Work 
Parks and Landscape 
Walk to Shopping 

Security 
Design 
Underground Shopping 

Combination Garden & High-Rise Apartments 

Free Transportation to Work 

In-House Shopping 

Downtown Lake 
Increased Gas Prices 

Indoor Pool 

Recreation Center 
Sports Auditorium 
Performing Arts Center 
Health Club 
Car Tax 
Option to Purchase 

Museum 
Bank Within Walking Distance 

Pets 
Formal Social and Recreation 
Hotel-Like Room Service 

Children 

Public School Within Walking Distance 

Multiple High-Rise Towers 

Day Care Services 
Single High-Rise Tower 
Private School in Building 

95% 
94% 
94% 
93% 
88% 
84% 
83% 
75% 
74% 
69% 
66% 
65% 
65% 
65% 
65% 
64% 
62% 
60% 
58% 
58% 
57% 
53% 
46% 

43% 
38% 
36% 
33% 
32% 
25% 
22% 
21% 
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WOULDS ATTITUDES TOWARD DOWNTOWN 

AS A PLACE TO WORK 

WOULDS ATTITUDES TOWARD DOWNTOWN 
AS A PLACE TO LIVE 

+75% 
-24% 

+10% 
+ 9% 
- 8% 
+ 7% 
+ 7% 
- 7% 
- 4% 
- 4% 
- 4% 

Generally Positive 
Bad Traffic, Parking, 
Transportation 

Easy Transportation, Parking 

Convenient to Shopping 

Costs Too High 
Convenient to Dining 
Best Place to Do Business 

Generally Negative 
Unsafe 
Noisy, Dirty 
Bad Facilities 

+32% 

-16% 
-16% 
-13% 

-12% 
+ 6% 

- 5% 
- 4% 
- 4% 

- 4% 

Generally Positive 
Unsafe 
Generally Negative 
Bad Environment 
Not Enough Parks & Recreation 
Convenient to Work, Shopping 
Cost Too High 
Not Enough Grocery Shopping 
Bad Schools 
No Good For Children 

People see downtown as a positive place to work at about a two 
to one ratio over negative comments. Asking that same question 
of attitudes toward downtown, but this time in the context 
of a place to live, indicated a two to one ratio of negative 
comments to positive comments. 

This probably is a very gross and rough estimate of the 
attitudinal barrier that will be faced in trying to fill 
downtown housing. The negative comments toward downtown 
as a place to work center around transportation costs and 
environment, whereas the negative comments about downtown 
as a place to live center around safety, environment, and lack 
of facilities for living. 

Specifically oriented toward living downtown, it was asked 
what are the advantages and disadvantages of living downtown. 
The majority of the comments centered around closeness fo 
work and ease of transportation which says that, although they 
are not bothered by commuting, they do see being close to work 
and see less commuting as a very positive item. 

Asked the disadvantages of living downtown, unsafe conditions 
were the most important disadvantage seen by the "woulds" 
followed by environment, facilities, and traffic concerns 
(parking and congestion) as disadvantages. Twenty percent of 
the "woulds" stated that they just don't like apartment living, 
meaning that they perceive the only available living option in 
downtown would be apartments. 



8-13 

Affect Of Downtown Facilities And Factors On Interest 
For Living Downtown For The "Woulds" 

It was examined how certain downtown facilities (current 
and proposed) would affect interest in living downtown. 
The results were charted in terms of the percent that said 
some facility would increase their interest in living 
downtown. It must be remembered that this was a predetermined 
list and therefore the items on the chart do not necessarily 
represent all possible responses: 

Factors And Facilities Which Would Increase Interest 
In Living Downtown For The "Woulds" 

1 
2 

3 
4 
5 
6 
7 
•8 
9 
10 
11 
12 
13 
14 
15 
16 
17 
18 
19 
20 
21 
22 

23 
24 
25 
26 
27 
28 

29 
30 

31 

Free Parking 
Good Eating Facilities 
Walk to Work 
Parks and Landscape 
Walk to Shopping 

Security 
Design 
Underground Shopping 

Combination Garden & High-Rise Apartments 

Free Transportation to Work 

In-House Shopping 

Downtown Lake 
Increased Gas Prices 

Indoor Pool 

Recreation Center 
Sports Auditorium 
Performing Arts Center 
Health Club 
Car Tax 
Option to Purchase 

Museum 
Bank Within Walking Distance 

Pets 

Formal Social and Recreation 

Hotel-Like Room Service 

Children 

Public School Within Walking Distance 

Multiple High-Rise Towers 

Day Care Services 
Single High-Rise Tower 
Private School in Building 

95% 
94% 
94% 
93% 
88% 
84% 
83% 
75% 
74% 
69% 
66% 
65% 
65% 
65% 
65% 
64% 
62% 
60% 
58% 
58% 
57% 
53% 
46% 
43% 
38% 
36% 
33% 
32% 
25% 
22% 
21% 
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The results indicate that free parking has the greatest impact 
on a possible decision to pursue downtown housing. It would 
appear advisable for parking fees to be built into basic living 
costs and not to be charged for separately. 

The overall impact of this table would seem to indicate that 
locational issues (convenience to work, shopping and eating 
facilities) and environmental issues (parks, landscape and 
security) far outweigh project amenities (private school in 
the building and day care services) as an attraction to downtown 
living. 

Activity Analysis 

represents a listing of the activities that the 
respondents reported as being those activities that they engage 
in outside of work in the downtown area. The first two items 
indicate that shopping is the prime activity engaged in by down
town workers with restaurants and clubs being reported by about 
27%. 

Percent Who Regularly Go Downtown To/For: 

1) 
2) 
3) 
4) 
5) 

6) 
7) 

8) 
9) 
10) 

11) 
12) 

Shopping for Clothes 
Shopping for Other Items 
To Restaurant/Dinner Clubs 
Shopping for Furniture 
To Hotel Entertainment 
To Seminars/Conventions 
To Sightsee 
To Church 
To Nightclubs 
To Movies 

To YMCA/YWCA Health Clubs 
To School 

%Woulds 

51 
43 
27 
14 
10 
9 
6 
6 
6 
4 
4 
2 

%Would Nots 

36 
29 
18 
6 
6 
10 
3 
5 
2 
2 
3 
1 

Also examined was the activity patterns of the sample with a 
closed list. Activities with friends seem to be the prime 
non-work activity and eating and restaurants appear to be 
second, with sports, movies, outdoor, and cultural activities 
being the least frequented activities. This seems to support 
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previous information which said that people are interested 

m restaurants and that restaurants were important to them. 
And, it would also seem to indicate that people would like to 
live with people who are interesting for them to visit 

and have parties with, with the minimum possible transportation: 

Activity Analysis 

1 
2 

3 
4 
5 
6 
7 
8 
9 
10 
11 
12 
13 
14 
15 
16 
17 
18 
19 

Go Out and Visit Friends 
Stay Home and Visit Friends 
Limited Menu Restaurant 
Family Restaurant 
Attend Parties 
Weekend Away From Home 

Quick Service Drive-ins 
Take Home Food 

Go To Sports Activities 
Go To Movies 
Go On Drives 
Engage in Sports Activities 
Give Parties at Home 
Go To a Lake 
To Nightclubs 
Exclusive Restaurant 
Visit Museums or Art Galleries 
Camping, Picnicking 
Go To Symphony or Opera 

Would 

89 
90 
77 
74 
73 
72 
68 
65 
63 
62 
59 
53 
48 
44 
41 
38 
36 
35 
18 

Would Not 

91 
90 
74 
64 
71 
69 
72 
67 
67 
61 
60 
57 
48 
46 
24 
30 
21 
40 
9 

Demographics 

Age. The table shows age breakdown compared against those who 
would not consider living downtown and those who would not 
consider living downtown. The table indicates that the 
"woulds" are slightly younger but probably not by a signi
ficant degree: 

Age 

Would Consider Downtown 

Would Not Consider Downtown 

Less 
Than 27 

15% 

11% 

28-32 

14% 

16% 

33-50 

45% 

50% 

51 or More 

24% 

22% 
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Marital Status. 87% of the "would nots" are married and 
73% of the "woulds" are married. The "woulds," as common 
wisdom indicated, have a higher percentage chance of being 
single. 

Children. 33% of the "woulds" have no children and have an 
average of 1.3 children per married family unit. 33% of 
the "would nots" have no chidlren with an average of 1.2 
children per family unit. While more of the "woulds" have 
no children but have slightly bigger families, the children 
of the "woulds" appear to be older and that 21% of their 
children are out of school, compared to only 11% of the "would 
nots" children being out of school. 

Income. The "woulds" tend to be less affluent than the 
"would nots," with nearly one half of the "woulds" earning 
$15,000 or less. 

Income 

$15,000 or Less $30,000 or More 

Would Consider Downtown 47% 14% 

Would Not Consider Downtown 31% 21% 

A more affluent group was sampled than is reported in the general 
population because of the assumption that downtown housing in 
today's economic conditions would generate a required rent 
of at least $250 per month or more per living unit. Common 
wisdom would indicate that it takes approximately $18,000 
annual income to support a living unit cost of $250 or more. 

Fifty-three percent of the married "woulds" reported that their 
spouses worked and 45% of the married "would nots" reported 
double incomes. 

Security 

The concern reported for security and unsafe conditions in this 
study and many others of its type seems to be justified in that 
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34% of the "woulds" reported that their residence has been 
either vandalized or burglarized and 23% of the "would 
nots" so reported. 

It is interesting to note that, although the "woulds" apparently 
have had more direct experience with being burglarized and 
although they see one of the major disadvantages of downtown 
living as being security, they apparently are more willing than 
the "would nots" to live with the risk. 

Summary 

In summary, it would appear that there is a market for downtown 
housing. Attracting people to view downtown housing as an option 
and to secure them as residents will depend on meeting their 
locational, environmental and amenity expectations. The size 
of the unit probably contradicts common wisdom for developments 
of this nature in that data would seem to indicate about a 
960 square foot unit as an average size. People are willing 
to pay $317 for that 960 sq. ft. downtown living unit. Parking 
and transportation, from a marketability standpoint, are im
portant. They have about 1 and 3/4 cars per family unit and 
consider free parking to be one of the most important attractions 
of downtown living as opposed to getting rid of 3/4's of a car. 
They want a 2 and 1/2 bedroom/2 bath unit and prefer low 
density, low-rise configuration. 

When asked for free response comments, the respondents were 
2:1 favorable about working downtown, but 2:1 negative about 
living downtown. That gives a rough estimate of the kind of 
attitudinal barriers that will have to be broken down in order 
to make a downtown residential development successful. 

DESIGN CRITERIA 

From a survey of recently built housing in Dallas, and from the 

findings of the market survey, program criteria have been 
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developed regarding downtown housing. Because housing would 
be a new use for the downtown area, any new development should 
be conceived of as a self-contained community. Many of the 
suggested criteria flow from this fundamental concept. 

Security 

A predominant concern identified by prospective tenants is 
security. In response to this fact, it is suggested that a 
downtown development provide limited and controlled access. 
Minimum entry points would reduce the incidence of random 
intrusion by outsiders. The opportunity for survellance 
by the tenants themselves would be a strong deterrent to crime. 
Consequently, high visibility of outdoor recreation spaces, 
parking lots and circulation paths should be provided. The 
organization of the public, semi-public and private spaces can 
contribute substantially to fostering recognition among tenants. 
A sense of intimacy and identification could reinforce a sense 
of security. 

Environmental Controls 

The generally benign climate of Dallas is highly favorable 
for residential environments. There are, however, extremely 
strong wind characteristics in the winter months. Large, 
exposed spaces would be more vulnerable than small-scale, 
various-sized courtyard spaces to such adverse wind effects. 
The Southwestern motif, of densely-planted courtyard areas 
with water elements, is both environmentally sound and aesthetically 
satisfying. Although it has been applied most often in 
commercial projects, such as the Quadrangle Shopping Center, 
the concept can be successfully translated to a housing situation. 

Open Space 

Because of the relatively higher cost of downtown land in 
comparison to suburban land, there will be less open space 
available per resident. The allocation and programming of 
such space must therefore be carefully considered. 
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Open space provided in connection with a residential develop
ment can be thought of as an interior "room." Such open space 
could be completely enclosed by buildings, thereby providing 
the maximum degree of privacy essential to a downtovm location. 
In order to achieve this, buildings might be located continuously 
at the perimeter of the site, up to the building lines. Building 
setbacks from the sidewalks and property lines should be mini
mized. 

Parking 

Parking is a critical factor affecting both the marketability 
and the cost of a downtown project. According to the market 
survey, the expressed preference of prospective tenants is 
for 1.6 parking spaces per apartment. The current require
ments of zoning is one space for each five hundred square feet 
of apartment, or two spaces for each 960 square foot apartment 
provided. Each of these determinants reflects the heavy 
reliance upon automobile travel in Dallas. Structured or 
underground parking is an economically justifiable necessity. 
There would be two benefits derived from this approach. First, 
by clustering or covering the parking, recreational options 
would be made available for the tenants. Second, more density 
could be achieved in response to the higher land costs down
town. It is not unreasonable to assume, because of the con
venience and accessibility of a downtown location, that parking 
demand might diminish. If that occurs the provision of two 
cars per family will not be a necessity. Under these cir
cumstances a reduction in the parking requirement could be 
considered for downtovm developments. 

Convenience 

Because housing is a new use for the downtown area, residential 
developments can not rely upon existing neighborhood ser
vices. It is suggested, therefore, that space be allocated for 
local shopping purposes and for those necessary services that 
tenants will require, such as grocery stores, cleaners and drug 
stores. Other commercial uses, such as restaurants, enter
tainment and tennis clubs, are desirable. 
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Since Dallas is a competitive and sophisticated housing market, 

expensive amenities at reasonable cost are commonly provided in 

most new projects. A downtown development, in order to compete 

successfully with suburban options must capitalize upon its 

locational advantage, as well as provide a high degree of con

venient services. 

The Apartment 

The marketing data described earlier in the study indicates 
that prospective tenants will want an apartment with at least 
two bedrooms and two bathrooms. It has been determined that 
an average apartment size of 960 net rentable square feet 
will best meet the market. A two bedroom, one bath apart
ment of 860 square feet, a three bedroom, two bath apartment 
at 1130 square feet, a one bedroom, one bath and possibly an 
efficiency unit, provide a range of options consistent with 
the market survey. 

Source: 
Alexander Cooper, Housing and the Future of Downtown Dallas, (Dallas: 

City of Dallas, 1975). 
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RETAIL (SHOPPING) ACTIVITIES 

Introduction 

Throughout the world, shopping for goods and services, ac
quiring these either by exchange of money or goods, always 
has been and still is an important part of daily life. 
Shopping methods and habits are varied and contrasting from 
one part of the world to another as well as from cities 
to villages or farm areas. As varied as these seem, however, 
upon comparing the outdoor, one-day market in the hinterland 
of Ecuador or the small hold-in-the-wall tjrpe of shop in the 
narrow streets of the old section of Jerusalem to the very 
contemporary and elaborate shopping centers springing up in 
large numbers throughout the North American continent and 
other parts of the world, the underlying and basic desire 
in all these settings is to create a pleasant environment -
not only for the purpose of buying goods and services 
but also to satisfy a social need. The human being seeks 
communication with others. In the primitive market, where 
people walk often many miles from far outlying, isolated 
areas carrying their produce and goods, the social aspect 
probably is the most important part of the person's experience. 
It is a festive day, and the market assumes the role of 
community get-together and is a meaningful experience. 

Social Aspects 

The early market places fulfilled important social needs. 
The Greek city had a designated market place (agora) that 
acted not only as a market place, but for civic, political, 
and festive activities. Market places, before and since, 
have performed these functions in a wide variety of cultures 

In Europe, both on the continent and especially in England, 
fairs served to bring people together to exchange goods 
and join in periodic social life. Due to difficulty of 
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travel, fairs drew people from comparatively short distances, 
but numerous fairs were held throughout a region. As with 
the Greek and Roman market place, the medieval fairs were, 
during their period, a part of the way of life.^" 

Present day market places and shopping centers are not unlike 
the market places and fairs of past eras. They must also 
be viewed as a part of the way of life of the people using 
them. The modern retailer views shopping as a social activity 
performed by people gathering primarily for a duty, but not 
necessarily an unpleasant one. A market place or a shopping 
center can not be appraised merely as a place for economic 
transactions, though this is their main reason for existence.'^ 

The modem shopping center could become a center for social, 
cultural, and recreational life, in addition to its primary 
function of a shopping facility- It could provide audi
toriums, meeting rooms for civic clubs, space and equipment 
for children's activities, theatres, exhibition halls, and 
pleasant eating places. As a community center it will bring 
more people on its premises and keep them there for longer 
periods of time. It will, in short, be a boon to the social 
and cultural life ot the community and a financial success 
to its tenants and investors.^^ 

Economic Aspects 

A shopping center is first and foremost an economic entity. 
Whatever social, cultural, or political impact a shopping 
development might have on its community, its essential pur
pose is economic. However, shopping must be understood as 
more than a utilitarian activity- The environment should 
be so attractive that customers will enjoy these trips, 
will stay longer, and return more often. In practical terms, 
the end result is higher sales and profits.^^ 

A Community Center 

The shopping center is the nearest thing that vast areas of 
our cities have to a "community center." The need for human 



8-23 

interaction is a fundamental one, and in the absence of any 
bona fide centers, anywhere that brings a lot of people 
together in the same place on a voluntary basis will tend 
to take on the attributes of a community center. However 
ugly or tasteless many shopping centers may be, they show 
signs of life; lights, movement, variety, people. A 
"community center" involves easy relaxed intermingling of 
people who are involved in a variety of activities.'^ 

It seems axiomatic that, in a consumer society, effective 
centers for community life must be interwoven with shopping. 
This means coordinating and concentrating many nodes of 
community life into one intermingled, pedestrian complex 
that provides comfort in inclement weather. The schools, 
library, shopping, eating places of many kinds, cinema, 
theatre, concert hall, civic buildings, recreation places, 
health facilities, and community college could all supplement 
each other, keeping the center a place of bustle and activity. 
Not only surrounding it but actually intermingling with it, 
should be high-density housing for the people most needing 
access to its activities and facilities, i.e., young singles, 
old people and young marrieds. These need to be able to 
get quickly and pleasantly into the center by bridges, 
footpaths, ramps, escalators, and staircases. The center 
would necessarily be multilevel, in order to make pedestrian 
accessibility to all services feasible. People from removed 
areas need to get in quickly and conveniently by car to 
parking. They too need to get quickly and conveniently 
onto the many levels of the center. This is an attempt to 
create a total social, commercial, and cultural heart with 
the vitality of the old downtown city center. Human 
beings cannot respond enthusiastically to the overwhelming 
dominance of money. However elegantly designed, a high-rise 
mass of banks. Insurance companies, and commercial office 
buildings simply does not provide that distilled essence of 
"the good life," which is one important function of the cen
ter to symbolize. The search continues for an appropriate 
equivalent to the agora, the forum, the Cathedral domi
nating a main plaza, the Eastern European Korso, or the 
village green.*^ 

Examples 

Fanueil Hall in Boston dealt with several important issues. 
From the beginning, architects Ben ,and Jane Thompson saw the 
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project as an urban issue that involved merchandising questions 
and social dynamics. "The two main themes," says Jane Thompson, 
"are really the interaction of people and goods and the inter
action of the place and the city because we were not designing 
buildings, we were designing an environment. The Quincy 
Market is in the center of the dense, important activities 
that constitute the center of the city. When the old markets 
collapsed, there was a hole in the center of the city waiting 
to be filled. We knew that a revitalized market would be 
a success because among other things, it is in the right place." 

The Thompsons' concept of urban planning is one of establishing 
connections between places and making things work in a 
hierarchy of relationships to something else. When they 
laid out the market, they played on this aspect of its 
physical layout. It is three long blocks of buildings with 
streets running through. The original city plan was to 
carry a pedestrian promenade through the market area from 
the city hall to the waterfront, a plan hampered by an elevated 
freeway. But the Thompsons saw that it was equally important 
to tie the market to the city from all directions. They were 
terribly conscious of the flow of people, where they would 
come from, and how the market would present itself from all sides. 

"The other aspect of interrelating the market to the city 
was to establish in it things which people needed downtown," 
Jane Thompson continues. "In our first proposal 10 years ago 
we demonstrated that the market had been both a source of 
food and a gathering place for people, and that was still a 
very valid idea in terms of the way the city had grown. Most 
of the retail sources for food had been removed from the 
area and a return of the market to its former use would supply 
this fundamental need. And the new market could provide an 
opportunity for personal merchandising rather than chain or 
franchise concepts." 

The Thompsons thought of the market first as a place for 
Bostonians and were encouraged by the area's promising mix 
of market support elements which included local residents, 
workers in the neighborhood, lunch and after work traffic, 
and enough downtown activity to create a nighttime base as 
well. The market should be a place that would keep the city 
alive, a place planned to appeal to every age and economic 
level. 
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"The social theme of the interplay of goods and people 
accepts our fundamental, though selective, attraction to 
crowded situations," Jane Thompson continues. "Our activities 
and merchandise programs were planned to attract all elements 
and ages of society to provide a natural social intermingling. 
We thought of all the ingredients that would go into the 
market that would give it this basic draw before laying it 
out shop by shop and restaurant by restaurant. A central 
design idea is sensuality, an ingredient missing from the 
typical urban situation. People find it stimulating to be 
surrounded with the smell, taste, color, and pattern of 
the multitude of foods and goods sold in the market. People 
seeing people is sensual in itself as they work, move, or 
whatever it's all part of the market's essential drama." 

Another design challenge was to keep contact between the 
inside of the structure and the outside. The long, narrow, 
restricted market building was potentially very unpleasant 
for large crowds. The Thompson's solution was to create 
slanting glass canopies on both sides of the building with 
glass roll-up doors so that in essence aisles become a part 
of the street. The building's gound floor is not air condi
tioned so that the spaces can be kept open to allow free 
movement of crowds. Canvas shades beneath the canopy are 
used by tenants to control the sun. Because of the orientation 
of the building to the harbor, the building is self-ventilating.'° 

— Interiors, 1979 

In addition. The Gallery, Philadelphia offers an exemplary model of an 
enclosed mall that feeds directly into the city movement patterns 
and promises to reinforce that connection in relation to new 
developments. Still the danger of the suburban malady remains -
little is left to chance. Not enough investigation has taken 
place about what makes a great modem urban retail space. 
There are design answers of course, for example, the continuation 
of the existing movement patterns, instead of siphoning away 
movement from a main thoroughfare.'' 

Rockefeller Center, for example, not only added streets to 

New York's grid and created two pedestrian levels, both 

connecting with different modes of transportation, but kept 

much of the retail traffic perpendicular to the flow of Fifth 

Avenue traffic - not parallel to it (and therefore competitive 

with it).^^ 
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Both of the inner city shopping mall types - recycled 

buildings or new enclosed skylit galleries - reflect a 
strong element of escapism. A consuming culture has 
always focused on this theme. Receding into history and 
withdrawing into mysterious Interiors did form a fascinating 

undercurrent in the creation of American urban landscape. 
These enclaves are "insulated against the corrosion of reality."^^ 

The repetition and standardization of the historical "unique" 
settings makes for very predictable shops or restaurants 
as success breeds ever closer imitations of "the successful." 
On the other hand, the new shopping-mall-in-town uses the 
same controlled packaged formulas of the suburban counter
parts to generate an urban experience to represent inside an 
idealized version of the street outside. ̂'̂  

Tenancy 

The following list is presented as an example of desirable 
tenants and merchsindise premised on a theme of specialty 
goods in small shops. 

A B INTERIOR GALLERY. Colorftil batiks made by a charming 
lady from India. Batik supplies, as well as lessons in 
batik making and tatting. 

ACOMA HOUSE/ADOBE HUT. Packaged Mexican gourmet foods, 
featuring Adobe House products and the world's best popcorn. 

ALASDAIR INTERNATIONAL. Brass rubbings from England, wedding 
bouquet preservation, real flower pictures. Specializing in 
mounting and laminating brass rubbings. Also brass, pewter 
and other European gifts. 

THE ALPACA FACTORY. Rugs and throws from South America and 
other parts of the world. 

THE APPLE TREE. A delightful old-fashioned soda fountain 
which also boasts sandwiches, salads, and fresh apple, carrot, 
cucumber or orange juice. 

THE ARTIST. Portraits and sketches in oil by Bronson Charles 
with prints by Richard Scfamid. 

THE BLDE ANVIL. Hand-forged silver jewelry. Bring in your 
idea or design to be created for you alone. Or choose from 
original pieces forged in the shop. 

BUCKLE S. ABEITA, JEWELERS. Designers in gold and precious 
stones. Original and custom designed jewelry. 
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THE BUSY MEEDLE. Custom needlepoint design, latch hook and 
Rya rugs and crochet plus supplies and lessons in chese 
handcraft arts. 

THE CANDY MAN. Old-fashioned and imported confectionary 
delights. 

CARDSHOPPE, ETC. Holiday and party items, stationery and 
greeting cards, seasonal gifts, accessories and souvenirs. 
Gift wrapping service. 

CHINA BELLE. Handpainted china objects, plus custom orders, 
dated and signed. 

THE CLOCK SHOPPE. Clocks of every description, antique 
clocks, new clocks, wall clocks, mantel clocks, grandfather 
clocks, along with clock and watch repair. 

THE COPPER KILN. The art of enameling portrayed in copper 
gift items and jewelry. Also specializing in scented wood 
fibre flowers for wedding and gift arrangements. 

THE COPY SHOP. Careful treatment of your treasured old 
photos for years of future enjoyment. Processes used are copy, 
restoration, and oil reproduction. 

OEFALCO VTINE MAKER. All supplies you need to make wine at 
home along with books to tell you how and lessons. 

der DISTLEFINK. Americana folk art on wooden ware and tinware. 
Supplies and classes in tole painting. 

DOS ESCULTORES. Custom metal sculpture, engraving and repair. 
Customrwood signs. 

EUREKA/PAPER TIGER. Kites, large and small, from all over 
the world; doodle art and coloring books. 

FINAL TOUCH. Custom, ready made and do-it-yourself framing, 
plus paintings, prints, sea shells, natural wood forms, 
minerals, silk and dried flowers, fabrics and occasional 
hanging pieces. 

THE FRONT PORCH. Sand-cast candles and capers of all shapes, 
sizes, colors and scents. Original handcarved ivory pieces 
of Mastodon ivory. 

GEPPETTO'S. Items for the young at heart consisting of hand
made finger puppets, hand puppets, marionettes plus imported 
and antique collectible dolls. Repair. 

GLASS 'N STUFF. Cut glass, crystal and monogramming created 
right in the shop. Also rare crystal pieces from Germany, 
Poland, Mexico and Czechoslovakia. 

GOURMET JUNCTION. Cookware and kitchen gadgets for che 
gourmet cook. Also helpers for the novice. Imported coffees 
and teas. 

GRANMA'S TRUNK. Handcrafted fern stands, planter boxes. 
Jewelry boxes; handmade baby gifts, garments, comforts; 
children's drawings translated Into stained glass. Custom 
order encouraged. i 
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GRANNY'S DINNER PLAYHOUSE. Next door. Dinner theater 
featuring outstanding stars. Daily except Monday. Call for 
information and reservations. 

GYPSIES, BEGGARS & THIEVES. Nostalgic items, including 
antique type trays, type and hundreds of miniatures. 

HANDCRAFTED CRYSTAL/GLASSBLOWER. See glass blowers create 
unusual gift items of handblown and spun glass crystal. 

HANDMADE & CO. Handmade pillows, quilts, rugs, toys, clothes, 
crochet work and lessons in quilting as well. 

HANG-UPS A contemporary gallery with a fresh new look. Art 
works by Dallas artist Ava Smith. Lessons and supplies 
available. 

HAYMAEKET THEATER. Family entertainment includes puppet 
shows by Kathy Burks Marionettes, cartoons, nostalgic 
movies, children's theater, adult theater and vaudeville 
shows. Call for times auid features. 

HEN HOUSE. Small personalized art works in acrylics and water 
colors, bread dough flower arrangements and selected gifts. 

HOBBIT HOUSE. All items related to Hobbit characters and 
Lord of the Ring characters. 

INDIA BOUTIQUE. Belly dancing paraphernalia, including music, 
clothing, and accessories. Belly dancing lessons available. 

KARAT TOP. Antique wicker furniture and antique jewelry. 

LAPIDARY ARTS. Custom-made, one-of-a-kind jewelry in gold 
or silver. Opal, turquoise, malachite, lapis, and all types 
of gems and stones cut to order before your very eyes. 

LAS MANOS. Handspun and domestic yams for weaving stitchery 
and related needlework along with folkwear patterns, ethnic 
fabrics, and accessories for one of a kind clothing, jewelry 
or wall hangings. Lessons available. 

LEATHER LOFT. Leather boots and hats plus leather accessories 
such as handbags, wallets, moccasins, belts and key chains. 

THE JIMMY LILE KNIFE SHOP. Handmade and custom designed 
knives for the collector, for the hunter and for the home. 

MANE AFFAIR. Professional hairstyllng for men and women; 
specializing in hair coloring and permanent wave. Manicure 
and pedicure. 

NATRAJ. Fasion clothing from India, Phillippines, and 
Indonesia. 

NDTZ AND BOLTZ. Whimsical sculptures of nuts, bolts, and 
other hardware. 

OLLA POD GALLERY. Limited edition prints, lithographs, 
silkscreens, pottery, ceramic jewelry plus Soleri belts. 

ORIGINALLA. Select imported baskets from the world over, 
decorative collages and wall hangings. 
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PATCH WORKS. Handcrafted purses, appliqued shirts, plus 
decoupage, tole and much, nnich more. 

THE PHAKAO'S. A museum-like shop featuring artifacts from 

private Egyptian collections including scarabs, coins and 

terra-cotta figures; handcrafts and jewelry. 

PINS & BOBBINS. See lace made by hand, and take lessons 
in this vanishing art. 

POET'S NICHE. From specialized reading to best sellers, 

including how-to books and hard to find books. 

PORTRAINTS BY MARY ANN MARSHALL. Pastel, charcoal 
drawings from photographs of sittings. Lessons in portrait 
painting. 

THE POSTER PLACE. Contemporary posters and limited edition 

prints, framed and unframed. Custom framing. Decorating 

assistance for home or office. 

POTTERY WORKSHOP. A studio where artists create, glaze and 
fire pottery of all kinds. Also lessons daily from a master 
potter. 

THE POTTERY SHOPPE. Cups, bowls, platters, dishes, and many 

other creations brought to you from the Pottery Workshop poccers. 

PRACTICAL DRAWING. Educational aids and toys, plus some art 
supplies and games. 

RANDY BLACK, PHOTOGRAPHER. Commercial and portrait photo

graphy by one of the city's leading photographers. 

RARE THINGS. Jewelry made by hand from fossils, bones, 

feathers, driftwood and coral. 

SHADES OF GREEN. Foliage plants, hanging baskets, and deco

rative containers. 

THE SILVERMINE. Contemporary handcrafted and cast silver 

jewelry. Custom design and repair. 

SNACK SHED. Old-fashioned hamburgers and Mexican food snacks. 

SOUNDS & STRUMS. Classes and private instruction in folk 

and classical guitar and piano. By Harriet Flachmeier. 

SOUTHPAW. A shop to make life a little easier for left

handers. Can openers, watches, all sorts of kitchen gadgets -

even spiral notebooks and books on knitting. 

THE 1912 STAINED GLASS STUDIO. Custom stained glass for 

church, home or commercial application. Member Stained Glass 

Association of America. 

THE STUDIO. Period photography with subject in costumes. 

Antique cameras, picture frames and photo albums. 

SUNSET & VINE. Movie memorabilia including photos of stars 

and movies, autobiographies of stars and posters. 
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"T" TOPS AND WHAT NOTS. Custom silk screening on clothing -
yours or ours. Some designs done while you wait. The only 
place you can buy an 011a Podrlda "T" shirt. Silk screening 
printed on your favorite objects, too. 

TABOCK SHOPPE. Gourmet smoking supplies, including imported 
cigarettes, cigars, and custom blended tobaccos. Magazines 
and newspapers. 

TANOOS COLLECTION. The art os scrimshaw on ivory thousands 
of years old. Collectibles in jewelry and sculpture. 

THROUGH THE KEYHOLE. Doll houses, doll furniture, and minia
tures of everything imaginable; custom work and equipment 
for building your own. The complete doll house shop. 

TDTHILL FINE ARTS. Contemporary art, wood collages, paintings, 
for home or office, pottery, pen and inks. 

UPPER CRUST. A restaurant featuring home-made pastries, 
breads, and soups. Country style meals, or salads and sand
wiches. Entrees change dally. 

WOODSHED STUDIO. Wild life art and wood sculpture by Texas 
artist Roy J. Kelley. 

— Courtesy Olla Podrlda, Dallas 
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OFFICE ACTIVITIES 

Introduction 

The distinctive feature of the multi-story office building, 
is the audience which it alone among large buildings exists 
to serve. In a way it is a symbol of the ultimate achievement 
of a technological age — a building which serves as adminis
trative and planning center for that society. Modem office 
buildings are the largest and most complex structures ever 
built solely for human beings and to answer human needs.'^ 

Planning Needs 

An office must be planned so that its space is broken down 
into separate units which still function as a cohesive whole. 
It must also be planned so that its space is flexible, so 
that the size and grouping of these units can be changed 
rapidly to meet varying needs. 

As a result an office building, must be planned as a dynamic 
building, one adaptable to interior change. An office may 
have as few as 10 people, or as many as 10,000. Its equip
ment may be simple, or it may run the gamut all the way up to 
giant computers — which require a large amount of space — 
special electric wiring, sound conditioning, and elaborate 
air-conditioning equipment. The office building must allow 
for extreme fluidity within its walls and often must also be 
built so that future additions can be made to the building 
itself. 

This concept visualizes the office as a fluid and expanding 
organization, requiring working space that is also fluid and 
allows for physical alterations and modifications. 
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User Needs 

The office worker is ahuman being and every component part 
of his environment must not only stress his individual qualities 
but must also better enable him to realize his part in the 
organization as a whole and his contribution to that organi
zation. As the size of offices has increased, it has become 
increasingly important to design offices in such a way that 
the individual worker does not become submerged in a great 
mass of fellow workers. The office worker's environment 
must be kept in human scale. Generally, in leaseable 
buildings, building performance to satisfy human needs is 
primarily related to client satisfaction and worker productivity, 
special flexibility, and ease of maintenance over the life 
of the building. 

User needs can be broken into three basic categories, 1) 
Environmental conditions: conditioned air (temperature 
and humidity control,) illumination (light levels and 
flexibility), acoustics (speech privacy), power and communi
cations, 2) Social concerns: stability and durability (sense 
of place, privacy, territoriality), health and safety, and 
3) Owner concerns: maintenance (ease and durability), and 
flexibility in interior planning. '̂  

These are the major factors of office-space planning and 
administration: the dimensions of the office; the possibilities 
for open, unbroken space in the office created by lighting, 
air conditioning, and construction techniques; and the need 
to handle large groups of people and large areas of space 
in such a way that each worker can do the best possible work 
in the best possible pattern. 
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RECREATIONAL ACTIVITIES/SUPPORTS 

Introduction 

Leisure is an activity apart from the obligation of work, 
family and society to which the individual turns at will 
for relaxation, diversion or broadening of his spontaneous 
social participation. 

Recreation, a smaller sector of the larger category of 
leisure, may be seen as any activity voluntarily engaged 
in either individually or collectively, pursued during 
leisure time while being pleasurable. Recreation does not 
consist of what one does, but rather the motive, attitude 
and/or value of doing an activity that gives it significance. 

Not all leisure is spent recreationally, nor does all 
recreation express itself in a demand for space and facilities, 
Special regard should be paid to the time not spent in 
work offering monetary rewards; a meaningful activity of 
conduct can also take place during leisure time as many 
forms of leisure take place in or around formal work time 
as well as many forms of work blending into a person's 
leisure time.^^ 

Space Needs 

The most ambiguous of all housing requirements is the space 
needed for recreation facilities. There are no useful 
standards to follow in deciding the kind and quantity of 
recreation space to provide. Zoning ordinances do not 
address themselves to this problem. At best they set "open 
space" requirements; Dallas does not do even this. 

Because there are neither adequate guides nor meaningful 
regulations, developers tend to provide only as much 
recreation space as is needed to make the project marketable. 
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This approach results in wide variations between facilities. 
The approach here will be to provide a wide range of activities 
for a variety of lifestyles and life cycles within a facility 
that will be open to the general public. 

Typical Needs 

User needs are grouped here according to age for ease of 
understanding; in practice however, facilities will have 
multiple uses, serving mixed age groups as well as active 
and passive pursuits.^^ 

Tots; children one to four years old must be under almost 
constant surveillance by an adult supervisor. However, they 
can roam and play in private yards, balconies, or enclosed 
areas, which though simple, must provide a diversity of 
experiences. 

Five to eleven-year-olds; children in this age group are 
able to supervise themselves to a greater degree and 
can explore a larger area. Organized sports are generally 
not yet important, and play requirements are easily satis
fied. Play activities include: playing with toys, digging, 
wrestling, swinging, skipping, hopscotch, playing catch, 
sliding, wading, acrobatics, imaginative games, boxing, 
stringing beads, playing soldiers, sword fighting, playing 
shop, playing house, playing school, playing with dolls, tag, 
follow the leader, climbing, dressing up, racing, hand-
springing, sitting, and crafts. 

Eleven to thirteen-year-olds; children at these ages are 
beginning to outgrow previous play patterns, yet are not 
quite old enough to participate in teenage activites. 

Teenagers; this is the most difficult age group to plan for. 
Teenagers participate in organized sports and semiorganized 
social gatherings. They have considerable mobility and are not 
content to conform to planned facilities. Teenage recreation 
activities generally include: listening to records, telephoning, 
teasing, joke telling, tape recording, listening to radio, talking, 
eating, sitting, driving, crafts, dating, reading, dancing, 
partying, cooking, story telling, sewing, role playing, organized 
sports, car repairing, studying. 
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Young adults, twenty to thirty years old: this group is more 
concerned with social organizations, is easily satisfied 
and highly mobile and doesn't require elaborate systems of 
recreation. Generally, young adults like a focus such as a 
club with facilities for tennis, swimming, running, etc. 
Social involvement tends to be somewhat passive. 

Older adults; this group's recreational needs are similar 
to those of the previous age group but tend to be more 
passive. Activities typically include occasional sports, 
walking, gardening, etc., and enjoyment of family and 
supervision of children. 

Elderly; this group uses outdoor spaces passively for 
walking, sitting, viewing, education, small game playing, 
and gardening. Recreational activities include: conversing, 
chess, crossword puzzle, checkers, dominoes, story telling, 
bowling, letter writing, sewing, knitting, painting and 
drawing, sitting, radio listening, gardening, reading, and 
crafts. 

To summarize, the recreational needs of children until about 
11 to 12 years old, adults, and elderly are more readily 
predicted and satisfied. But it is difficult to plan for the 
recreational and leisure time needs of preteens and teenagers. 
Additionally, girls are more difficult to serve than boys. ̂  

Facility Needs 

Recreation itself is only part of a broader concern for the 
provision of necessary support and service activities to sustain 
residential accomodations, for the benefit of the larger area, 
and for a richer downtovm life in general. For clarity these 
supports may be expressed within 3 categories as recreational 
or social/cultural or essential shopping and services. It may 
be necessary to provide essential supports within the framework 
of the project complex in lieu of those not otherwise available. 
However, toward the goal of stimulating related development, 
it is hoped the needs of new user groups will encourage the 
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establishment of necessary services in close proximity, but 
outside the project itself. 

Keep in mind that indiscriminate duplication of extant 
services ultimately raises the possibility of negative impacts 
on the vitality of the surrounding area. In attempting to 
provide all services, the complex may constitute a "closed" 
system; internally self-generating and, in turn, internally-
fulfilling its needs. This tends to functionally isolate 
the project from its surroundings and holds generally negative 
connotations for the impact area, which holds the potential 
to serve these needs. 

The split between "public" and "private" (resident only) 
access to facilities, recreational facilities in particular, 
must be carefully weighed. Where possible, facilities should 
be both multi-use and public in nature with certain logical 
exceptions. It is suggested that the provision of the 
following facilities be considered (existing services are 
noted * ) : 

Recreational activities: tennis 
basketball 
vol leybal l 
racquetball 
running-walking 
swimming "natatorium" 
skating 
cycling 
bowling 
multi-purpose rooms 
arena 
games areas 
exercise rooms 
sauna 
tot lot 
playground (field games) 
gardening 

* parks 
Exall Park (children) 
Pioneer Park (scenic/historical) 
Old City Park (museum) 

* observation points 
* restaurants/bars 
sport shops 
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Social/cultural activities: multi-purpose pavilion space for 

public spectator events, 
symphony, ballet, opera, 
"pep" rallies, exhibitions. 

exhibition gallery 
theater/cinema 
chapel/church 
club/meeting rooms 
health club 
public plazas 
pedestrian mall/street 

Services and essential shopping activities: 

* bank 
* post office 

* health care (Baylor Medical Center) 
day care/nursery 
laundry 

* transit stop/public transportation 
food market/baker/liquor 

* pharmacy 
cleaners 
barber/hair care 

* restaurants 



8-38 

PEDESTRIAN ACTIVITIES 

Introduction 

The quality of life, the livability of downtown, is not 

measured at the skyline, but at the sidewalk. People's 

natural domain is ground level. This is the part experienced 

daily and compared when traveling from one city to another. 

Improving the streetscape and other public open spaces is 

an important step towards improving the livability of down

town. ̂° 

The primary determinant of downtown pedestrian activity is 

the use of the land. To the extent that offices, stores, 

and services remain in a relatively small area within walking 

distance of each other, a downtown has distinct advantages 

over a less dense area. In downtown, business requiring 

face-to-face contacts can be more easily transacted and people 

can more conveniently take multi-purpose trips on foot.̂ -"-

The secondary determinant of pedestrian activity is the quality 
of the experience that the environment provides. Here, too, 
downtovms can have a distinct advantage, for only their 
populations are large enough to produce the bustle, diversity 
and excitement that are key to the success of a pedestrian 
environment.°^ 

People are thus a central ingredient to downtowns. They are 
social beings who engage in a variety of activities from 
people-watching to sitting, sunning, strolling, and talking 
with other people. For office workers, the downtown is a 
place in which the lunch hour becomes a recreation period, 
varying from outdoor eating to shopping.^^ 

Downtown should have objectives of both preservation of density 

and enhancement of the quality of the pedestrian environment. 

The latter is achieved by maintaining concentrations of 

people on the sidewalks and by preserving and improving the 

quality of the physical environment. This may entail preserving 

the continuity of the retail shop fronts, creating new open 

space or redesigning existing open spaces.^^ 
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Definitions 

Mall refers to an area that is designed or constructed with 
the intention to provide pedestrian amenities, such as trees, 
furniture, weather protection, decorative pavement, so forth. 
The basic function is usually commercial. In addition to 
pedestrian amenities, most mall projects include subsurface 
improvements such as water mains, sewer "separation," and 
storage vault abandonment. Transit and semimalls provide 
reconstruction of the cartways, including curbs, gutters, 
drainage, vehicular pavement, and lighting. 3! 

Success of malls usually refers to quantitative economic 
and/or environmental benefits. Environmental criteria 
commonly used to describe mall success involve air, water, 
and noise pollution. The incidence of traffic accidents, 
street crime, vandalism, and shoplifting provides clues as 
to combined economic and environmental success.^* 

Street Usage 87 

Patterns in street use vary strongly from class to class. 
The middle-class person has a distinct view of the street. 
He sees it as a separate, somewhat alien entity, to be shut 
off from the freedom of his private life. Barriers are 
erected between home and street in the form of lawns, walls, 
or closed windows. The street is seen as a public place; it 
is used to go to a variety of different destinations as 
efficiently as possible. 

The lower-class person sees the street in many ways as an 
extension of his dwelling unit. The unit itself, due to a 
lack of space and soundproofing, is often a more public place 
than anyone would prefer. But, whether or not this is true, 
the street is often seen and used as an extension of the 
home. The street is seen and used in different ways; for example, 
as a park, a play room, and, in many ways, as a living room. 
This use will, of course, vary with the security and safety 
of the street and with the personal security of the residents. 
Older people tend to have a different and more defensive 
view towards the street than do the young. But the critical 
fact remains that the street can and should be a community 
institution. 



8-40 

Activities 

The activities that take place on the street naturally 

include almost everything that can happen outdoors. These 

include driving, walking, talking, observing, and playing. 

Low densities, highly developed park systems, and the pre

valence of automobile transportation, with its freedom of 

movement and escape, have all served to diminish the impor

tance of the street scene. 

Successful streets have to be places on which a mobile public can 

do many things that they might otherwise go elsewhere for. 

In many large cities the street is as good a scene for recreation 

and interest as most other places. 

One of the major activities that normally takes place on a 

street is vehicular traffic, including autos, trucks, and 

buses. While it is true that the car at high speed does 

constitute a real threat to street life and can turn a street 

into a highway, it is certainly also true that the automobile, 

when controlled as to speed and freedom of movement, can 

be an asset to the development of street life. 

A weakness of the mall solution is the fact that existing 
streets are generally too wide in relationship to the height 
of surrounding buildings and the amount of activity that 
normally takes place. Using the central portion of the 
street for low-speed, controlled auto passage helps increase 
activity levels and gives people sitting and watching something 
to look at but does not disrupt other forms of life on the 
street. 

Walking is, of course, a major function of the street, but 
it is seldom associated with direct social interaction, such 
as talking, playing, and so forth. Walking is generally 
done merely to proceed from one place to another. Talking 
is done while people are stationary and is also normally done 
in conjunction with some other activity such as observing 
traffic. Therefore, the walking part of the sidewalk does 
not need to be wide; the greater space should be reserved for 
meeting and playing. 

^ \ 



8-41 

Observing is a most important activity on the street. It 
is generally done by groups of older people from a sheltered 
vantage point. Since older people are very much concerned 
with personal safety, the vantage point should be open to all 
sides, but screened by trees or a change in height. 

The street should be a playground almost in its entirety. 
All people instinctively like to be in the midst of great 
activity; and this is particularly true in a scene of com
munity interest. 

Acitivity must also be viewed in terms of interaction between 

groups. 



IX 
Systems performance 



9-1 

INTRODUCTION 

We build shelters to mediate between ourselves and the un
predictable, otherwise uncontrollable forces of the elements. 
However, instead of working with natural energy forces, we 
have increasingly come to depend upon energy-consuming 
electrical/mechanical systems to provide habitable interior 
environments with acceptable ranges of inside temperatures 
and humidity levels. The issue of energy conservation has 
recently emerged as a major concern. Much can be achieved 
through increasing the efficiency of traditional energy 

39 

sources. 

Buildings play a significant role in the consumption of energy: 
almost 8 percent of the U.S. electrical energy production is 
required each year during the construction phase of buildings, 
and over 40 percent of the electricity produced is required 
for building operations. There is now abundant evidence that 
the use of available design techniques, technologies, and 
management practices could significantly reduce the rate of 
growth in energy demand for new buildings, as well as reduce 
the primary energy requirements in existing structures. In 
large commercial structures, energy requirements could be 
reduced as much as 40 percent with very little increase in 
cost by considering all relevant aspects of building per
formance, from the design of the facade to the maintenance 

90 

of the mechanical system in the inner core. 

Urban development may receive new impetus because of 
cities' ability to integrate and provide community services 
efficiently. Housing close to the city may become more 
valuable as workers try to live close to their jobs; and 
residential or commercial developments near, or incorporating, 
mass transportation systems will benefit. Multi-use buildings 
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may become the optimum urban building for energy-conscious 
cities. Unlike a conventional office structure, which 
concentrates its energy needs into working hours, a multi-use 
structure can be used 24 hours a day, seven days a week, 
combining residential, office, commercial, and recreational 
spaces in one envelope. 
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GENERAL 

Structure 

The relative economy and adaptibility of various structural 
and material systems should reflect: 

1) local building code requirements, placing restrictions 
on kinds of structural systems allowed; 

2) availability of materials, fabricators, and experienced 
contractors; 

3) costs and shipping distances; 
4) future maintenance requirements; 
5) erection time and future facility expansion plans; and 
6) atmospheric and environmental conditions. 

In addition to structural/material systems, consideration must 
be given to alternative building systems. Choices could in
volve some form of modular design concept. Alternatives also 
exist in structural span and lengths between supporting columns. 

Various facilities in the complex, each with its own loading 
characteristics, planning and spanning requirements, and spatial 
needs will likely warrant different structural solutions, not 
necessarily compatible with one another. 

However, the final solution must reconcile the multiplicity 
of requirements toward a logical, integrated totality. 

The basic building components pose similar problems/opportunities 

throughout the facility: 
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Columns; The location of columns and their spacing or grid are 

among the most important design decisions to be made, as both 

directly affect the usefulness of rental floors. 

Columns outside the wall: These give uninterrupted floor space, 

free passage for services, and externally dominate the window 

rhythm. In areas of high site value it is rarely possible to 

have the columns in this position, since valuable floor space 

is lost between them. 

Columns within the wall thickness: These again determine window 

rhythm and can interrupt it; they can also interrupt services 

if they have to project inwards. But if used in the form of 

load-bearing mullions, both these difficulties are overcome. 

Structural mullions are versatile and can form a regular rhythm 

of even-sized members at usefully close centers, thus avoiding 

thick columns at normal centers. 

Columns inside the wall: These create good conditions for the 

building skin, but obstruct valuable peripheral wall space. 

If close to the skin they require purpose-made partitioning to 

block the gaps wherever divisions coincide with columns; but 

if well within the building, peripheral wall space is at its 

best at the cost of some internal obstruction. The resultant 

cantilevers generally lead to an economic and attractive struc

ture, but there are limits to the lengths of the cantilevers, 

and the weight of the external wall is an important factor. 

Internal columns: Internal columns, which are likely to occur 
with all the above may — in towers and slabs — frame the cen
tral core; and in slabs may run along one or both sides of a 
central corridor. 

To allow shops on the ground floor and/or car parks in the 

basement, the column grid may have to be changed at first floor 
level by means of transfer beams. In mullion systems this is 
almost inevitable. 

Beams; There is always a conflict to be resolved between beams 
and services. Unless main service runs and beams can be arranged 
to run parallel it may be necessary to use flat slab construc
tion. However, provided that it is considered early enough. 
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limited holing of beams to take services running at right angles 
to them can be allowed. On the external walls both primary 
and trimmer beams should be given thought. The relation of 
trimmer beams to the ceiling and window heads may be improved 
if they are treated as upstanding spandrel beams, although if 
used to form any real part of the external wall their poor 
thermal characteristics must be improved by suitable insulation. 

Floors; The primary needs of floors are to carry the loads im
posed, whether these are of general rental space or of machine 
rooms; to resist the passage of sound or fire, and; to provide 
lateral bracing for the structure. This usually calls for con
crete floors. A plate floor may be heavier and more expensive 
than one of beams and slabs, but with its shallowness and com
plete freedom for service runs it may be more economical than 
a conventional floor. It also provides advantages if overall 
building height is a concern. 

Walls; The walls may be structural or not, and external or in
ternal. At present external structural walls are used rarely 
except in small and low buildings. They may occur in places 
as wind-bracing, however, this is more often done by the frame 
or internal walls. Internally, structural walls are verv common, 
enclosing service cores to provide wind-bracing, fire breaks, 
and a column-free interior. They are the usual way of giving 
rigidity to the structure. Nonstructural external walls are bound 
up with lighting and insulation, as well as providing a weather
proof membrane. 

Roofs; The constructional needs of roofs are much the same as 
those of floors, although the loadings will be lower, and the 
need to resist sound (from aircraft) very much greater. Mass is 
necessary to provide quiet working conditions on all but the 
most secluded sites. Heat loss and gain is also a problem with 
roofs. Visual demands are often overlooked. The roof of a 
building is its 'fifth facade'. Compared to the simplicity of 
a Middle Eastern city or the steeply pitched romance of a 
Scandinavian townscape, the mechanical junkyard of the average 
roof is an opportunity lost. Doubly disappointing is the way in 
which parapets and screens hide this litter from the ground and 
give the effect of a clear, flat roof. The roof is an important 
design element and should be carefully considered. 
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Building Skin 

The skin; Considerations in the design of the building skin 

include image or "prestige" (distinctiveness or quality), 

contextural considerations (existing materials, styles, colors, 

proportions, etc.), view relief (windows), lateral rigidity 

(bracing against wind loads), flexibility of division and par

titioning, protective/insulative properties, and ease of mainte

nance . 

The facade; The building will contain many activities. The ex

terior treatment is one of the major determinants of its visual 

image. That image must be one of harmony tempered by tasteful 

variation in selected details. A hodgepodge appearance must be 

avoided. 

The facade should unify the many individual parts without quelling 

the excitement, interest, and exuberance that the fusion of 

activities should present/release/create. To this end, the 

building should display its purposes, its activities and "life." 

Criteria for the selection of materials include durability, 
ease of maintenance, waterproofing and insulation qualities, 
local availability, speed of assembly and erection, and, of 
course, appearance. 

In an enclosed mall scheme, details of exterior design are most 
important for emphasizing major entrances. A change of material 
or roof height, or a wall extension or indention, may identify 
the entrances and give them a distinctive appearance. Flexi
bility in the facade should help to accomodate the changing needs 
of old and new tenants. Exploit the climatic aspects of facade 
design, not only the functional but the regional character of 
strong sunlight and deep shadows and so forth. 

Agglomerations of shops and stores create special facade pro

blems. Proper design calls for a homogeneous whole with the 

widest possible latitude for individual design of each store. 

Generally the greatest possible latitude should be given to the 

mall facades, with fairly severe restrictions placed on the 

exterior facades. This gives interest in the interior, where it 

is desirable, and unity of design for the exterior. 
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For downtown projects, where some of the stores front on both 
city streets and the mall, experience has shown that many of the 
shoppers enter tlie stores from the city streets, and many street 
entrances have been opened up. 

A major problem that requires careful solution is that resulting 
from the fact that there may be several stores, each designed 
by a different architect. Achievement of harmony of design can, 
therefore, become difficult. 

The problem of visible mechanical equipment is always a serious 
one. Mechanical design should be carefully checked for visual 
aspects, and when such equipment is visible, consideration 
has to be given to suitable methods of concealment. 

Signing; The simplest way to define good signing is that it 
should be an integral part of the building design which pre
vents visual pollution. The design should provide well consi
dered locations for signage. Insisting on uniformity of scale, 
size, and placement is important. Effectiveness of design 
depends on achieving uniformity in character without necessarily 
requiring uniformity in typography. Stores have logos and other 
special lettering forms that must be coordinated with the overall 
design of exterior graphics. The businessman wants to be easily 
identified by the customer in the shopping environment, in 
particular; to be just as readily identified as his competitors. 
In addition, he wants that which identifies him and his goods and 
services to be uniquely his. However, where all signs are 
required to conform to the same guidelines of size and style, each 
tenant is more amenable to the restrictions. The building does 
not need a pylon or other large sign for visibility and identi
fication. A well-designed center identification sign is acceptable; 
better still, a distinctive facade is its own advertisement. 

Climate Control 

General; The design of the climate control systems for a building 
is an attempt to provide a healthy, stimulating and pleasant 
atmosphere — the true economy being seen in a comfortable, 
stimulating environment rather than just in the provision of cer
tain set standards. A combination of temperature and humidity 
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creates a basic atmosphere; but added to these are secondary 

factors of cleanliness, distribution, and environmental radiation. 

The balanced consideration of all these with planning and con

structional needs should produce a design offering even tem

perature and ventilation, clean air, clean interiors, and unim

peded areas of useful floor space. 

The type of occupancy may have an important bearing on the type 

of air-distribution system to be used. If there is one owner or 

lessee for the entire building, operations may be clearly 

enough defined so that a high degree of flexibility is not re

quired. Solutions are complicated by the differences in needs 

and requirements of the various tenant classifications. Where 

different tenants may occupy different floors or even parts of 

the same floor, the degree of complexity increases. This pro

blem is more acute where tenants may have seasonal and varying 

overtime schedules. Entrances and lobbies, stores, restaurants, 

club facilities, observation decks, etc. , should generally be 

treated as separate entities with their own systems. 

The starting point in considering the whole problem of heating 
and cooling is to provide a structure that minimises the heat 
losses from the building and the heat gains to the building 
within the form of the building itself. This will either be through 
thermal insulation to counteract heat loss, or by shading or 
reflective devices to reject heat gain. Since windows are the cause 
of the greatest thermal loss and solar gain, the reduction 
in their area directly reduces the capital and running cost of 
any heat or cooling system. 

Heat loss and gain; The building and its heating system should be 

treated as an entity, and the inert shell designed to do as much 

work as possible. Plan use, plan form, orientation, and the choice 

of construction and materials can make highly effective contri

butions to the design of the thermal environment, and an under

standing of local climatic conditions, building use and heat 

loss and gain can allow the climate and the building shell to 

play major parts in creating the environment, and let the heating 

and ventilating plant perform the role of an auxiliary. 

Heat loss and gain are both external and internal. Of the ex

ternal losses, about one-third are through the glazing, one-fifth 

through the external walls, and the remaining one-half through 

doors, open windows, and roofs. Internal 'losses' are often a 

^ 
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concealed gain, for they are the losses incurred in heating up 
the mass of the building. Though external walls, roof, and 
ground floor eventually lose some of this heat to the outside, 
internal partitions and floors act as a 'thermal reservoir', 
storing the heat and emitting it when the inside air cools Igain. 
Buildings with intermittent use are very suitable for intelligent 
design (offices in particular). 

Internal gains tend to be steady throughout the year, since they 
come from the occupants, from electric machines, and from the 
lighting; though this last gain is greater during winter days. 
On winter afternoons the combined internal and external gains 
may carry the major part of the heating load and in the center 
of deep building, away from the peripheral heat losses, cooling 
may even be needed. 

Ventilation; Both orientation and plan shape affect ventilation, 
though in densely built-up areas eddies restrict the predicta
bility of design. Tall buildings are subject to the effects of 
high winds, although the wind pattern itself may be more pre
dictable. The design of window openings (if any) must control 
the rate of change of air in the building, and do it in such a 
way as to prevent draughts. The position of such openings has 
a marked effect on the rate of air change; the greater the 
vertical distance between inlet and outlet, the more rapid the 
change. 

Air-conditioning should include cleaning, humidity treatment, 
heating, cooling, refrigeration, and ventilation. Within the 
understanding that an air-conditioning system is an expensive 
item both in money and space, aims in design should be ease of 
installation and maintenance, limited space demands, quietness 
of operation, and sensitive control. 

Orientation and building shape; Heat gains from outside are a 
major design problem, not least because of their seasonal 
fluctuation. Although there is likely to be a gain from direct 
solar radiation throughout the year, it varies greatly in inten
sity depending on the sun's altitude and on cloud conditions. 
The aim should be to use early morning sun to warm up the building, 
but to exclude it when the air becomes warm. This exclusion is 
easy on south facades because of the sun's high angle, but low 
evening sun is penetrating. For the best thermal stability 
buildings should be oriented a little east of south, an orientation 
in which external heat gain may be only one-third of that in other 
orientations. 
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In the summer direct solar gain may be augmented by hot air 

entering the building, and in considering summer ventilation 

this must be weighed against the cooling effect of dry moving 

air. To encourage airflow through the building the airflow 

around it must be studied. A building which produces a large 

eddy in its lee does not encourage airflow through it, while a 

more 'streamlined' one produces a small low pressure area down

wind of it which sucks air through the building. The aim should 

be to shape the building so that the summer breezes are drawn 

through it, while the winter blasts are not. Buildings broadside 

on to the wind produce large eddies, but depth downwind also has 

a marked effect. The shallower the building, the larger the 

eddy formed. This conflicts with the demands of airflow inside, 

and a balance must be struck. The alternative is then to angle 

the buildings to the prevailing wind in a way which gives the 

best airflow through the interior if natural ventilation is utilized 

extensively. 

Sun control; Closely allied to orientation is sunshading. This 
may range from the understanding use of existing deciduous trees 
to the design of complex adjustable louver systems; but in all 
cases the problem remains the same: when to intercept the sun's 
rays, where, and how. 

Ideally, the sun's rays should be stopped before they have a chance 
to heat up either the building shell or the air inside. In 
practice this is often an expensive place to stop the radiation; 
the screening must be over a larger area, and if adjustable, can 
be very complex. It is also subject to the effects of the weather. 
Nevertheless, it stops twice as much heat as internal shading. 
This may be accomplished in many ways: orientation is the first 
of these, followed by plan form, location and area of windows, 
fixed and adjustable sunbreakers, heat resisting glass, and blinds 
and curtains. 

Apart from the problems mentioned above, external sunbreakers 
have the difficulty of selectivity; they are usually large, and 
if only to be used for a limited season, may have to be adjust
able to prevent obstruction of light and warmth during the rest 
of the year. The choice of materials must be considered carefully, 
since once heated by the rays that they intercept they act as 
powerful radiators. The colour and reflectivity of the sunbreakers 
should be carefully selected in order to avoid glare. 

. ^ 
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Electrical Services 

These will normally require sub-mains, handling the distribution 
at each level or unit in the complex with its own switching and 
therefore will require a vertical duct space for a rising main 
throughout the height of the building. It is usual to have 
either a perimeter or under-floor network system to provide 
flexibility in the distribution of circuit cables and communica
tions systems cables. A complex layout is usually necessary 
to satisfy everyone. 

In a leasable building the main supply must be split into a series 
of localised circuits corresponding to the major units, and 
the system must be subdivided into floors or other convenient 
units. Consideration must be given to use; is the electricity 
for heating, lighting, or power for machines? All these should be 
kept separate, and their loads spread across a three-phase supply. 
There are other functions to be serviced: central heating and 
ventilation plant, elevators, communications systems, outside 
lighting and advertising, and an entirely separate emergency 
system. 

Even with a fixed plan the demands of lighting or equipment may 
increase, and unless the wiring is generous in the first place, 
or run loose in conduit, these later demands cannot easily be 
met. Overhead conduit or cable is a cheap and easily altered 
method, but is visually unsatisfactory unless concealed behind 
a suspended ceiling. To feed equipment at desk level it must 
come down the walls or partitions at limited points, festoon 
freely in the room, or punch through the structure to the floor 
above. 

Wall or skirting trunking, which may be incorporated in the par
titioning, provides a simple and flexible system for small spaces, 
but when rooms become large, not only is it difficult to supply 
equipment in the center, but the ratio of wall (and therefore 
take-off points) to floor area (and therefore amount of equipment 
and fittings) decreases. 

The most flexible system is a built-in.three-way system of floor 
ducts, running at right angles in the floor plane and punching 
through to the ceiling below. This can be arranged on any 
rectangular grid to suit demand, and since the ducts are rewirable 
there will be no problem with future needs. Against this system, 
in a high building the increase in floor screed necessary to 
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accommodate the duct thickness may affect weight and cost, and 

in all such installations the repeated presence of access traps 

in the floor presents serious drawbacks to the choice and pleasant

ness to floor finishes. But no installation need stick solely 

to one system; lighting may best be fed from one and machines 

from another. 

Auxiliary Electrical Systems 

Light and power are the primary electrical systems. Ancillary 

systems are required for safety and security. More and more 

pressure is being exerted to provide emergency generating plants 

at least for major housing projects. When power is purchased from 

an electric utility company, the plant would be independent and 

project operated, fueled by gas, gasoline, or Diesel oil, the latter 

two safely stored on the premises. Local code requirements must 

be ascertained before a fuel is selected. Such a plant would be 

sized to perform some or all of the following functions: 1) operate 

exit signs, 2) operate emergency lights, 3) operate one domestic 

water pressure pump, 4) operate a fire pump or pumps, 5) operate 

one or more boilers and heating pumps, 6) provide power for at 

least one elevator, 7) operate a fire alarm system, 8) operate 

communication systems for firemen, from elevators, and for occupants 

in general. 

Items 7 and 8 can be served by their own storage battery systems 

if there is no emergency generator or if it is preferable to separate 

them from the emergency generating system. 

Emergency generators sufficient to these needs are available com
mercially. They require space, ventilation, and sometimes water 
for cooling and should be tested regularly under load to ensure 
their readiness at all times. They are expensive and noisy, but 
as more people move to tall buildings there is less excuse to build 
without this kind of vital precaution for the safety and well-being 
of the occupants. 
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Lighting 

Introduction; Daylight is one of the amenities that the building 
user is buying or leasing, and it is becoming daily more valued. 
Not only are there the capital and running costs of artificial 
lighting to consider, but large areas of window can greatly 
affect the cost of external walls and the capital and running costs 
of heating and cooling plant. With both natural and artificial 
lighting it is important to choose a system that is easily and 
conveniently maintained; window-cleaning and relamping routines 
need to be considered. 

Daylight; Internally, the plan may be largely determined by the 
light available. The size and height of windows affect the pene
tration of daylight, so also does the width of each room; but in 
general the floor space can be divided into three zones of light; 
natural light, reaching about 12 ft. into the room; a further 
10 ft. where supplementary artificial light is needed; and a zone 
of total artificial light which would be used for storage, circu
lation, and ancillaries only, but in the planned deep building 
would have a very high standard of artificial light and be used 
as normal space. 

The window is the 'source' of natural light. Statutory regu
lations govern the minimimi sizes of windows, relating them to 
the floor areas of the rooms they light; but other factors will 
affect shape, location, and treatment. 

Penetration of light: Since an overcast sky is three times as 

bright overhead as at the horizon, the aim should be to introduce 

high angle light while avoiding glare. The following points 

affect this: 

1) As the height of the window head increases so does the light 

penetration. 

2) Area for area, a tall window gives a larger adequately lit 

space than a broad one, although it may be a greater source 

of glare. 

3) With high broken skylines, broad windows give the best spread 
of light; with low, horizontal skylines, tall windows should 
be used. 

4) Windows should be evenly spaced to give a uniform penetration 

of light. 
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5) Although projecting balconies overhead curtail the light, 
small external soffits reduce sky glare. 

6) Clerestory windows increase light penetration, but must be 
carefully designed to avoid glare. 

7) Sky lighting gives three to four times more light on the working 
plane than windows of the same area. 

8) In window design, the type of glass affects the quality and 
distribution of the light admitted. 

Control of glare: 

1) It is essential to grade the contrast from the extreme 
brightness of the window to the much lower brightness of the 
room. Shadows and dark colors should be avoided on the window 
wall; where possible, the wall should be lit from another 
source. The framing members of the windows themselves should 
be designed with particular attention to these points. 

2) Low sills allow more light to fall on the floor and to be 
reflected, softening shadows on the window wall and ceiling. 
They also allow more reflected light from the ground to strike 
the ceiling at the back of the room. 

3) Preferably, windows should be so positioned that they give 
views of buildings and trees outside, not only of the sky. 

Supplementary artificial light; Supplementary artificial light 
means artificial light which is used to augment daylight, rather 
than replace it. Since it is used in conjunction with day
light it should be of similar character and not consciously 
noticed as a separate source. If wide views of the sky can be 
avoided, the contrast between the two sources will not be so 
apparent. 

By increasing the space which appears to be lit by daylight, 
supplementary artificial lighting can affect plan shapes con
siderably- Deep planning improves wall:floor ratio and gives 
economies in heating and circulation. To reduce views of 
the sky, window heads should be kept low, or be louvred. 

Artificial light; Adequate artificial light must be provided 
throughout the complex. For the few hours that artificial 
light is needed in an office with good daylighting for instance, 
the work efficiency attained by a high standard of artificial 

^ v 
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light more than makes up for the additional cost. It is often 
necessary to mix different types of light to get the most 
suitable light. Each has its advantages and disadvantages. 

In planning the artificial lighting of a building, ideally it 
is the work or task, and not the space that should be lit, 
however, with flexible plans this ideal must often be sacri
ficed, as it inevitably means a rigid installation. Two further 
demands that flexibility makes on an installation are for a gen
erous layout of distribution wiring, and for an ample carrying 
capacity in these wires to allow for a possible future increase 
in the loads. A common method of doing this is to design the wiring 
for incandescent lamps; if fluorescents are then installed, they 
do not fully load the wiring, and leave something in reserve for 
expansion. 

Night lighting; Exterior lighting is necessary for public protec
tion and safety. In a downtown setting a certain amount of 
general illumination is provided by street lights and the effect 
of this should be considered. Lighting should provide about 
Ih footcandles at the pavement surface. Ensure that the height 
of t-he standards and the direction of the lighting prevent a 
nuisance glare on adjacent properties. 

To reduce electricity consumption, no more exterior lighting 
should be provided than is necessary for security. Nonglare and 
high-intensity lighting should be used to provide adequate 
illumination, to reduce spillover lighting, and to avoid excessive 
electricity costs. Lighting levels can be further reduced 
half an hour after closing time. 

Acoustics 

Generally, clarity and simplicity must be the aims in considering 
the acoustic environment. Sounds should be of ascertainable 
direction and explicable nature; noise levels should be kept low; 
background noise should not be obtrusive, nor irregular; background 
conversations should be totally unintelligible; and there should be 
no unnecessary or unusual noises. Failure to achieve these aims 
results in a fatiguing environment, even with low noise levels. 
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Sources may be divided into external and internal ones. External 

sources include the weather, traffic, crowds, industry, and ground 

vibrations. Internal sources are speech, communications systems, 

business machines, feet, doors, and service plant (elevators, 

ventilation, heating, plumbing). But for all these sources there 

are only two means of transmission: structure - or earth-borne 

(including vibrations), and airborne. 

Control methods may be broadly grouped in six categories, which 

are listed in order of diminishing effectiveness. A noise may 

be: stopped by eliminating the source; segregated by planning 

against structure or airborne transmission; obstructed by isolating 

or insulating against structure or airborne transmission; absorbed 

by true absorption, or by dissipation; masked by controlling 

background noise; identified by making its direction and source 

apparent. 

Internal Communications 

Although many internal messages are carried by the telephone 
system, the main means of internal communication is by the cir
culation routes of the buildings. 

Corridors; The purpose of corridors is not only to provide a 

short route between points, but also an immediately comprehensible 

one. In large buildings this means good signing, both of routes 

and destinations. Floor finish and lighting, can be used, and 

some must be used for identification. In complex plans corri

dors should not be totally enclosed spaces, but should occasionally 

give access to a window or a view of some internal landmark; in 

this way a sense of direction can be maintained. 

Elevators; Since elevators are expensive their installation should 
be as functionally and economically sound as possible, and they 
should be fully integrated into the circulation pattern. 

The economics are directly related to the type of 'service' 
required. In a tall building speed of travel may be important 
but since an elevator may spend more than five times as much time 
taking on and letting off passengers at floors as it does in travelling 
between them, time saved when the elevator is stopped is more 
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valuable than time saved on the move. For this reason the right 
choice of door systems and car shape is essential. Both should 
combine to allow easy loading and unloading. 

Small service elevators or hoists will be needed for the move
ment of furniture and supplies. Elevator selection (the number, 
speed, and capacity of elevators) depends on a variety of inter
related factors such as population of the building, number of 
floors, number of stops, and speed of door operation. Because 
the calculations necessary to a reasonable decision are extremely 
involved, a specialist should be called in on all but the simplest 
cases and certainly when the population of the building is more 
than 400. 

Service elevator requirements are based on tenant turnover and 
travel distance. A building 20 to 25 stories may get by with 
one service elevator. Buildings of more than this height will 
need two service elevators. It is also desirable to load in the 
basement or on the first floor through a rear door to avoid 
passing through the main lobby. When the freight elevator is 
not located in the passenger bank, it should open into a small 
anteroom on each floor. It is important that service elevator 
cabs be 10 ft. high — or have removable tops — for carrying 
large objects. When this provision is not made, objects of unusual 
length will have to be raised on top of the cab, a cumbersome and 
dangerous method. 

Escalators; There is little justification for an escalator or 
passenger conveyor unless the numbers using it are both great and 
constant. One thousand people an hour, eight hours a day begins 
to justify the high cost of the equipment; otherwise, there must 
be other reasons before such plant is installed. Escalators may 
be used in offices, and shopping facilities, sometimes because of 
the large numbers of public handled, and sometimes because of 
the efficiency of carrying staff in this way at peak hours. 

Stairs; They should be designed with the same care as corridors. 
Goings should be easy, finishes soft, and handrails comfort
able. They should be easily seen as well as being sensibly 
located. Apart from the main stairs which are permanencies in 
the building there may be a call for temporary stairs. In some 
office buildings it may be impossible to have all main connections 
on one level, and there may be a need for intercommunication be
tween departments on adjacent floors. 
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External Communications 

External communications handle a great variety of messages, 

people, and objects, and link the building with its supplies, 

its markets and its public. Some of these lines of communi

cation, such as the local street pattern, are not subject 

to the direct control of the project, but if properly under

stood they can be made more useful by refinements in the layout 

of the building and site. 

Servicing; Servicing involves the delivery of goods to the various 
facilities and also the removal of trash and garbage. Although 
the traffic is unlikely to be large, inadequate provision for it 
can cause congestion. Loading bays or van yards are likely to 
be used for post office deliveries and collections, deliveries 
of bulk stores and fuel, and refuse collection; and they should 
be large enough to allow access for fire engines. Post office 
vans may call for a 50 ft. turning circle and 10 ft. headroom, 
while the latest refuse disposal equipment needs an operating 
headroom of about 17 ft. 

These are the reasonable alternatives for providing servicing; 
An underground service tunnel, connecting directly to basements 
which connect, in turn, to the facilities above: This system 
avoids all unsightly trash, keeps parked trucks out of the 
way, and avoids allocation of prime parking space to servicing. 
It relegates non-revenue producing activities to the basement, 
reserving the main floors for revenue producing uses. The tunnel 
adds, however, 3 percent or more to the total cost of the con
struction and more or less necessitates the inclusion of base
ments. 

Over-the-curb and sidewalk directly from the street: This is the 
cheapest and uses the least land, but it requires rigid enforce
ment of cleanliness by the project management, delivery of mer
chandise and removal of trash generally before or after business 
hours, and the mandatory inclusion of trash rooms. 

AJ. 
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Generally speaking, markets, department stores, restaurants, 
and drug and variety stores have the greatest demand for ade
quate service facilities. 

Service trucking routes on the site should be separated from cus
tomer routes, but this arrangement is generally not necessary 
as the relatively few number of trucks per day in a typical pro
ject presents no traffic problem. In the case of sidewalk de
livery, the parked trucks pose problems, and policing may be 
required to prevent the accumulation of trash. 

In multilevel schemes the use of strategically placed freight 
elevators is necessary. These usually connect to fireproof 
passages at the rear of the stores (whether on an upper level 
or below grade) and often serve also as fire exits. The move
ment of pick-up and delivery trucks should be assigned at strategic 
locations to avoid interference with parking or blocking pedes
trian pathways. The loading areas, obviously, should be as close 
to each building as possible. 

Telephone; Since telephones are an ever-increasingly important 
part of communications, it is necessary that they should be given 
the same consideration as other services. Provision for the 
following facilities is necessary: 1) point of entrv for main 
cable and space for terminating main and distribution cables. 
Vertical cable ducts. Horizontal cable ducts; 2) provision for 
surface wiring where absolutely necessary; 3) space for switching 
and control equipment. 

The lead-in cable should run to the main distribution frame. 
This frame may be in a separate room, which should be dry and 
clean; more advanced equipment may demand more precise atmos
pheric conditions. 

Vertical ducts should be accessible at each floor, and their 
connections to each set of ducts unconstricted. A typical ver
tical duct may be 6 in. by 18 in. in cross section, and should run 
straight up the building, with horizontal connections to the dis
tribution frame at basement level. The horizontal distribution on 
each floor is the key to the effectiveness of the system, for it 
is here that flexibility and capacity are most difficult to pro
vide. Runs may be in the ceiling or in wall trunking, but the 
most satisfactory distribution is in an underfloor grid. This may 
be shared with other wired services, but there must be a physical 
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separation between telephone and other electric cables. The grid 

should be laid out lavishly in areas of flexible planning; outlets 

on a 5 ft. by 6 in. grid are not too frequent. In less flexible 

areas this spacing may be increased, and a corridor duct may be 

used with branches to outlet points by each window. This is good 

because furniture is likely to be located near windows, and it is 

easier to connect to outlets low on the wall than to those on 

the floor. 

Parking; Provision of adequate and convenient parking is a basic 

requirement of any center, regardless of its size or location. 

In downtown, where mass transportation and walk-in trade can be 

counted on for a substantial part of the clientele, the ratio 

can go dovm (to as low as 2.5 to 3 cars per 1,000 sq. ft.) 

The parking will probably have to be multidecked and is preferably 

contiguous, connecting directly with different levels of the 

complex. It can also, for further economy of land use, be above 

the low-rise floors on decks as roof parking; or, more cus

tomarily, it can be below the main levels in basement or partial 

basement locations. Though basement parking is the least de

sirable from the viewpoint of normal psychology and is also least 

desirable from the construction cost point of view, it is a 

relatively common arrangement due to inadequate land area. 

In the case of mixed-use downtown structures, the proper column 
spacing, requirements of parking, merchandising, offices and 
residential use vary considerably, and the planning becomes 
very involved. Practical decisions must be made as to which 
facility ultimately governs. 

Landscaping 

Landscaping and its installation and maintenance are part of 
the expense of operation. Plantings and seasonal floral dis
plays in appropriate places inside the center add greatly to 
public appeal. Plantings, water displays, and sculpture can help 
transform an interior pedestrian space into a community attrac
tion and a gathering place for community events. 

The landscaping usually has two components: interior, i.e., 

the landscaping in the common spaces, and exterior, i.e., that 

outside the buildings and in the parking areas. Interior planting 

j v ^ 
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can be maintained provided that adequate light, water, and 
drainage are supplied and there is proper maintenance. In 
particular, although mall landscaping should not be luxurious 
to the point of blocking views of stores and interfering too 
much with cross-mall shopper traffic, landscaping can become 
a very powerful attraction to shoppers and provide a great deal 
of advertising and public relations value. 

For the landscaping of the project, the principal problems 
are (1) the budget; (2) proper scale and effect in relation to 
the buildings; (3) suitable maintenance; (4) the necessity for 
obtaining maximum visual impact the first year of operation. 
The developer is not so concerned with how the planting will 
look in 10 years because the first 3 years of the center's oper
ation are the most critical. It is during these years that 
everything must be at its best, and success is or is not 
established. 

The following basic criteria, if used with imagination, can 
produce maximum effects for minimum costs: 1) mass effects 
through close spacing of several trees or bushes in clumps or 
rows. Better to group five trees a few feet apart than to spot 
them singly where they will be lost visually; 2) concentration 
of the planting near the buildings where it will have the most 
effect; 3) installation of the maximum-sized plant material the 
budget will permit. Planting should produce the proper effect 
as soon as possible, if not immediately. 

In general, landscape plantings should be selected on the basis 
of their disease resistance, future height, shape, color, mainte
nance needs, and ability to grow in the particular microclimate 
of the planting spot. Each planting location will have a set of 
conditions that will determine future satisfaction and ease of 
maintenance. Trees, especially, require detailed consideration 
of their intended surroundings. 

Tree location decisions should take into account their effect 
after maturity on sight distances and structures. Trees that are 
highly subject to splitting in storms (willow, poplars, cotton-
wood, silver maple) should be avoided in close proximity with 
structures, open parking, and sidewalks. Landscaping in the 
context of parking facilities is generally restricted to trees, 
shrubs, and grasses. 
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Fire Protection 

Fire prevention is essentially a problem of construction and 

use; firefighting essentially one of planning and fire pro

tection systems. The main structural members must be protected 

against loss of strength resulting in failure, and the complex 

must be broken into units with fire divisions between, so that 

the spread of fire may be controlled. The size of these units 

is based on their volume and the amount of combustible material 

that they are likely to contain. The fire breaks are normally 

formed by the floors of the building, although intermediate 

vertical divisions may be needed on each floor. The principle 

of containing the fire extends to the spread of fire from one 

building to another, and regulates not only party walls but the 

size and position of neighbouring windows. The external wall, 

even if not structural, must not collapse; and throughout con

sideration must be given for the safety of those fighting the 

fire. 

The fundamentals of fire protection lie in the materials of con
struction, divisions of the building, and access to and number 
of exits. Fire warning equipment is a provision of electrical 
systems. Within the context of plumbing, fire protection has to 
do with the preparation of the project's water supply system 
for availability in emergencies. Therefore one of the earliest 
planning steps must be taken with the local fire authorities. 

Lightning Protection 

This is standard protection on any building, and is unlikely to 
present problems. With a flat roof more terminals may be neces
sary than if the building can offer protection from a higher 
point such as a flue, motor room, or tankroom. 

Burglar Protection 

In general such protection is against the sneak thief, and only 
strong rooms and safes need greater security. 

Doors and windows should be well constructed and protected by 

good quality locks. Doors should be of 2 in. hardwood wherever 

possible, and have closegated locks with at least five levers 
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and a long-throw deadlock. Where armour-plate glass doors are 
installed this type of lock should be fitted top and bottom, 
but each lock should have a different key. Ground floor windows 
are often in unobtrusive positions, and here they should be glazed 
with wired or plate glass. 

Internally there should be the same degree of security, for it 
is a common practice for thieves to hide in a lavatory or store
room during the day, and to come out and break into tenant spaces 
at night. So both doors and partitions should be of the standards 
for external doors and windows if they are to delay the sneak 
thief enough, or deter him altogether. Electronic burglar 
protection systems should be provided at key locations. 
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RESIDENTIAL 

Structural Systems 

Concrete; the most common structural system presently 

employed for medium - to high-rise apartment construction 

is flat-plate cast-in-place reinforced concrete with 

randomly placed columns. This structural approach has 

certain advantages which make it particularly adaptable 

to apartment construction. 

— The horizontal services normally required in apartment 

construction may be imbedded within the concrete slab, 

thereby eliminating the need for a hung ceiling and 

allowing the flat underside of the slab to serve 

as the finished ceiling of the space below. This 
reduces floor-to-floor and overall building height 

and eliminates the separate construction of a hung ceiling 

— The possibility of placing columns randomly adapts 

well to the inherently irregular module generated by 

a typical apartment floor layout. Columns may thus 
be "buried" in convenient locations within an efficient 
layout. 

— As a rule, openings for vertical services may be lo
cated at will in this type of structure; however, 
large openings near columns should be handled with 
care so as to assure continuity of vertical and hori
zontal reinforcing. 

Steel; although much less common than cast-in-place 
concrete, steel frame structures are also employed in 
the construction of apartment buildings. 

The advantages of strength and relative simplicity of 

erection may recommend steel for use in tall structures. 

Steel structural frames tend to be laid out in a regular 
grid pattern, and this in turn regularizes the apartment 
layout. 
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Climate Control 

The selection of an air conditioning system should 
consider these characteristics of use: 1) 7-days-
per week, 24-hours-per-day requirements, 2) low loads 
due to people and lights, 3) heavy appliance load in 
kitchen all day, 4) nonoccupancy of bedrooms during day 
except for preschool children, children using rooms as 
playrooms, sick and old people, etc., 5) possible heavy 
people load in dining and living rooms during the day, 
6) interior kitchens and toilets must have exhaust 
ventilation. Exterior kitchens should also have exhaust 
ventilation, 7) occasional heavy concentrated loads due 
to parties or meetings indicate the desirability of pro
viding large amounts of outside air to eliminate odors 
with means of rapidly exhausting this vitiated air. 

The above indicates a variable and shifting load that 
would require a complex system to maintain accurate 
conditions at all times in each room. Few systems will 
accomplish all the above results. 

There is no invariable rule of order in which decisions 
can be made to define the system for residential occupancy. 
Heating and cooling requirements, fuel and energy selec
tions, heating selections, heating and cooling media, 
and equipment types and locations are the pertinent 
concerns. 

There is a fairly wide range of systems of heating, 
cooling, and combined heating and cooling from which to 
choose. The first guidepost to be fixed must be whether 
the overall plan is to make each unit independent unto 
itself, to design a complete central system to serve 
each unit in the project according to its needs, or to 
provide some combination of the two whereby each unit is 
served by its independently operated subsystem but draws 
some kind of basic ventral-plant service to make its 
subsystem operative. In general, each dwelling is its 
owner castle, and fewer shared services mean fewer op
portunities for friction and discomfort. Conservation 
constraints must be observed nevertheless. 
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In most cases, planning and spatial layout are not 
significantly influenced by heating and/or cooling units 
and their lines of supply. The most common exception is 
the case in which ducts deliver conditioned air from 
either a central source or a unit in the apartment. In 
such a case, ducts may be of such size as to become a 
planning factor. Otherwise, heating or cooling units 
are served either by hot and/or chilled water pipes or 
electric conduit. Pipe risers occupy a space of approxi
mately 3 to 4 square feet, located at an outside wall, 
and generally, if possible, "run out" in two directions 
to serve two units at each floor. It is desirable to 
avoid having a common riser between separate apartments. 
Interior spaces such as bathrooms, interior kitchens, 
and public halls require mechanical exhausting. 

Acoustics 

The most important acoustical problems in the design of 
apartments are the insulation against outside noise and 
the insulation of sound between rooms. Windows and doors, 
especially those facing the street should be of heavy 
construction and should fit tightly in their frames. 
The insulation of bathrooms from the other rooms is a 
difficult problem. Great care should be exercised in 
the selection of bathroom fixtures. Water pipes should 
be large enough to allow relatively low speeds of the 
water. Noisy pipes should be acoustically insulated and 
physically isolated from the rigid frame of the building 
by means of flexible connectors. Wherever practical, 
the entire bathroom floor should be insulated from the 
rest of the building. 

The rooms in which telephones are located should be 
reasonably free from reverberation. If the telephone is 
located in a hall or separate room, absorptive treatment 
of the ceiling and upper portion of the walls of the 
hall is desirable. If the floors and stairways are tile 
or hard wood, the ceiling or the walls or both should be 
treated with an absorptive material. If the hall floors 
and stairways are largely carpeted, it usually is not 
necessary to use additional absorption on the walls and 
ceilings. 
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Large areas of highly absorptive material in dining 
rooms is very desirable. If the floor is completely 
carpeted over a pad, and if the windows are draped with 
heavy hangings, absorptive material for the walls and 
ceiling may not be necessary. Breakfast areas should be 
treated with absorptive material, especially if the floor 
is finished with highly reflective material. An absorptive 
blanket with a perforated, washable covering, such as 
metal, is one of the most satisfactory methods of treatment. 
This same material can be applied also to the ceilings 
of the kitchen. 

Even the modest home which has no other music than that 
furnished by the radio should have its living room (or 
the room that houses the radio) designed for good acoustics. 
The end of the room where the radio and/or piano are to 
be located should be somewhat more reflective than the 
"listening" end. A corner of the room usually is the 
best location. It often is possible to provide the opti
mum reverberation by the suitable selection of rugs, 
hangings, and furniture, if the floor is wood and the 
walls and ceiling are wood paneling or ordinary plaster 
backed with air space. Book shelves, pictures, and 
other wall "irregularities" should be used to facilitate 
diffusion of sound and to suppress flutter echoes. 
Wood seats or other non-absorptive furniture on the un-
carpeted portion of the floor will prevent room flutter 
between the wood floor and the reflective ceiling. 

One of the most troublesom sources of noise in apartments 
is the transmission of impacts through floor and ceiling 
sections. The "floating" of the finished floor on a 
sound-insulation blanket or on resilient supports or 
chairs should reduce such noises. If, in addition to 
supporting the floor on flexible chairs or blankets, it 
is completely carpeted over a felt pad, the noise of 
footfalls and other impacts against the floor will be 
adequately reduced. 

Covering the floors and ceilings of hallways with sound-
absorptive material greatly reduces noises originating 
in the hallways and often aids in preventing the trans
mission of noise from one apartment to another. Similarly, 
the transmission of noise from one part of the building to 
another, often can be minimized by treating the inner walls 
of elevator shafts with sound-absorptive material. 
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RETAIL COMPONENT 

Planning 

Shopping facilities pose special problems. The logistics of 

marketing dominate planning considerations. The major 

considerations are 1) convenience and comfort for the customer, 

and 2) maximum merchandising potential for the tenant stores. 

Customer convenience demands ease of vehicular access to and from 

the site; ease and adequacy of parking; reasonable walking dis

tances; simple, direct pedestrian shopping routes with mini

mum obstructions and inconveniences. 

Maximum merchandising potential means the giving to each tenant 
in the project of a reasonably equal opportunity to capture a 
portion of the customer's trade. The means of achieving this 
is normally based on the concept of "anchors," or "pulls", 
those merchandising units that have maximum appeal to the cus
tomer. The typical shopper is usually attracted to a center 
primarily by the type and range of merchandise offered by the major 
department stores. This appeal is supplemented by the opportunity 
for convenient comparison shopping in the many smaller or satellite 
stores. 

The key to this planning is the avoidance of any dead ends or 
out-of-the-way locations for the smaller stores and the concen
tration of all shopping on clearly defined routes connecting 
with major "anchors" or "pulls". 
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Tenant Mix 

Tenant "mix" is the name for the plan relationships of the 
various types of stores and facilities to each other. Proper 
tenant mix exposes the customer to a varying sequence of differing 
types of merchandise. If each store type is properly located 
in relation to every other store type, each store will receive 
its maximum sales volume. If the relationships are not correct, 
many of the stores may not receive their fair share of the cus
tomer's dollar and the strength of the center as a whole will 
be weakened. There are many theories on proper tenant mix. It has 
been fairly well established, however, that with few exceptions 
and regardless of length of malls or number of mall levels, 
a generally mixed pattern of high and low prices, soft goods 
and hard goods, retail and services produces the best individual 
sales volume and overall success. 

Flexibility 

The shells of the buildings must be flexible enough to accommodate 
any reasonable tenant requirements. The significant dimension 
involves the widths, i.e., frontages, of stores. Often used 
spaces are 20, 25, and 30 ft., with the last the most flexible. 
Dimension from front to rear of store can be set by the most 
economical structural system. Whatever structural column 
spacings are used, the design should allow for a measure of 
flexibility in store partitioning. 

Except for intervening fire walls, partitions between tenant 
spaces should not be used as bearing walls. Tenant partitions 
should allow for easy removal. The design should provide for future 
store space reallocation and for readjustments in fixturing 
as tenants expand or shift their locations. To allow for flexi
bility in operations, structural elements such as plumbing stacks, 
air conditioning ducts, toilets, and stairways should be placed 
on the walls least likely to be removed in enlarging or redividing 
the spaces, rather than on partitions between tenants. 

Changes in tenancy may require an altering of the tenant arrange
ment in order to improve the groupings of related shops, to accom
modate tenant needs, or to free the "hot spot" locations for higher 
rental shops or more intensive use. By providing flexibility in 
design, tenant spaces can be conveniently enlarged or decreased. 
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In this way, good locations can be created and a plan can be 

devised which will remain workable. 

Multiple Levels 

Vertical merchandising is being used as the solution to 

restricted sites and to the problem of achieving store-to-store 

proximity for shopper convenience. Multilevel solutions reduce 

site coverage and walking distances between stores and between 

parking and stores. Multilevel treatment allows the center 

to include a mix of uses in compact buildings on a restricted-area, 

high-cost site. 

Multilevels require complex evaluation of site use, traffic move

ment, graphics, and amenities. This complexity is increased 

by the need to provide escalators, elevators, and stairways for 

vertical circulation. The savings in required site area should 

balance the greater capital costs of multilevel design. 

Most tenants believe that their customer draw depends on a well-
designed connection between the smaller tenants and the major 
stores. Hence the department stores must have entrances from 
each level. Access to parking facilities from each level is 
also desirable. 

Visibility of the various levels is a very important aspect of 

multilevel design. The use of open wells and other dramatic 

design elements are techniques that have been used to prevent 

isolation of one level from another. The placement and prominence 

of vertical transportation must also be carefully considered. 

End courts or central courts can feature the means of vertical 

transportation, creating a second gallery on the upper level 

and providing additional visual exposure for stores in the gallery 

area. Cross-bridges may be used to connect sides of the upper 

levels and to offer dramatic views of activity on several levels. 
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Grid Dimensions 

Store size; Do not make stores too big. There is a saying in the 
shopping industry: Any store size is all right if it is not too 
big. The building should provide flexibility. 

Small stores will occupy the majority of the space. In planning 
small store space, care must be taken that suitable depths are 
provided; this usually entails overlapping a large store as an 
L behind the small store. 

The following considerations are important in planning store 
sizes; 1) Each tenant must be held to the minimum space needed, 
as it is better for the tenant to be a little tight on space 
than to be rattling around in too much room with insufficient 
sales to justify his rent; 2) Try to limit frontages for major 
tenants to permit exposure of as many different merchants as 
possible to the mall or pedestrian-way; 3) Variety in retail 
tenant mix is more important than the size of any particular 
store space. Centers with a large variety of retail tenants 
are considerably more successful than those with only a few 
large stores. 

Store width; A standard store width cannot be given for any 
particular type of tenant. Merchants generally have their own * 
ideas about store size, based on their experience and study. 
These are unlikely to coincide with the need to restrict mall 
store widths in order to allow direct frontage to as many tenants 
as possible within the restricted length of the site. 

In nearly all present-day centers, design calls for structures 
with wide spans between the structural columns. Stores are 
fitted into these structural steel frames without too much 
regard for column location. Columns can be disguised as part 
of the fixtures and be used as part of the store's decorative 
features. Usually the amount of available frontage in a center 
is limited while the store depths are not. Both are limited 
here. The optimum ratio must be found with height being the 
third variable. 

Store depth; Store depths are severely restricted on this narrow 
site. A range of depths from 40 to 150 feet is often both 
required and feasible. Where it is necessary to construct 
buildings with a uniform depth, small stores may be "carved 
out" of deeper space, leaving rear overlap areas for the neigh
boring stores. 
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The design must avoid creating excessive depths. Lesser depth 
is possible where storage and service facilities are in the 
basement and where only one side of the store has pedestrian 
traffic. Greater store depth should be a product of specific 
uses such as theaters. 

Store ceiling height; The appropriate clear ceiling height 
depends somewhat on the architectural expression and certainly on 
the total area of the store. There is a trend toward lower 
ceilings, encouraged partly by the savings in energy consump
tion for lighting and air conditioning, and by accompanying savings 
in construction and maintenance costs. Lower finished ceilings 
require "breaks" to produce a pleasing effect. 

It is usual for the space between the finished ceiling and the 
roof to contain air conditioning ducts, electric wires, recessed 
light boxes and panels, telephone wires, plumbing lines, 
and other utility hardware; such equipment requires from 2 to 3 
feet of space between the finished ceiling and the roof. 

Although many stores have 11-foot finished ceilings, some small 
stores may have ceilings as low as 9 feet. Certain specialized, 
larger-space-using tenants, such as variety stores and super
markets, require finished ceilings as high as 13 feet. 

Climate Control 

The problem of cooling is proportionately more important than 
heating, because of the necessity to compensate for the body heat 
and moisture emitted by crowds of people and the heat from electric 
lighting. There are two basic methods of heating and cooling 
the shopping building: individual units for each store, or a 
central plant for the entire building. Individual units are tenant 
responsibilities. The central plant is the responsibility of 
the management and offers the greatest centerwide convenience. 
The pros and cons of individual units and central plants are 
essentially a cost and income study- Central plant equipment 
can be in a separate building, on the project roof, or elsewhere 
so long as it is economical as to design and length of runs. 
Individual plants in each store require roof space, cooling towers, 
etc. 
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Lighting 

Electric wiring for lighting and other purposes is usually in
stalled before the finished ceiling and wall cover are put in 
place in the shops. The wiring which leads from a panel box 
in the rear of the store is the responsibility of the tenant. 

Ceilings in the enclosed mall space are frequently skylighted. 
Side wall clerestory treatment is better for energy conservation. 
Such treatment permits natural daylight to filter in, thus 
benefiting both the mall atmosphere and the specimen planting in 
the mall. 

Lighting of the common areas should be designed so as not to de
tract from the light intensity of the store windows but yet 
to provide a pleasing, natural effect. Combinations of fluorescent 
and incandescent lighting plus indirect lighting may be used. 

Too much attention is usually given to lighting store interiors 
rather than to lighting the merchandise. To reduce consimiption 
of electricity, light colors could be used to eliminate the need 
for high wattage floodlighting. 

Plumbing 

Stores that do not have special plumbing requirements usually 

confine plumbing fixtures to small toilet areas and washbasins, 

but for restaurants, beauty and barber shops, and other stores 

with more complex requirements plumbing is a major item of im

provement . 

Plumbing requirements for a shopping center are essentially the 
same as those for freestanding stores. Water heating equipment, 
if required, is provided by the tenant. Restaurants and major 
stores will provide restrooms for customers. Groups of small 
tenants can be served by shared restrooms provided by the developer 
and maintained by the group through common area charges. 

The lease should specify the responsibility for providing vents 

and drains for tenants, such as supermarkets, restaurants, and 

dry cleaners, who require large plumbing installations. Under-floor 

installations should be deferred until the tenant spaces are leased. 

Sprinklers must be installed in enclosed malls and in other mall 

buildings. 
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OFFICE COMPONENT 

Background 

A large standard speculative office building is built without 

tenants to meet most of the conditions required by an average 

office user, but because of this, it is a compromise that does not 

specifically provide the best conditions for any particular user. 

The depth of office area is planned to be safe enough for the space 

to be leased to anyone, running any kind of business. 

The basic plan dimensions of the tower block took as its star
ting point the maximum acceptable depth of penetration of natural 
light and ventilation into a room from the perimeter of the 
building. This room was served by an inner corridor surrounding 
a central service core of elevators and lavatories. The adoption 
of mechanical ventilation or air conditioning, provided the 
option of increasing this depth with the aid of both perimeter 
and inner area ventilation systems, but there are still limits to 
che amount of space available on any one floor as a result. 

Plan Shape 

The longer and narrower a building, the easier it is to provide 

natural light and ventilation to the office spaces within it. 

Though it is extremely uneconomical as the nearer the plan form 

is to square (or circular) the shorter is its perimeter and there

fore its enclosing element. A width of about 40 ft. is thought 

to be a reasonable maximum and anything behond this requires mechanica 

means of introducing fresh air and removing stale air from the middle 

of the building which cannot effectively be ventilated by windows. 

From the planning point of view however, this dimension is over-wide 

and 35 ft. is thought to serve rather better a conventional central 

spine corridor with offices either side. 

:iw 
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The more concentrated forms for providing accommodation such 
as towers have to be considered carefully in respect of the ratio 
of office space to circulation space as this is normally a little 
disproportionate unless it is fairly generously sized plan. The 
area per floor tends to be limiting where flexibility is required 
to accommodate different offices of different sizes. 

Structural Form 

The principal dimensions of the structural system are influenced 
by many things. In the case of a building whose function is to 
remain almost totally flexible, and disregarding other concerns, 
a very large structural grid, determined only by the maximum 
sensible spans of the structural components would be the most 
suitable form. 

In the end the governing factor in the determination of an appropri
ate structure for any office building will be the consideration 
at the one end of a suitable constructional grid which will provide 
the spaces best suited to the likely uses of the building, and at 
the other a planning grid which will be best suited to the 
nature of the operation to be conducted within the building. Both 
need to be considered and the structure chosen which establishes a 
satisfactory relationship between the two. 

However precisely standards for planning or structural grids may be 
set or recommended for particular types of accommodation, the site 
and local conditions will always influence these in one way or another. 
In this case particularly, the uses at the base of the building, 
being other than offices, may place certain constraints on bay 
dimensions. 

Height 

In internal planning terms columns are naturally more inhibiting 
than the depths of beams and though excessive beam depth makes 
servicing difficult, it is slightly more manageable than trying 
to 'lose' columns. A clear space of 3-4 feet between ceiling and 
structure is generally the most realistic to accommodate all the 
services required. This is usually combined with a floor deck 
distribution system which allows electrical and telephone services to 
run in the floor and serve the offices on a service grid. 
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Floor to floor height might be in the region of 12 ft. which 

will include the clear service space and leaving a room height 

of no less than 8 feet. In an open office plan or a deep office, 

the ceiling height becomes oppressive if kept to the minimum and 

with the need for noise baffles usually requires an increased floor 

to floor height. 

In addition, contextural influences on overall building height 

must be considered. 

Grid Dimensions 

Materials have a strong effect on the basic planning or structural 

dimension. Principal constructional or interior components influence 

the development of a structural grid. Even the tube lengths of 

fluorescent lighting can be a determining factor in the basic 

dimensional set up of the building at the planning stage. Basic dimer 

sions for most office buildings vary between 4 and 5 ft. and pro

vide the most usable single or dual occupant office of two of these 

modules by three modules deep giving a room of approximately 10 by 

15 ft. This coincides with an air conditioning output effectiveness 

to an easy depth of about 15 feet, from perimeter units. 

An office space of these dimensions offers a good relationship with 
structural demands and that on the assumption that partitions are 
likely to follow this kind of grid the structure begins to deter
mine itself. 

The kind of dimensions that are likely to emerge from the consideratio 

of deep or open office planning, are frequently arrived at by consi

dering the area required by an individual and all his equipment, or 

more often is probably best related to the space occupied by two 

individuals plus the access corridor or circulation space related to 

the occupants. This as a basic dimension is in the region of 15 ft. 

In structural dimension terms however, the span between columns is 

better at not less than about 20 ft. 

For acoustic reasons the lowest limit for the dimensions of an open 
plan office are 65 x 65 ft. This area could be expected to accommodate 
40-50 people. But the suggestion that only a small percentage 
of firms can utilize such large areas implies that a multi-story 
office block providing such large area on all floors, would inevitably 
face the impossible problem of subdivision on any one floor to pro
vide a certain amount of cellular office space. 
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It may be that a floor width within the limits suggested by day-
lighting conditions is accidentally the most convenient for its 
inherent ability to provide the type of accommodation that best 
suits most firms. 

Lighting 

Lighting is a problem of both quantity and quality. The pro
blem of providing quality is one of resolving demands from four 
quarters: the emotions, the eye, the light source, and the 
economics of the building. 

Emotions affect the quality of light very much. In an office 
stimulation and comfort are the most important; the former can 
be achieved by avoiding complete uniformity in the lighting, by 
having areas of contrast, and by the judicious use of color. 
Comfort can be obtained by several methods: strong contrasts 
should be avoided, sunlight admitted but controlled, and high 
levels of illumination provided wherever necessary. Such an 
environment reduces mental and physical tension, and people are 
stimulated and helped to work. 

Bad conditions cause> eye fatigue and require extra effort for 
concentration. The working plane should be the best lit part of 
the room and the work to be done the brightest object in the 
field of view, its immediate surroundings grading off into the 
level of background lighting. 

Generally, provided glare is avoided, the more light there is, 
the easier the task. While increasing the quantity of light, care 
must be taken to keept its source out of the field of view; it is 
also an advantage to keep it small, though both these efforts 
are defeated if the source if reflected by some object in the field 
of view. Finally, however pleasant the conditions, the eye needs 
'rest centers' — long views across rooms, views out of windows, 
and areas of clear color for refreshment during the day. 

The decorations and furnishings should be considered in relation 

to the lighting. Wall, floor, and ceiling finishes must be care

fully chosen for their reflectivity, in order to support both 

natural and artificial systems. 



9-38 

Climate Control 

Interior spaces seldom need heating since they have continuous 

light and people heat load and possibly heat-producing equipment, 

too. These spaces more than 15 to 20 ft. from the exterior 

walls of the building usually require cooling all year around. 

Since the lighting load in an office building makes up a large 

part of the total heat load (25 to 40 per cent), an effort should 

be made to withdraw the heat at the source by means of supply 

or exhaust air or water tubing. By this means, 30 to 60 percent 

of the total heat output of the lights can be withdrawn, and thus 

it does not enter into the air-conditioning requirements. To connect 

a duct to each fixture is expensive, so the hung ceiling is often use( 

as a return air plenum and the air dravm into the space above 

the hung ceiling around the lights. 

Areas in office buildings which require special ventilation are 

elevator machine rooms, electric and telephone closets, electrical 

switchgear, plumbing rooms, refrigeration rooms, and mechanical 

equipment rooms. The heat loads in some of these rooms may be so 

high as to require the installation of air-conditioning units for 

spot cooling. 
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RECREATIONAL FACILITIES 

Climate Control 

Ease of maintenance and operation is important. Heating 
should be as automatic as possible; mechanical equip
ment should permit operation with minimum attention and 
upkeet. Condensation problems should be given major 
consideration, particularly where there are extremes of 
temperature, and where large crowds may witness events. 
As a means whereby some of the excess condensation may 
be reabsorbed, the building should be heated by the 
circulation of warm air in addition to fixed radiation. 
Adequate means should be provided to supply fresh air 
and to exhaust foul air. The walls inside and outside 
should be impervious to vapor pressure. 

Flexibility 

Another essential point is flexibility in use, with 
the amount of space for single-purpose use kept to 
the minimum. Additional storage for equipment for 
several groups, features that can be shut off from a 
room, or flooring and other elements in construction 
may increase the original cost of a single room but may 
greatly enhance its use. Wherever possible, the plan 
must permit flexibility so that later adaptations or 
modifications can be made without undue expense or waste. 

Lighting 

The goal of sports lighting is to enable players to 
perform their visual task and spectators to follow the 
course of play. As important as the quantity of light 
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is the quality of the light. The principal factors 
affecting the quality of the lighting are glare, uni
formity, and direction. Windows should be equipped 
with means to prevent the interference of sunlight with 
player performance at any time during the day. Walls 
and ceilings should be light in color. Catwalks are 
necessary for servicing ceiling lights and spotlights. 

Acoustics 

Requirements for sports and spectators are simple: 
quiet enough for comfort, but that need not be very 
quiet. However, multiple uses impose additional require
ments. The gymnasium or sports hall which will be used 
for multipurpose activities with spectator facilities 
should be planned acoustically as an arena. The nata
torium, often as reverberant as a rain barrel, requires 
all the sound-absorbent surface material the available 
surfaces can accommodate. Such material must not be 
affected by moisture. 

Safety 

Since the building will be used by individuals of all 
ages — from toddlers to the infirm - details of 
construction should be designed so as to avoid offering 
temptation to the young. Everything from light switches 
to swimming pools should be viewed as having potential 
"attractive nuisance" qualities, and all possible 
safeguards should be provided. Rooms to be used for 
public meetings should be on the main floor, if possible, 
or otherwise readily accessible and located so as to 
reduce unnecessary traffic. 

The recreation facilities should be functionally de
signed to make possible a varied program of activities 
for all ages and both sexes. The percentage of the 
aging in our population is increasing. In addition, it 
is approximated that one out of seven people in our nation 
has a permanent disability. Therefore, it is essential to 
prevent the construction of architectural barriers which 
make it difficult for the aging and the disabled to 
participate. 



9-42 

PARKING FACILITIES 

Location and Use 

Parking should be located and designed to minimize walking 
distances to final destinations, cruising and redundant travel 
in search of parking space, and circulation on local congested 
streets. The parking structure should be located and designed 
to maximize usage, such as permitting daytime business use and 
evening recreational parking. It should facilitate direct, 
safe, and pleasant walks between parking spaces and destinations. 
The pedestrian trip can be enhanced by pedestrian routes along 
commercial frontages, through pedestrian plazas, or over direct 
climate-controlled connections to the adjacent buildings. But 
above all else, the parking facility must reflect consideration 
for the user through safe, functional operational features. 

Garage Access 

The parking facility should be situated to intercept traffic 
before major congestion points, minimizing local street travel 
between garage and freeway. Garage access should be possible 
from multiple routes. Garage access capacities should serve 
expected peak traffic and minimize congestion. This requires 
ample reservoir area on approaches to garage entrances and 
exits, locating access points on adequate distance from street 
intersections, and providing a sufficient number of entrance 
and exit lanes. 
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Height Limitations 

Parking structure height is limited by 1) how many floor levels 

motorists are willing to traverse to reach a parking space, 

2) cost of building vertically, and 3) conformity to building 

heights in the area. 

Clear height between floor and ceiling is commonly a little 

over 7 feet; 7.5 feet is desirable, floor-to-floor height being 

approximately 10 feet. To require drivers to make more than five 

or six 360-degree turns in traveling between the most distant 

parking level and the street level invites driver confusion, 

particularly on downward movements. This maximum turn parameter 

will generally limit parking structures to seven stories above 

ground, resulting in 90 feet of maximum height, including roof-level 

light standards and stair/elevator towers. 

Ceiling heights have been reduced as a result of lower automobile 
heights and recognition that parking garage storage levels seldom 
are converted to other uses. Consideration should be given, 
however, to increased ceiling heights on the service level to 
accommodate access of trucks, or to provide a potential for later 
conversion to non parking uses. Minimum ceiling heights reduce 
ramp grades and lengths. However, low ceiling heights prohibit 
entrance by certain types of emergency andlreereational vehicles, 
damage automobile radio antennas, and cause damage to garage 
fixtures. Overhead clearance signing should be provided outside 
garage entrances. 

Low ceilings require careful placement of lighting fixtures and 

overhead signs so that these garage components can function 

adequately without high risk of damage from vehicles. Building 

components such as water lines, drainage lines, and air ducts, 

should not encroach on overhead or lateral clearances. 

Parking Dimensions 

Parking dimensions must compromise generous dimensions allowing 
easy maneuvers with restrictive dimensions providing maximum economy. 
Because standardized parking dimensions are subject to change during 
the life of a parking structure, the structure should permit a 
reasonable degree of flexibility if dimensions need to be modified. 
Thus, clear-span designs should be encouraged to leave parking areas 
free of support columns. 
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Smaller compact parking stalls for small cars may be incorpo
rated in garage layouts to increase space efficiency. End 
aisles are generally the best location for compact stalls. 

As aisle lengths increase as a result of available site length, 
inefficiencies may develop in traffic operation caused by excessive 
travel length, and conflicting traffic movements. Longer travel 
lengths require more driving time, reducing user convenience, in
creasing air pollution, requiring more extensive traffic control 
measures within a parking facility, and increasing chances of 
disruption to circulating traffic caused by parking-unparking 
maneuvers. Generally a 300-foot-long aisle is considered optimum 
in efficient length. Shortening the length decreases space-use 
efficiency on a per stall basis. Lengthening increases travel time 
and traffic conflict potentials. 

Floor pavement markings should delineate parking stalxs and give 
warning ana directional messages. 

Drainage ana Plumbing 

Storage floors should be sloped 2 percent (approximately 1/4 
inch per foot) for cast-in-place floors, and 1 percent (approximately 
1/8 inch per foot) for precast floors, at right angles to aisles 
to drain water or melting snow from parked vehicles. Drainage should 
be away from aisles to provide a dry and puddle-free surface 
for vehicular and pedestrian movements. Floor drains should be 
located at frequent intervals. Water supply outlets should be 
provided on each parking level to permit convenient washing of 

floor and ramp surfaces. 

Lighting 

Adequate lighting is necessary for safe movement of vehicles and 
pedestrians and for the security of patrons and parked vehicles. 
The amount of illumination depends on the interaction among such 
factors as visibility, visual comfort, light distribution, and lighting 
system geometry. Basically, the quality of lighting is determined 
by four characteristics: (1) lighting level; (2) lighting level 
uniformity; (3) restriction of glare; (4) the degree to which lighting 
delineates garage pavement and wall surfaces. 
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Higher light levels are needed at entrance and exit points to 

minimize effects of sudden changes in light levels between the 

structure and outside. Higher levels of illumination are also 

suggested for areas where drivers are expected to follow a 

turning path, or where aisles intersect. Remote areas that may 

be subject to security problems including stairways and passenger 

elevators, should also have higher illumination levels. Common 

practice in parking garage lighting design concentrates light on 

aisles and ramps, with spillover lighting often being adequate 

to illuminate parking stalls. 

Lighting fixture placement requires consideration of economy, and 

protection against vehicular damage, vandalism, and weather. Fix

tures must be located to minimize glare and obstruction of driver 

vision while maximizing servicing convenience. 

Ventilation 

Mechanical ventilation to remove harmful automobile exhaust gases 

is essential in developing underground parking garages. Carbon 

monoxide can cause unconsciousness and death, although the more likely 

danger in parking garages is associated with impaired reaction time 

and visual acuity affecting driving coordination and ability to 

operate a vehicle. Carbon monoxide usually concentrates about 2 

feet above the floor. It tends to collect heavily in parking 

garage corners that are not adequately ventilated, and near curb 

lines at street levels. 

Generally, three changes of air per hour are minimal requirements, 
with seven or eight air changes per hour often needed for peak 
operating periods. The quantity of noxious foul-smelling exhaust 
gases usually reaches an intolerable stage long before harmful 
amounts of carbon monoxide are present. A simplified flow system 
of air through the garage has proved most successful by introducing 
new air at a point approximately two feet above the garage floor. 
Building codes allow partial capacity operation if monitored by a carbon 
monoxide detection system. 

Heating 

Parking garage heating is now seldom considered necessary in vehicle 

storage areas. The offices, cashier booths, and enclosed areas for the 
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exclusive use of pedestrians are the only places generally heated 
in parking garages. Pavement heating is used to free exposed driving 
surfaces of ice accumulations. It is usually limited to entrances, 
exits and exposed ramp surfaces. 

Signing 

All vehicle and pedestrian paths should be clearly marked by legible, 
well-lighted signs. It may not be necessary to provide special 
illuminated signs if sign placement can take advantage of garage 
lighting. Both directional and informational signs should con
form to graphic style standards applicable to street signing. 
Directional signs should be placed strategically to direct drivers 
in prescribed patterns to reach parking spaces and exits. It is 
imperative for safety and good public relations that pedestrian 
access points, stairways, and elevators be visible from any parking 
stall location. Open-wall design is a natural aid to pedestrian 
orientation, placing adjacent streets and buildings in view. Under
ground garages, may require signing to orient properly both drivers 
and pedestrians. Parking-stalls, sections and/or floors should be 
identified by numbers and/or letters to facilitate easy retrieval of 
parked vehicles. 

Safety and Security 

Safety and security of persons and property is sometimes a pro

blem in self-park garage facilities. Accordingly, pedestrian entry 

should be limited to specific access points in order to monitor 

movements. 

Security begins with measures designed into the structure. Lighting 
is basic to safety and security and is a valuable deterrent to cri
minal acts and loitering. Overlighting of remote areas in a garage 
is justified on a security basis. Design should eliminate possible 
hiding places, and openings that could allow random pedestrian 
access. Open-wall garage design is particularly vulnerable to security 
problems if the design does not provide fencing or screening that 
prevents random entry. All fixtures and equipment should be reasonably 
secure from tampering and acts of vandalism. 
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Most smokeproof stairwells are enclosed with masonry walls. 

These stairwells, and most elevator cabs, are virtually sound

proof and visually obscure, representing potential security 

problems. Stairwells have been constructed by use of safety 

glass or transparent plastic as an enclosure, or as open stair

wells, thus reducing security problems. Elevators can have one or 

more walls of transparent material, but it may be more practical 

to monitor elevators with electronic surveillance techniques. 

During periods when parking activity is substantially less than the 

garage capacity, as during night operation, there should be a means 

of securing unused parking levels from use, including stairwells 

and elevators. Most parking garages use some form of active 

security to supplement passive techniques. Uniformed garage 

personnel can provide effective security by reassuring parking 

patrons and serving as a deterrent to unauthorized entry or loitering. 

Use of electronic visual surveillance systems depends on adequate 
and uniform lighting. Electronic visual monitoring generally is 
confined to elevator cabs and passenger waiting areas. It can also 
monitor traffic movements. Audio surveillance systems consist of 
two types: (1) sound amplification throughout the entire parking 
garage, or (2) sound transmission to a specific monitoring station, 
usually the manager's office or cashier's booth. An audio system 
should allow two-way communication. 

Parking for the Handicapped and Bicyclists 

Texas requires that all new parking facilities provide special 
extra-wide stalls for the physically handicapped. The number 
required is based on approximately one percent of total stalls 
provided in the facility. Minimum width is 12 feet. Parking stalls 
for the handicapped are generally located near elevators or on 
ground-level floors. 

Bicycle parking in garage facilities has not been widespread, 
possibly because there has not been the demand. However, numerous 
bicycle storage rack designs are available, and some garage facilities 
have found demand for bicycle parking. 
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INTRODUCTION 

A tentative listing and description of facilities to 
be included within the scope of the proposed project. 
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Rationale 

What is an optimum utilization of this site? The figures 
contained herein are approximations made on the basis of 
my best assumptions. It has never been my intention to 
adopt a "most for the least" attitude, shooting for the 
ultimate saturation or allowable density prescribed by zoning 
(20 FAR). Instead these figures are relatively conservative 
and considered to be tentative. Design processes and schemes 
are felt to be the ultimate test and final determinant 
of appropriate square footages and densities on-site as they 
relate to project goals. This addresses issues of site 
limitations as they effect efficient retail configurations, 
mass and bulk relationships of large structures to their 
surroundings, orientation and exposure requirements of 
dwelling units, and so forth, and the complex interaction of 
these elements. 

Above all, one ultimate goal has guided my thinking - to 
give the users a renewed sense of the possibilities of urban 
life. 

That goal, implying an exemplary environment within tight 
limits of area and space, means balancing various concerns 
in seeking a balance of optimum site utilization (density), 
and quality of life and environment creating a dense but 
humane environment. 

In my experience, a true balance is seldom met and in the 
instance of this project, if one consideration must dominate, 
that consideration would be the social element over functional/ 
economic constraints. 

Again, I would contend that this balancing of priorities can 
only take place through the design process, when the total 
picture is apparent, and may subsequently entail subtle 
adjustments in program. After all, isn't this an academic 
exercise? 
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Residential 
Retail 
Office 
Recreational 
Services 
Pedestrian facilities 
Parking facilities 
Ancillary facilities 

478,355 
377,100 
500,500 
43,750 
155,150 

4,420 
included as retail above 

ASF 
ASF 
ASF 
ASF 
ASF 

stalls 

Initial Phase ASF Total= 1,554,900 

Assuming an approximate 3:1 efficiency ratio, the total 
gross area including circulation space, toilets, and mechanical 
space exclusive of parking = 1,943,600 GSF. 
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RESIDENTIAL COMPONENT 

Main entrance and lobby 
Pram room 100 ASF 
Public toilets as req. ASF 
Common space 3,000 ASF 

Chute rooms, typical 50 ASF 
Custodial storage, typical 15 ASF 

Electrical/telephone room, typical 15 ASF 

Laundry 1,000 ASF 

Tenant storage area (25 SF/unit) 10,000 ASF 

Maintenance storage 300 ASF 

Waste storage 300 ASF 

Mechanical equipment zonal storage as req. 
Receiving and shipping 

Administrative unit, total (2,075) ASF 
Front desk/reception area 400 ASF 

Manager 200 ASF 
Assistant manager 150 ASF 

Executive secretary 100 ASF 

Receptionist/secretary 100 ASF 
Bookkeeper 125 ASF 

Workroom 200 ASF 
Conference room 250 ASF 

Staff lounge 250 ASF 

Staff toilets as req. 
Print room 150 ASF 
Mail room 100 ASF 
Office supply room 50 ASF 
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MINIMUM ROOM SIZES FOR SEPARATE ROOMS 

space name 

Common room 

Dining 

Bedroom (primary) 120 

Bedroom (secondary) 

Total area of bedrooms 120 

Bath (primary) 55 

Bath (secondary) 

Toilet 

120 

80 

25 

45 

25 

120 

80 

45 

1 BR 2 BR 3 BR 4 BR 

160 160 170 180 

100 100 110 120 

120 

80 

200 280 380 

55 55 55 

45 

CUMULATIVE RESIDENTIAL SPACE REQUIREMENTS 

unit name no. units ASF per unit total ASF 

One bedroom 40 (10%) .1 

Two bedroom 240 (60%) .6 

Three bedroom 100 (25%) .25 

Four bedroom 20 ( 5%) .05 

750 

1100 

1375 

1500 

30,000 

264,000 

137,500 

30,000 

Totals 400 200% 461,500 ASF 
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Main entrance and lobby 
as required 

The lobby is the first space entered by the 
public. Therefore, after the impression 
conveyed by the external appearance and 
advertising, the lobby provides an op
portunity to express the character and 
atmosphere of the building and the 
management. This area is primarily a 
transitional space, seldom a final de
stination. It is a stop-off place for 
visitors while they await reception by 
residents or staff members. This area 
is the point which all circulation 
facilities in the apartment building 
intersect. All vertical circulation 
facilities should be visually accessible 
but physically separate from the major 
circulation paths. The area should be 
located near the main entrance for easy 
and quick exit and entrance. It should 
provide a seating area for visitors. Par
tial visual blocks should separate this 
sitting area from the major circulation 
to minimize opportunities for offensive 
surveillance. It should have a view of 
activity in adjacent areas, i.e., streets, 
shops, malls, etc. 

At all times the lobby is a security check
point. Visitors will be required to com
municate with the resident before entering 
the resident floors. A certain amount of 
additional security can be achieved by 
opening the lobby and elevator to surveil
lance from busy areas nearby. The front 
desk/reception area should be able to ob
serve activities in the lobby. Depending 
on management policy, particularly during 
certain hours at night, the lobby may be 
accessible by key or permission only. 

Because of frequent coming and going, the 
lobby needs a weatherbreak; a vestibule 
or revolving door. Because the lobby may 

^ ^ 
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serve as a horizontal exit to the outside, 
a hinged door is required in addition. 
The hinged door should provide for the 
delivery of bulky packages and level pas
sage for the handicapped. 

The seating should provide lounge furniture 
for approximately 15-2o occupants. The 
acoustics of the area should allow private 
conversation, reduce the noise of comings-
and-goings, and the commotion that children 
playing can generate. The space should 
be daylit if possible, and its night lighting 
should emphasize its residential use, 
safety, and security. 

Pram room 
100 ASF 

A small secure storage room. An area is 
needed to store baby carriages, bicycles, 
carts, or other wheeled accessories for the 
tenant's convenience. Paths of travel from 
the main entrance to this area should be 
short, direct, and without steps. The lav-
out of the room for purposes of security 
should be such that all parts of the room 
are visible from the entrance. Lock rails, 
to which equipment may be secured, should 
be supplied. 

Public toilets (lobby) 
as required 

Public restrooms are required for guest 
and visitor convenience. These should 
occupy an accessible but discrete location 
adjacent to the main circulation routes. 
Visitor contact area: these are secluded, 
but nonetheless, important visitor contact 
areas and as such must be convenient, of 
handsome and durable finish, and well-
maintained. For security reasons, it is 
important that the entrances and/or access-
way be in full view of supervisory staff. 
It should never be possible to see directly 
inside when the door is open. 

Both facilities should be well-vented, 
soundproof (for normal use), and accessible 
to the handicapped. Each should be pro
vided with appropriate facilities. In 
addition, the women's may provide a separate 
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lounge with table, mirror, and sofa or 
lounge chairs. 

Common space 

(residents only) 
as required 

A community space for the residents. This 
space should communicate something special 
about a multi-family dwelling place that 
differentiates it from a private residence; 
it should realize the benefits/advantages 
of the collective residential facility, 
reflecting a spirit of commonality just 
as a neighborhood park may be a focus of 
local pride, pleasure, and/or togetherness. 
A general purpose social space: As a people 
place it should provide places to freely 
meet, sit, talk, walk, for children to 
play, teenagers to gather, for parties 
and barbecues, and on and on. 

It is a major public space in the building 
and a major design opportunity. As such, 
it should present a clear and significant 
spacial statement. It should seek to 
communicate an identifiable and memorable 
character/image. 

Corridors (typical) 
as required 

A sunny and spacious area overlooking other 
activities, near to laundry and recreation 
facilities and administrative offices. 
A secure space: residents are able to feel 
relatively secure from non-residents (strangers, 
crime). It should provide seating groups 
(tables, chairs, benches, and/or lounge 
furniture) for 30-35, children's play area 
(tot lot) with equipment, sufficient area 
"town meetings" of 300-400 people and a s 
storage area for chairs, etc., several 
gas-fired grills, and plantings. Public 
toilets should be located near this area. 

This refers to any generally linear common 
circulation space for public and/or primarily 
resident use. This kind of space comprises 
a sizeable portion of the building. Although 

^ 5 1 . 
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primarily circulation space, they should be 
considered as positive space and consciously 
viewed as a design opportunity/element. 
They should comprise a meaningful part of 
the total architectural experience. As 
part of a movement sequence, they should be 
simple, convenient, safe, and most importantly, 
as pleasureable and interesting as possible. 

In addition, the following functional re
sponsibilities must be considered: 

— graphics, windows, color, lighting, etc. 
Should provide orientation, sense of 
direction for ease of circulation. 

— duct access through corridor ceiling, 
avoid going into rooms. 

— emergency lighting must be provided. 
— fire doors and escapes, hose reels, 

fire extinguishers, sprinkler systems. 
— electrical or built-in receptacles for 

cleaning equipment and house maintenance. 
— angle protection for wall corners. 
— carpets and other flooring, lay down 

in sections for easy replacement and 
cleaning. 

— access to cable and telephone ducts. 
— protective and attractive wall finishes. 

Elevator lobby (typical) A common space that belongs to all the 
as required residents of each typical floor. But it is 

also a part of every individual apartment. 

In a high-rise, every movement in and out 

of the apartment is necessarily through 

the elevator lobby. 
Movement sequence: building entrance to 
floor entrance to apartment entrance. In 
this sense, it is an entrance to each 
typical floor, an anteroom or vestibule 
for each apartment. A residential atmosphere 
should pervade this space. 

As an orientation point, it should provide 
clear directions. Visitors should be able 
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to understand his/her position on the floor. 
Each floor should be clearly identified. 
Daylight and a view are desirable. People 
should be provided a place to sit and a 
place to set packages while waiting for 
the elevators. An ash can or trash 
receptacle is required. 

Chute room (typical) 
50 ASF as required 

Residents require a small, simple and 
secure area located conveniently near 
their apartment to dispose of household 
waste. The area should provide access to 
a refuse disposal chute for ordinary trash 
and bins or barrels to place oversize 
items, explosive or otherwise dangerous 
or toxic wastes. 

The area should be an enclosed space, cen
trally located on each typical floor, 
accessible to a service elevator and main
tenance personnel. For security and 
safety, the room should be locked and each 
resident issued a key- Most refuse chutes 
are approximately 4 ft. by 4 ft. and ac
cessible by a smoke proof hatch in this room 
on each floor. The room should provide 
clear access space in front of the refuse 
chute hatch, an area for 2 mobile bins 
(3 ft. by 4 ft. each) and an open floor 
area for boxes, crates, etc. The area 
requires general illumination and separate 
mechanical exhaust. 

Janitor's closets 
(typical) 
50 ASF as required 

Maintenance personnel should be provided 
with lockable janitor storage closets 
as needed for the regular maintenance of 
public areas (lobbies, corridors, offices, 
elevators, etc.). Minimum provisions should 
be made for a slop sink, storage shelves 
for cleaning supplies and utensils, and 
storage for brooms, mops, buckets, vacuum 
sweepers and floor polishers. Their lo
cation should be inconspicuous but con
venient to maintenance staff, adjacent to 
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Electrical/telephone 
room (typical) 
25 ASF as required 

Laundry 
1000 ASF 

a service elevator, if possible, and cen
trally located on typical floors. A floor 
drain is required and wall and floor surfaces 
should be durable and waterproof. 

If maid service is provided for the apart
ments themselves, this will affect the number, 
placement, and size of these areas. This 
would be further affected by the frequency 
and level of maid service. Minimum equipment 
to be accomodated: 2 dust mops, 2 wet mops, 

1 vacuum sweeper, 3 water buckets, 1 sink, 
2 janitor carts, 20 linear feet of shelving. 

A simple, secure room for electrical and 
telephone service panels, located on each 
typical apartment floor. Each should be 
easily accessible to authorized service 
peronnsel only. Should be adjacent to the 
central vertical service riser(s). Arti
ficial lighting is required. Ventilation 
requirements should be verified with the 
proper authority. 

Laundering includes a host of tasks— col
lecting and sorting dirty clothes, pre-
treating, washing, drying, sprinkling and 
ironing—all of which are tiring, for they 
require a great deal of stooping, lifting, 
and carrying. To reduce the amount of 
effort required, the laundry should be 
carefully planned. 

The sequence of laundering operations 
determines the planning of space and 
facilities and the placing of equipment. 
Convenience and efficiency will be achieved 
by placintg the equipment in its natural 
order of use: (1) sorting and washing, (2) 
washing machine, (3) laundry tray, (4) 
dryer, (5) ironing board, and (6) standing 
or hanging bar and counter for ironed items. 
In addition, a storage closet or cabinet 
for cleaning supplies. 
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Laundry facilities may be located either 
on typical floors or in a single central 
location. Economy favors the installation 
of a central laundry facility. Location on 
typical floors has the advantage of convenience 
which, however, tends to be offset by diffi
culties of multiple maintenance and problems 
of odor and noise. In any case, its location 
must provide for convenient servicing and 
public access. For families with young 
children a location near a play area is ideal 
because it affords excellent supervision. 
The laundry provides opportunity for socializing, 
particularly for the elderly, and its proximity 
to other recreational areas is advantageous. 
A location where it can have daylight is 
also preferable but not essential. Regard
less of its location, it should be on a short, 
direct path from the elevators, should have 
toilets nearby, and two means of egress. 
In addition to the laundry equipment, the room 
should include a sitting area for casual 
conversation accomodating approximately 15 
people, buffered from laundry room noise, with 
a view of children's play area; a concession 
area for vending machines including hot and 
cold beverages, candy, cigarettes, laundry 
soap, and coin and bill changer; and a small 
storage area of approximately 25 square feet. 
It should hold a sink and provide storage 
for 1 dry mop and broom, 12 wet mops, and 2 
buckets. In addition, it should provide 12 
linear feet of shelving for cleaning supplies. 

The number of machines to be provided is 
proportionate to the number of apartments. 
In buildings of more than 100 families, 
a washer should be provided for every 20 
apartments. Twenty-five (25) square feet 
should be allowed for each machine. The lo
cation of vents, and the specific require
ments for power, waste, and water supply 
should be checked after units have been 
tentatively selected. A 3 foot service space 
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is required behind the dryers and 1 ft. 
6 in. for plumbing between the rows of 
washers. 

Acoustics should be carefully considered 
to isolate noise from adjacent areas and 
to reduce noise levels within the room 
itself. Adequate ventilation to dispel 
odors is required. Humidity levels in the 
room should be considered as well. All 
finishes should be durable and moisture-
resistant. Minimum requirements include: 
20 washers, 10 dryers, 30 linear feet 
of counter space, 2 laundry skins, 5 ironing 
boards, 20 linear feet of clothes hanging 
rod, 15 lounge chairs, waste receptacles 
and paper towel dispensers as necessary, 
ashtrays, and magazine stand. 

Tenant storage room 
(individual lockers) 
10,000 ASF 

Tenants require a secure space to store 
seldom used personal belongings. Storage 
for the use of occupants is provided in several 
sections of the building. Baby carriages 
are stored in the pram room near the main 
lobby, bicycles in a section of the garage, 
walled in or separated by wire partition, near 
the entrance. Other tenant belongings that 
do not fit comfortably into the apartments — 
luggage, trunks, boxes, skis, tires, and so 
on — should be stored in tenant lockers 
which are 3 x 5 or 4 x 4 ft. spaces enclosed 
by partitions of metal frame and wire mesh, 
located in rows on each side of 3 ft. isles 
in a locker room. Lockers may be planned 
one above the other, but each must have at 
least an 80-cf capacity. For estimating 
the floor area needed for tenant lockers 
a minimum of 25 sf per apartments should 
be allowed (this includes locker as well 
as proportionate aisle space). The locker 
room, can be located anywhere in the building 
as long as it can be reached by the service 
elevator; it must also have two means of 
egress. The usual locations are on the top 
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floor of tower plans; an unused part of 
adjacent parking facilities, or the base
ment. Sometimes tenant lockers are located 
on the same floor as the apartments. This is 
a rather special case which occurs when the 
building configuration results in space that 
cannot be otherwise utilized or when, because 
or site restrictions, no space can be found 
for lockers on the lower levels. The area 
must be secure, accessible to maintenance 
and administrative staff only. Mechanical 
ventilation should maintain a relatively even, 
stable temperature and humidity. 

Maintenance storage 
room 
300 ASF 

Maintenance personnel require a simple 
space for the storage of cleaning supplies 
and equipment and an area for breaks, etc. 
This is a storage room for the apartment 
maintenance staff and a satellite facility 
of the central maintenance facilities 
described under 'Central services'. 
It should hold a slop sink, storage shelves 
for bathroom and cleaning supplies and uten
sils, and an area for cleaning equipment. 
It should be located near to a service 
elevator which may be used for moving 
cleaning equipment and personnel. There 
should be a direct path connecting it to the 
central maintenance facility and a delivery/ 
loading area. It should be adjacent to a 
trash storage room. 

Minimum storage requirements are: 5 vacuum 
sweepers, 3 floor polishers, 10 janitor 
carts, 2 slop sinks, 50 linear feet of shel
ving, miscellaneous mops and brushes. There 
will be need for several smaller storage rooms 
throughout the building for servicing various 
areas. 

Refuse storage room 
300 ASF 

The refuse room has to accomodate waste 
prior to collection. All building waste 
will be collected in this bare room and held 
for pickup or processing in a central facility. 
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If possible, a system of waste chutes 
leading directly from tenant floors to the 
trashroom should be incorporated into the 
building, both for tenant convenience and 
to reduce demands on maintenance personnel. 
Residents will deposit combustible and non-
combustible, dry and wet waste in a chute 
that carries it directly to the storage room. 
Then either the waste is collected in mobile 
bins and taken to a central compactor to 
be processed and removed by truck or it is 
fed directly into a compactor. This is 
dependent upon the most efficient layout 
determined in design. Trash too large 
for the chute will be collected in mobile 
bins on each floor and transported to the 
trash room by maintenance staff. 

If pickups occur 2-3 times per week, 10-15 
trash receptacles and one giant size 
compactor should be accomodated. In any 
case, this requires a secure fireproof 
enclosure with hard waterproof finishes to 
allow routine hosing. Mechanical ventilation 
is required to dispel odors. Direct vehicle 
access to this space is a necessity. 

Mechanical equipment 
zonal storage (typical) 
as required 

The exact characteristics of these spaces 
will be dictated by the type and size of 
equipment necessary. However each space 
should respond to certain general require
ments. It should include adequate space 
for the maintenance of mechanical equipment 
and a 5 foot workbench. All machinery 
should be physically (structurally) isolated 
to avoid vibration transmission through the 
structure itself. Provision should be made 
for the removal and replacement of any and 
all equipment through appropriate service 
access. Provide a sink and several 220V 
receptacles. 
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Front desk/reception area 

as required 

The front desk and reception area is 
both an important public relations con
tact and a control point for the entire 
building. This is the first line of 
contact between the public and the adminis
trative staff. It should be convenient, 
attractive, and efficiently arranged. 
Here, residents will take care of routine 
business such as rent payment, maintenance 
requests, lease renewals, key replacement, 
making change, and general information. 
It should be located so that people entering 
the building can find it quickly and so that 
the lobby and lounge areas are within the 
line of vision of the front desk staff. 

The frontage area should be large enough to 
permit two or more people to give service 
simultaneously, although it is seldom 
likely to experience crowds, promptness is 
important. Provision should be made for 
the easy and safe handling of cash and issuing 
of receipts. There should be discrete 
access to a safe in the bookkeeper's office. 
There should be sufficient storage space for 
related supplies and utensils in built-in 
cabinets and drawers. The office areas 
must be securely locked after business 
hours. One attendant will remain on duty 
24 hours a day. In addition, the area 
should be convenient to the secretarial 
work stations since they may occasionally 
attend the reception area and may be involved 
with resident questions, problems, etc. 

Each attendant work area should include a 
desk area, a typing station, a lateral file 
or file drawer, a chair, drawer and cabinet 
storage, and a waste receptacle. An additional 
space for 3-5 lateral files, should be pro
vided. 

Manager 
200 ASF 

The manager is responsible for the operation 
and profitibility of the business. It is 
one of his major responsibilities to establish 
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and maintain a rapport between the apart
ment management and the residents. The 
office should reflect both of these con
cerns . 

Assistant manager 
150 ASF 

Executive secretary 
100 ASF 

The space will be a private office and mee
ting place for 1-3 people (the conference 
room should be used for larger groups). 
It should have comfortable, spacious, daylit 
atmosphere that reflects his position. 
However, it should be efficient and only 
large enough to conduct normal business with 
a reasonable degree of dignity. The area 
should be located near to the conference 
room, executive secretary, and reception 
area. It should be visually screened from 
the front desk and lobby (people should not 
be able to see the manager's office from 
the front desk). Artificial lighting with 
dimmer is required. Acoustic separation 
from adjoining spaces is essential. The 
room should accomodate an executive desk, 
3 guest chairs, built-in cabinets and shel
ving, and a credenza. 

The assistant manager is primarily responsible 
for public relations, marketing, and pro
motional work. This requires a simple 
private office and meeting space similar to 
the manager's. It should be close to the 
secretaries, conference room, and reception 
area. It requires a desk, 3 chairs, and built 
in shelving and cabinet space. In addition, 
there should be provision made for audio
visual presentations on one wall or on a 
small concealed screen and a tack-wall for 
advertising or promotional copy with special 
lighting. 

An open work station located adjacent to 
the reception area and directly accessible 
to the manager and assistant manager office. 
This requires a desk, typing station, 2 lateral 
files, and 2 guest chairs. 
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Receptionist/secretary 
100 ASF 

An open work station and waiting area for 
4-6 visitors. This staff member will greet 
visitors and answer the telephone, in ad
dition to normal secretarial tasks. The 
waiting area should have lounge furniture, 
a table, and, if possible, a view outdoors. 
The executive secretary should be able to 
perform in this capacity in the receptionist's 
absence. A focus for visitor interest and 
attention should be provided. 

Bookkeeper 
125 ASF 

A simple, semi-private work space for 
accounting/bookkeeping duties. It should 
have access to the front desk and secretarial 
work area. Furnishings and equipment re
quired include a desk, typing station, shel
ving, 2 lateral files, 2 chairs, and a safe. 
Artificial lighting suitable for reading 
etc. is needed. 

Secretarial work area 
200 ASf 

Desks and semi-private work space for 2 
clerks adjacent to the bookkeeper area. 
Each work station should include: a desk, 
typing station, lateral file, 2 guest 
chairs, shelving or other storage space 
and waste receptacle. Task lighting is 
required. 

Conference room 
250 ASF 

A special room for meetings. Conferences 
are best conducted in space designed speci
fically for that purpose; space should not 
be provided in private offices for more 
than 2-3 people. This space should com
fortably accomodate 10-12 people seated at 
a table in a fairly soundproof enclosure. 

There should be a small audio-visual area 
providing for the storage and use of slide 
and movie projectors (2 simultaneously), 
tape recorders, etc. A projection surface 
of some type is required. Guests require 
an area nearby to hang coats and store par
cels, etc. Refreshments may be served from 
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the staff kitchen or, if possible, a small 
area with coffee maker, bar sink, and 
cabinet storage space might be part of or 
adjacent to the conference suite. In 
addition, there should be adequate storage 
space for 10 extra chairs (stackable); 
at times, the conference table may also 
be stored in the space. 

The area should be close to the manager, the 
assistant manager, and the reception area. 
The room must provide acoustical and visual 
privacy. Sufficient lighting is necessary 
for study/reading. If daylight is provided, 
it must be possible to block it out. Arti
ficial lights should be on a dimmer switch. 
Plan wall space for display of graphics 
during meeting and for a framed print 
collection. Ideally, the room should work 
well for 3-4 people as well as 10-12. 

Staff lounge This space is primarily a place for the 
250 ASF administrative staff to spend lunch and 

breaks or relax for a moment. A seating 
area should provide tables and chairs for 
approximately 7-8 at once. It should also 
contain some lounge furniture, a minimum of 
one sofa. 

A kitchen area should include a range with 
self-cleaning oven, an under-counter 
refrigerator, bar sink, built-in cabinets, 
and an exhaust fan and hood. A washable, 
moisture resistant surface should be used 
to minimize maintenance. Accomodation should 
be provided for the storage of personal 
belongings, including coats, either in a 
cabinet or clothes closet. 

In general, the lounge should be comfortable 

and efficient, and daylit with a view out

doors, if possible. Lighting should be 

sufficient to allow reading, etc. 
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Staff toilets 
as required 

Toilet facilities for administrative staff 
and visitors only. Since visitors may 
utilize them they should not open directly 
into the staff lounge area. They should 
be near to the staff lounge and in a con
venient (if not central) proximity to all 
offices. Each should contain approximately 
2 sanitary fixtures, be of durable finish, 
mechanically vented, and provide a minimum of 
one convenience outlet. 

Print room 
150 ASF 

A simple lockable work space for various 
office machinery and its supplies. Pro
visions should be made for a mineograph 
machine, a xerox copier, key-making machine, 
a mail processor, adequate counter space, 
and built-in storage space for supplies 
(various papers, chemicals, etc.). A small 
work table and chair are also required. 

Mail room 
100 ASF 

Mailboxes should be highly visible and 
accessible to residents. They should be 
rear-loading from a locked room behind the 
boxes provided specifically for this pur
pose. There should also be an additional 
secure area for packages and deliveries. 
This area should be directly related to 
the front desk. A counter area is required 
for sorting and/or otherwise processing 
mail. Current federal requirements which 
govern matters such as maximum and minimum 
height of boxes and size of mail rooms should 
be consulted. One box should be provided 
for each apartment. The boxes should be 
sufficiently backlighted to render the contents 
readily observeable. 

Office supply room 
50 ASF 

A lockable walk-in storage area with adjustable 
shelving (as much as possible) for standard 
office supplies, such as paper, pens, staples, 
labels, rubber bands, letterheads, etc. 
In addition, an area for dead and/or reference 
file storage should provide space for 3-5 
lateral files with shelving above. The area 
should be near to secretarial areas and the 
print room. Artificial lighting should be 
sufficient for reading, etc. 



10-21 

Entranceway Above all, this space marks the entrance, 

straddling the boundary between the ex
terior and the interior; it should be 
a subtle transition space. 

This space provides the first impres
sion of the interior and should be subtly 
upbeat and full of light. 

There should be a convenient place to sit 
oneself and one's packages just inside 
the door. 

A person answering the door should be able 
to routinely identify the person outside 
before opening it, therefore, the entrance 
room needs a window facing the area out
side the door. 

The entrance room itself, if separate 
from other interior rooms, should be 
visible from the exterior, providing an 
identity for each apartment. 

A person standing on the "doorstep" must 
not be able to see other rooms inside, 
except the entrance-way itself, or through 
the doors of other rooms. 

A second entrance/exit may be provided 
in the kitchen, the dining area, a bedroom, 
or best of all, a corridor. No windows 
or special accomodations need be located 
at this entrance. 

Storage is needed for coats, prams, bi
cycles, etc., near the entrance, therefore, 
give the area a closet and/or a dead comer 
for temporary storage. A five foot diameter 
of clear space is required to take off a 
coat. 

This is the place where muddy boots and 
such must come off and the material should 
reflect this consideration. 
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Common space (living room) The common room should be conducive to 
general family life. It should allow for 
group activities as well as individual 
relaxation: entertaining, reading, wri
ting, listening to music, watching tele
vision, quiet conversation,, and children's 
play. The common will be the largest 
and probably most impressive room in the 
apartment and probably should be the only 
area with direct visual contact with the 
entry. 

Space in the apartment for general living 
activities must often serve as a wide 
variety of functions. The usefulness 
of the area will be greatly increased -if 
it can accomodate a variety of furniture 
arrangements, adaptable in type and size 
to a number of different purposes. 

Necessary planning considerations include 
provision for adequate floor and wall 
space for various furniture groupings, 
segregation of trafficways from centers 
of activities, ease of access, and maxi
mum flexibility. Doors in constant use 
should be placed so that traffic between 
them will not interfere with furniture 
groupings. 

This space demands flexibility, implying 
the multiplicity of uses to which the 
space may be put. A lounging group, for 
instance, requires approximately the same 
floor space as a card-playing group; the 
sofa may be a convertible bed. Functions 
of other areas, such as sleeping, dining, 
and even storage, may be applicable to this 
area on occasion. 

The space should be planned around possible 
furniture arrangements for various activi
ties: 
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Primary conversation group: chairs and 
sofa 

Secondary conversation group: chairs 
and love seat at end of room or in corner 

Reading group or groups: chair, ottoman, 
lamp, table 

Writing or study group: desk, lamp, one 
or two chairs, bookcases 

Music group: piano, bench, storage space 

Game group: game table and four chairs 

Television group: television set and 
seating for several people 

The room is a "common;" as such, it should 
invite communal use, with opportunities 
for intimate groupings and group activi
ties. 

Furniture groupings should be placed in 
protected positions, not cut by paths 
or movement, but with paths and activities 
by-passing them. 

Lighting should be highly adaptable in 
intensity and character, in anticipation 
of the myriad of activities that may oc
cur. Daylight should, as everywhere in 
the apartment, be used if available. 
Particularly in the common area, it adds 
to the general overall attractiveness of 
the apartment. The optimum orientation 
obtainable, generally south and east, 
should be sought. 

Good ventilation, preferably aided by 
natural ventilation through operable 
windows, should be provided. 
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There should be sufficient flexible space 
to store bulky items out of sight. (chairs, 
card tables, games, etc.) In addition, 
shelves and cabinets can accomodate the 
decorative display of personal collections 
(books, rocks, china, etc.)-

This is the "heart" of the apartment and 
as such is highly accessible. However, 
as public space it is necessarily more 
remote from bedrooms, dressing, and bath 
areas. It should be directly accessible 
to the entry, the dining area, and a 
toilet for guests. It must be at the 
center of gravity of the apartment so that 
it is equally accessible to everyone and 
can be felt as the "center" of activity. 
Most important of all, it must be on the 
way from the entrance to the private rooms, 
so people will always go by it on the way 
in and out, enliven it, and use it. 

Dining Most people prefer a separate dining area, 
i.e., one that is not a comer of the li
ving room or kitchen. This is true for 
several reasons. The dining area is not 
a specialized room; it is a flexible room 
that different tenants can adapt to their 
own lifestyle. If designed with proper 
consideration for adaptibility it may 
provide the universal space to accomodate 
differences in lifestyle and the changing 
requirements of a family situation. It 
can be used for formal and informal dining, 
hobby or studio space, nursery, a child's 
room, or storage space. 

Since more often than not, the area will 
be used for dining, careful planning is 
important. As is apparent, this room may 
undergo frequent or drastic alterations 
in finish and requirements for services 
and this should be considered. Its de
sign should be simple and functional; 
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minimizing tailored configurations. 

Lighting should be adequate for all the 
activities mentioned. Since the 
evening meal is usually after sunset, 
lighting is important. Individual te
nants may choose to provide their own 
overhead fixtures. Daylighting which 
provides overall illumination, without 
violating privacy, could accomodate 
a variety of activities. Specialized 
lighting effects should not be included 
without provision for adaptibility. 

Good ventilation is essential to dispel 
odors. Exhaust fans in the ceiling or 
wall may supplement mechanical venti
lation. If possible natural ventilation 
may help to vent odors from various hob
bies. 

Generally the dining activity does not 
generate problem noise. Noise from cer
tain hobbies can be a problem which may be 
solved by sound barriers like storage 
spaces, soundproof partitions, tightly 
fitted doors, and (the most practical and 
economical) acoustical treatments. Noisy 
hobbies involving shop machinery should 
be provided for in central facilities to 
avoid disturbances. Stereos and such can 
be handled with acoustical treatments and 
common sense regulations. 

Materials and finishes should contribute 

to the comfortable and leisurely feeling 

of the room. 

Closet space that allows for the storage 

of dinnerware or other items connected 

with the room's use should be close at 

hand. It should be flexible and enable 

unattractive items to be kept out of 

sight. 



10-26 

When a large group of guests is to be 
accomodated, the activity may need to ex
pand into other rooms and space should 
be provided for this without having to 
move heavy furniture. 

Table and chair requirements, proper 
circulation and food serving patterns, 
should be considered along with their 
relation to storage space. Minimum 
requirements: 

efficiency or one bedroom: four persons, 
two bedrooms: four persons, 
three bedrooms: six persons. 

The area should be directly accessible to 
the kitchen. In addition, there should be 
easy access to the living room, entry and 
a view outdoors. Unnecessary circulation 
through the area should be avoided; instead, 
it should pass-by the area. 

The room should invite people to eat lei
surely and comfortably and feel "together." 
It should be a place to relax. 

Kitchen The kitchen is not a specialized workroom, 
for it has many uses. It is used for pre
paration of meals, food preservation, 
storage of food and utensils, and also, 
for eating, entertaining, and child care. 

It is important to keep the basic work 
area compact. Consideration should be 
given, to the possibility of more than one 
person working at one time. Keep in 
mind relationships among functions in 
different areas of the kitchen. 

Traffic lanes through work areas should be 
avoided. Arrange the circulation so that 
traffic not essential to food preparation, 
service, or storage can by-pass the area. 
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Kitchen design should be functional, mini
mizing reaching and stooping. Storage 
facilities should be within reach with both 
feet flat on the floor. There should be 
sufficient space to store items so that 
they may be easily used without excessive 
strain. Stored items should be located 
close to where they are used, and unat
tractive items kept out of sight. Storage 
space should be flexible. Shelving should 
be adjustable. 

The height of counters and working surfaces 
should permit a comfortable working pos
ture. The worker should be able to sit 
while doing certain tasks, such as working 
at the sink. Continuous lines and surfaces 
permit ease of movement, and are easier 
to keep clean. 

Consideration should be given to east of 
servicing and replacement of major 
appliances, especially built-in units. 

Materials and finishes that minimize main
tenance and cleaning should be used to 
create a pleasant work atmosphere. 

Good lighting helps to prevent fatigue, 
promoting safety and a pleasant atmos
phere. A comfortable level of light 
with a minimum of shadows should be planned 
throughout the kitchen. Adequate day
light (if possible) or artificial lighting 
makes the room more agreeable and attrac
tive. Kitchens in an inner zone should 
borrow daylight from the living or dining 
space. 

The kitchen should be well ventilated with 

an exhaust fan to remove objectionable 

odors. 

Sharp corners, exposed handles, and 
control knobs on kitchen equipment should 
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be avoided, and there should be safety 
catches on doors and drawers to limit 
the exploratory activities of young 
children. 

There should be easy access to entry, 
telephone, and bathroom. 

Color, texture, and decoration should 
be used to create an atmosphere that 
is attractive, cheerful, and restful. 

Nonworking areas should be segregated 
from working areas. Avoid interruption 
of work areas by breakfast nooks, general 
storage closets, rest areas, and other 
areas not essential to normal food pre
paration activities. Provision should be 
made for eating in the kitchen even if a 
separate dining room is also provided. 

Provision should be made for a play area 
nearby where adequate supervision is 
possible. Storage space should be 
provided for toys and games. Many 
kitchens are used for the care of in
fants. Provision should be made in 
the kitchen for infant care and related 
supplies. 

Primary Bedroom The bedroom is a sitting room, a place 
to read, relax, make love, dress and 
groom, play music, and a place for pro
jects, but, most of all, it is a place 
for privacy. This is something every
one needs and that is generally centered 
around the bed, a naturally private se
cluded place. This is a place of one's 
own, be it for a couple, a single adult, 
or a child; the exact use varies, but the 
basic idea remains the same. 
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Second Bedroom In general, the same comments apply with 
a few alterations and additions. A second 
or third bedroom should be flexible space 
as its actual use will be the most inde
terminate of all those in the apartment. 
If a bedroom, it will often accomodate 
children, teens, guests, or, in some cases, 
elderly. It may occasionally have two 
occupants, two young children for instance. 
It may be used as an office, studio, or 
hobby room; all these uses should be con
sidered as the resident's overall satis
faction with the apartment itself may depend 
on this type of adaptability to changing 
needs over time. 

Bathrooms Activities commonly performed in the bath
room include washing of hands, face, and 
hair, bathing, elimination, and grooming, 
and also such activities as hand laundering 
and infant care. Often it is also used as 
a dressing room. Major considerations 
should include plannint for optimum con
venience and privacy of all bathroom func
tions for all members of the household, 
adequate provision for storage of supplies 
and equipment, and ease of cleaning. 

Facilities should be conveniently arranged, 
with special attention given to clearances. 
The room arrangement should permit more 
than one family member to use its facilities 
at the same time. 

Lighting should be adequate for all of the 
activities performed. For grooming, direct 
sources of light are essential in order to 
illuminate the face from all angles. High 
strip windows, clerestory windows, and sky
lights provide excellent over-all illumination 
in the daytime, while still affording pri
vacy. Luminous ceilings are also effective, 
particularly in interior bathrooms. 
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Good ventilation is essential in bathrooms, 
both to reduce humidity and to dispel odors. 
Exhaust fans in the wall or ceiling may 
supplement natural ventilation. In interior 
bathroom spaces, a mechanical exhaust is 
essential. 

Noise can be reduced by proper placement of 
the bathroom in relation to other spaces, 
by the use of closets and storage walls as 
sound barriers between it and adjacent 
spaces, as well as by the use of sound
proof partitions, tightly fitted doors, and 
acoustical treatment of the ceiling. 

A heat lamp or a radiant wall panel should be 
provided for quick warmth. 

It is essential that all surface materials 
used in the bathroom have moisture resistant 
finishes. 

Adequate storage should be provided for 
current and reserve supplies. Articles 
in current use should be located near their 
place of first use. A closet opening from 
the bathroom and hallway is convenient for 
bathroom linen and cleaning supplies. Medi
cine cabinets should be as large as possible. 
Hamper space is desirable for soiled linen 
and clothes. Install a cabinet with a self-
contained hamper. 

Larger lavatories and increased countertop 
surfaces should provide facilities for 
light laundry, hair washing, and bathing 
and dressing the baby. 

Children's height should be considered in 
the placement of accessory equipment. A 
step-up retractable stool should be pro
vided for children's use. 

An atmosphere of luxury and spaciousness is 
created by mirrors. A full-length mirror is 
desirable. Also recommended is a medicine 
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cabinet with a three-way combination of 
mirrored doors on either side and a mirror 
in the center. 

Grab bars should be used vertically for 
bathtub and shower and should be located 
for convenient use. Use nonskid finishes 
for flooring. Install a door lock that opens 
automatically from the inside (and from the 
outside in case of emergency). Electric 
or radiant heaters should be recessed or 
protected. Provide a lock for medicine 
compartments. 

Add extra racks for drying women's hose and 
other light laundry. Racks may be concealed 
in well-ventilated cabinets, which, if 
desired, may include a receptacle for a 
low-wattage light bulb to facilitate drying. 
Sufficient robe hooks, bag hooks, and tooth
brush holders should also be provided. 

A bathroom should generally be accessible 
to each bedroom without requiring passage 
through another room. A bathroom is desirable 
near principal indoor living, work, and 
play areas, and for guest use. 

For the sake of economy a back-to-back 
arrangement of bathrooms is preferred either 
in the same apartment or with one that is 
adjacent. When there is only one bathroom, 
a tub and shower combination is standard 
equipment; when there are two, the second 
usually contains a stall shower. When an 
apartment has two or more bathrooms, one is 
customarily attached to the master bedroom; 
the others serve the remaining bedrooms. A 
powder room or lavatory is sometimes substi
tuted for the second bathroom, although 
the savings are nominal compared with the 
convenience of having two baths. Compart-
mentalization is an advantage that allows 
simultaneous multiple use. 
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Dressing area Dressing, undressing, storing clothes, 
and grooming activities require a space 
of their own. This should be a self-
contained concentrated space with no other 
functions. It should provide an open 
area at least six feet in diameter. It 
should also have about six linear feet 
of clothes hanging space per person, several 
feet of open shelving, two or three drawers, 
and a large mirror. If possible it should 
have or be adjacent to a source of daylight. 
It must be directly accessible to the bed
room and bath. In the best arrangement, 
it would connect them. 

Lighting is especially important for activities 
like applying makeup. It should be soft, 
diffused, and natural in color; sidelighting 
is usually the most satisfactory. 

Balcony The apartment should have some space to 
enable the occupiers to feel outside the 
enclosed living space (implying that this 
space is not necessarily outside). It should 
provide a view, daylight, and a place to 
sit, read, or simply relax. Most of all 
it should provide relief from the sameness 
of the apartment interior. It should be a 
distinctly identifiable place in the 
apartment. 

It may be part of or adjacent to the bed
rooms or, more preferably, the main living 
area. It may be open or partially enclosed, 
perhaps just a deep alcove with windows 
around it. It should be visually accessible 
but physically separate from the major 
circulation paths. Space is required for 
small gatherings. The space should be 
oriented to catch as much sun as possible; 
south and east are best. 

The space visually?and physical into adja
cent spaces. 



10-33 

Storage areas 

The degree of enclosure depends on local 
conditions such as orientation, micro
climate, and adjacent structures. 

This area must be wide enough for proper 
use (not less than 5 feet) and have ade
quate visual privacy from neighbors. 

Closets must be provided for the storage 
of clothing, bedding, cleaning equipment, 
book, magazines and phonograph records 
toys and other children's and adult's 
recreation equipment, and certain items 
such as luggage that are used only seasonally 
or infrequently. 

Lighting is considered essential in the 
closet unless room lights are located to 
illuminate fully all portions of the clo
set. Automatic door switches are convenient. 

Ventilation is desirable, particularly in 
closets where damp outer garments or work 
clothes might be stored. It can be 
accomplished by providing louvers in the 
closet door or by using louver doors. 

Doors which expose the full width of the 
closet are preferable for both visibility 
and accessibility. "Walk-in" or "walk 
through" closets naturally use more area 
than others with no "circulation." In 
some rooms, however, a single door to a 
large "walk-in" closet may be justified 
by the need for maximum wall space for 
furniture. 

Doors should open the full width of the 
closet whenever possible. In most cases 
the most efficient and economical doors 
are the usual hinged type. Two doors for 
a 5-ft. closet will eliminate dark, in
accessible, hard-to-clean comers. Hooks, 
racks, and accessories on the backs of 
swinging doors increase efficiency by using 
otherwise unoccupied space in the closet. 
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Clothes closet: for clothes closets in 
bedrooms or dressing rooms, 2 ft. is 
standard depth (2 ft. 6 in. if a hook 
strip is to be used). This permits clo
thing to be on hangers on poles, with 
sufficient clearance. Clothes closet 
width, parallel to the doors, should be 
from 3 ft. to 6 ft. per person, depending 
on amounts of clothing and whether drawers 
or trays are to be provided in the closet 
or wardrobe. 

Coat closets, located near the entrance 
doors, are made 2 or 3 in. deeper than 
bedroom closets, to allow for the bulki-
ness of overcoats, and to permit better 
air circulation around the garments which 
are often damp. 

Closet for cleaning equipment: Since 
families may change from one type of 
vacuum cleaner to another, the cleaning 
closet should be made large enough for 
any type. The closet should be located 
as near the center of the apartment as 
possible, and should be provided with a 
convenience receptacle so that the vacuum 
cleaner can be left connected and can reach 
most areas. 

A large variety of other articles that are 
in regular use must be stored somewhere. 
Included in this category are books, 
magazines, phonograph records, card tables 
and chair, games, movie and slide pro
jectors, screens and film, toys, sports 
equipment, and tools. 

Book storage is usually required in the 
living room, study, and each bedroom. Most 
books (85 percent) can fit comfortably on 
shelves 8 in. deep (front to back); some 
books (10 percent) need 10 in. shelves; 
and a few (5 percent) require 12 in. shelves. 
Vertical spacing between shelves varies 
from 8 to 16 in., with the greatest use in 
the 10 to 12 in. range. Horizontally, 
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books average 7 to 8 volumes per linear 
foot of shelf. 

Phongraph records (12 in.) in albums require 
shelves with a clear height of 14 in. and 
a depth of 15 in. 

Card tables are usually 30 in. square but 
may be as large as 36 in., and are 2 to 3 
in. thick when folded. Folded chairs vary 
widely in dimension, but a fair average 
is 30 by 16 by 3 in. Space should also 
be provided for cards, score cards, rule 
books, poker chips, chess, etc. 

Toy and game storage should be provided in 
children's bedrooms and wherever the toys 
are regularly used. 

Sports equipment, especially golf bags, 
skis, and camping equipment, may present 
a serious storage problem; a separate closet 
for this purpose may be justified. This 
should be located near the outisde en
trance which is most used by the family. 

General storage is required for bulky, 

seldom-used items, such as trunks, boxes, 

and extra furniture. 
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RETAIL COMPONENT 377,100 ASF 

Lease space 
Common spaces 

Administrative unit, total 
Manager 
Assistant Manager 
Workroom 
Reception/waiting 
Conference area 
Supply-storage 
Kitchenette 
Staff toilets, men 75 - women 75 

Maintenance room 
Custodial storage, typical 
Waste storage 
Mechanical equipment zonal storage, typical 
Tenant stock storage 
Receiving and shipping (loading bay) 
Customer toilets 

300,000 

75,418 

(1160) 

200 
150 
400 
90 
150 
100 
70 
150 

250 
15 
250 

as req. 
30,000 

as req. 
as req. 

ASF 
ASF 

ASF 
ASF 
ASF 
ASF 
ASF 
ASF 
ASF 
ASF 
ASF 

ASF 
ASF 
ASF 
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Retail space 
300,000 ASF 
(approximate total) 

Standard units; small to medium space user; 
retail shops, restaurants, cafes, bars, 
theaters, and so forth; 200,000 ASF + 10%. 

The developer will provide the shell of the 
"standard unit" for letting, the tenant 
responsible for shop front, finishes, and 
shop layouts (subject to developer approval) 

Anchor unit; large space user; department 
store, clothing store, home furnishings, 
etc.; 100,000 ASF reasonable minimum. 

Department or variety store, supermarket, 
etc., forming part of new complex, on lease 
agreement and subject to landlord control. 

Common spaces 
public malls, courts, 
corridors, plazas, etc. 
as required 

15% of the total gross leaseable area (GLA) 
is generally considered optimum. 25% and 
over in public amenities is excessive. 

The pedestrian mall usually has the following 
characteristics: 

— The mall usually consists of the 
principal mall, the major pedestrian 
shopping street of the project, and one 
or more subsidiary approach malls or 
access routes connecting the main mall 
with the parking areas or adjacent streets. 

— With few exceptions, all stores have their 
principal entrance on the main mall or, less 
desirably, on approach malls, whether or 
not these stores have additional entrances 
to adjacent streets. 

— The mall will be on several superimposed 
levels due to site constraints. Each mall 
level should avoid slopes or steps within 
its own walkways to avoid hindrance to 
shopping and a source of accidents. 

~ The mall can be (1) open, with weather 
protection consisting solely of continuous 
canopies along the store fronts, (2) com
pletely covered but open to the air, or (3) 
completely enclosed, necessitating heating 
in winter and air-conditioning in summer. 
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The trend has been almost exclusively toward 
the enclosed climatlzed mall except where 
weather conditions are ideal or some other 
factor makes the open mall preferable. 

The length of malls generally should not be 
more than 800 ft. (preferably less) between 
major features; but, in the case of more than 
two department stores, total length can be 
substantially more. 

Because of high downtown land costs and in
creasing land costs elsewhere, plus the shor
tage of sites of adequate area, the multi-level 
mall is becoming a standard solution. Such 
multi-levels make the shopping area much more 
compact and walking distances shorter. 

In any multi-level solution, it is virtually 
mandatory that each level be as important 
as every other level; otherwise, one level 
will become the level, all the stores will 
want to be on that level, and the other levels 
will be second choice, and will command lower 
rents. 

To achieve this equality of desirability, of 
customer appeal, and of rent balance, it is 
essential that all levels have: 

— Equally convenient accessibility from 
parking areas by means of two or more 
levels of immediately adjacent parking, 
whether on grade or on decks or by means 
of other devices to equalize the parking 
convenience. 

— No mall dead end on any level without a 
store as its terminus. 

— Adequate vertical transportation between 
levels, usually one or more sets of esca
lators and several sets of convenient 
stairs and/or elevators. 

— Visual interconnection of levels through 
the maximum use of open wells permitting 
maximum visibility of one level's shops and 
customers from the other. 
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Mall amenities are normally non-income pro
ducing; but, in the case of small retail kiosks 
for such items as keys, stockings, photo 
supplies, and soft drink facilities, very 
high rents can be obtained because of the con
spicuous and high-exposure locations. 

Mall amenities generally include, in addition 
to landscaping, most of the following items: 

Trash and ash receptacles, a mandatory 
aid in preventing litter. 

— Directories of one sort or another to 
facilitate finding specific stores. 

— Public telephone installations. 
— Seating groups and individual benches for 

resting. 

— Fountains, properly designed for public 
protection from water hazards. 

— Kiosks of various sizes and shapes, gen
erally less than 250 sq. ft. though there 
is a trend to larger ones. 

— Lockers for storing purchases while 
continuing shopping. 

— Sculpture or other art forms as major 
design features. 

— Miscellaneous items occasionally used to 
catch the public interest, such as bird
cages, kiddy mazes, fashion mirrors, closed-
circuit TV, clocks, continuous music, 
fashion platforms, exhibit areas, etc. 

It is noted that in the case of exhibit 
areas, it is necessary to provide adequate 
mall-access doors for bringing in large 
items to be exhibited. 

Mall lighting should be low-keyed and incan
descent, should lend interest to dark or monot
onous areas, and should, except in major courts, 
allow the storefronts to be the main attraction. 
Natural light is often used to give variety 
of effect and to save cost. As malls are 
customarily open late afternoons and evenings, 
adequate artificial illumination must be pro
vided regardless of the extent of the natural 
light. 
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Mall materials should reflect the high 
quality level of the project, be sturdy 
enough to resist vandalism, and require 
minimum maintenance. The floor of a mall 
is very conspicuous and the character, quality, 
and ease of maintenance of its surface materials 
should be primary considerations. 

Open malls require glazed storefronts, and 
hence their requirements are similar to those 
of the typical city street. Enclosed, 
climatlzed malls can have open storefronts, 
i.e., the major part of the store's frontage 
can be without show windows and completely 
open, so that the shopper can enter the store 
directly. At night the store is protected 
by sliding glass panels or roll-up grilles. 

Except for whatever devices are used to achieve 
overall unity and harmony, the mall frontage 
can be treated at the will of each tenant. 
Signs are primarily either for store identi
fication or for general advertising of the 
store. The former has a legitimate place in 
the shopping center concept. The latter 
generally does not. The larger the store, 
the greater the justification for a sign, 
as the larger stores are the magnets that 
attract the public. Exterior signs for the 
smaller stores are confusing, unsightly, 
and useless to store, owner, and customer. 
The passerby cannot read the confusion of 
smaller signs, and the shopper gets no 
identification value from small-store exterior 
signs. 

Signs are a necessity within the mall to 
identify the individual stores. Signs should 
be simple, easily grasped, in good taste, 
and so arranged as to be visible at close 
range as well as at a distance. Properly 
designed and lighted signs can greatly en
hance the interest and appeal. All signs 
must be subject to final approval from the 
owner and architect to ensure proper harmony. 
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ministrative 
unit 

manager 
assistant manager 

workroom 
reception/waiting 

conference area 
supply storage 
kitchenette 
toilets as 

1160 
total ASF 

200 
150 
400 
90 
150 
100 
70 

required 

These offices should be accessible to those 
who need them but away from major activity 
areas. The manager and assistant manager 
should each be provided with private office 
space in convenient proximity to the executive 
secretary and a conference for 10. A coat 
closet, toilets, and kitchenette should be 
accessible to visitors as well as staff. 

An open work room should accommodate work
stations for a bookkeeper, secretary, and 
executive secretary. The bookkeeper requires 
a semi-private space. Provide a waiting area 
for 6, and a reception desk. The r/w area 
should open into a main corridor of the buil
ding. In a secure, convenient space adjacent 
to the workroom, provide space for a photo
copier, duplicating machine, mail processor, 
and shelving for office supplies. Provide 
file storage space convenient to the work
room. 

Maintenance room 
250 ASF 

A centrally located, secure room for the 
storage of cleaning supplies and equipment, 
restroom supplies, and a small lounge area 
for maintenance personnel. 

Custodial storage 
15 ASF 
as required 

Waste storage 
250 ASF 

Typical supply closets equipped with slop 
sink and space for mops, pails, brooms, 
and cleaning supplies should be strategically 
located throughout the building. 

Baling or compactor systems are generally the 
most efficient and economical means of ac
commodating the trash needs of all tenants. 
Because the amount of trash from various 
tenants differs, the landlord has to negotiate 
the proportionate cost which each tenant has 
to pay. For example, chain stores verv 
often deliver their goods unpacked directly 
from their central warehouses and accumulate 
comparatively little trash. Most of the inde
pendent stores, on the other hand, receive 
their packaged merchandise on the premises. 
Central trash collection helps the tenants 
to utilize their expensive space more pro
fitably. 
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This requires temporary storage area to 
accommodate waste prior to collection and 
compacting. There is a fire hazard to con
sider. Surfaces should be washable and the 
area should be separately ventilated. 

Mechanical equipment 
zonal storage 
as required 

Typical. 

Tenant stock storage 
as required 

The amount and disposition of storage 
for support stock is a key factor. It will 
be related to 'stock turn' or the length of 
time an article can profitably remain in 
the shop before being sold, as well as to 
weekly turnover, delivery frequencies, and 
method of stock control. Each store will 
have different requirements. 

The present trend is to bring as much stock 
as possible direct to the selling area and 
present it on display. This is known as 
'forward' stock. Supporting or 'reserved' 
stock is held in stockrooms, ready to replenish 
sales areas as required. 

Storage area will be apportioned to individual 
tenants, by the developer in accordance with 
his guidelines. These areas should not 
encroach upon valuable revenue-producing 
space. Their location should be both an 
efficient and economical use of space. The 
area should be directly accessible to loading 
and receiving facilities and service routes 
to the shops themselves. A clean, dry, odor-
free atmosphere must be maintained throughout. 
Completely secure, accessible only to authorized 
personnel. Each tenant will choose a combi
nation of shelves, bins, racks, etc. to 
satisfy his requirements. Provide general 
illumination. 
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Receiving and shipping 
(loading bay) 
requirements 

Customer toilets 
as required 

Receiving and shipping accommodation for 

all retail tenants. Number dock spots: 3-4. 

Adequate public toilet facilities for men 
and women should be provided in a strategic 
location(s). This is an extremely high 
traffic, heavy use situation. Provide for 
peak use periods. Locate in proximity to a 
major activity area(s). Low maintenance, 
durable materials are prime concerns. Must 
occupy an accessible and visible location 
for safety and security. Locate public 
telephones and seating nearby. 
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OFFICE COMPONENT 500,500 ASF 

Lease space 500,000 ASF 

Main entrance and lobby as req. 

Maintenance room 

Custodial storage, typical 
Electrical/telephone room, typical 
Waste storage 
Mechanical equipment zonal storage, typical 
Receiving and shipping 
Toilets, typical 

as 
as 
as 

250 
25 
15 
200 

req. 

req. 

req. 

ASF 
ASF 
ASF 
ASF 
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Office space 
500,000 ASF 

Divisible space to be leased to office 
tenants. Finish out to tenant specifi
cations subject to developer approval. 

Main entrance(s) and 
lobby 
as required 

The front entrance should be apparent 
and accessible. Access for the handi
capped must be provided. It should be 
easily accessible to the street and to 
parking. Entrances from street and parking 
should be able to accommodate traffic at 
peak periods of use. 

The lobby furnishes an area at ground level 
to control admission, distribute traffic, 
and provide a vestibule or weather break. 
The space should be attractive, durable, 
of sufficient size to accommodate traffic 
needs. Link to other major activity areas. 

Maintenance room 
250 ASF 

Janitor closet 
(typical) 
25 ASF as required 

A small lounge space should be provided for 
waiting and watching the coming and going 
activities at ground level. Its placement 
should avoid interferences with major traffic 
lanes. A directory and public telephones 
should be located in or near the lobby. Wall 
space for displays should be provided. 

The elevator lobby should be visibly accessible 
but physically separate from the major cir
culation paths; capable of being secured 
separately from the main lobby space. 

A centrally located room for the storage 
of cleaning supplies and equipment, and a 
small lounge area for custodial staff. 

A locked supply closet equipped with a slop-
sink and space for mops, pails, brooms, 
vacuum sweeper, floor polisher, and janitorial 
and restroom supplies should be centrally 
located on each floor level. 
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Electrical/telephone 
room (typical) 
15 ASF as required 

A secure, bare room for electrical and 
telephone panels should be located on each 
typical floor level. Verify ventilation 
requirements. 

Waste storage 
200 ASF 

A temporary storage area to accommodate waste 
prior to collection. Office rubbish is for 
the most part paper and therefore bulky-
Space should be provided for an occasional 
piece of discarded furniture. The fire hazard 
should be considered. The wall and floor 
surfaces should be washable. The room should 
be separately ventilated. 

Mechanical equipment 
zonal storage (typical) 
as required 

Receiving and shipping 
(loading bay) 

The exact characteristics of this space(s) 
will be dictated by the size, and type of 
equipment necessary- It should include 
adequate space for the maintenance of the 
equipment and a 5 ft. workbench. All 
machinery should be isolated to avoid 
vibration transmission through the struc
ture. Provision should be made for service 
access to the space for the removal and 
replacement of machinery. Provide a slop 
sink and several 220 V. receptacles. 

Provide service accommodation for loading 
and unloading of office supplies, furniture 
and equipment, data-processing and related 
equipment, and construction materials. 

Toilets 
as required 

Number of dock spots: 1-2. 

Adequate public toilet facilities for men 
and women should be provided in a convenient 
location on each typical office floor. All 
should be well-vented, soundproof, of durable 
finish, and facilitate convenient access and 
use by handicapped persons. Each should be 
adequately equipped with wall-mounted commodes 
with partitions, basin(s), mirror(s), towel 
dispenser(s) and waste receptacle(s). Women 
should be provided with an adjacent lounge area 
with counter, mirror, and seating. 
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RECREATIONAL COMPONENT 43,750 ASF 

Main entrance and lobby 
Reception desk 
Administrative unit, total 
Administrator 
Assistant administrator 
Work room 
Reception/waiting 
Conference room/library 
Office supply store 
Toilets, staff 
Coffee bar 

Staff offices (4-6 x 80 each) 
First aid room 

as req. 
200 ASF 

1,100 ASF 
200 ASF 
150 ASF 
400 ASF 
75 ASF 
200 ASF 
75 ASF 

as req. 
75 ASF 
480 ASF 
150 ASF 

Natatorium 

Sunbathing/solarium area 
Pool spectator area 
Pool supervisor (program office) 
Pool equipment storage 
Water storage area 

6,000 ASF 
750 ASF 

1,200 ASF 
100 ASF 
100 ASF 
150 ASF 

Sports hall (gymnasium) 
Gymnasium equipment storage with office 

12,600 ASF 
250 ASF 

Checkrooms 
Multipurpose room (portable stage, storage, 

projection room) 

Stage 
Racquetball courts (4-6 x 800 each 
Weight exercise room 

Locker rooms, total 
Shower rooms (2 x 200) 
Drying areas (2 x 100) 
Locker/dressing rooms 
Toilets (2 X 150) 
Makeup area 

as req. 

2,500 ASF 
400 ASF 

4,800 ASF 
1,000 ASF 

(2850) ASF 
400 ASF 
200 ASF 

1,750 ASF 
350 ASF 
200 ASF 
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1 

Sauna suite 
Bar and bar lounge 
Restaurant/lounge 
Toilets, public 

450 ASF 
1200 + bar ASF 

2200 + kitchen ASF 
as req. 

Maintenance storage room 
Waste storage 
Custodial storage, typical 
Mechanical equipment zonal storage 
Receiving and shipping 

250 ASF 
300 ASF 
15 ASF 

as req. 
400 ASF 

Tot lot 
Day care facilities 
Pro shops (3-4 x 500 each) 
Kitchen and storage 

as req. 

2,000 ASF 
as req. 
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Main entrance and lobby 
as required 

The front entrance should be inviting and 
accessible, avoiding steep steps. Access 
for the handicapped must be provided. It 
should be accessible to the street and to 
parking. If participants arrive by car, it 
is important that they reach a main entrance 
by the shortest route from their cars. The 
entrances from the street and from the par
king area should be easily supervised from 
the reception desk. Space inside the doors 
and on traffic lanes to other parts of the 
building should be sufficient and routed 
to cause a minimum of congestion at periods 
of peak use. 

The purpose of the lobby is to furnish an 
area for the control of admission and 
distribution of traffic and the provision 
of information. It should contain well-
lighted locked display cabinets, bulletin 
boards, and directories. These units should 
be recessed and flush-mounted. Public 
telephones should be located in or near the 
lobby. The lobby should be attractive and 
of sufficient size to accomodate traffic 
needs. Vestibules should be included for 
climate control. 

Only a limited lounge space should be planned, 
with the furnishings so arranged as to avoid 
interference with the traffic lanes. Wall 
space for displays and bulletin boards should 
be provided in the lobby. Toilet and wash
room facilities for men and women should be 
located near the lobby. Adequate stairways 
or ramps should lead from the main lobby to 
balconies or other areas above the first floor. 
The general administrative offices of the 
building should be located near the lobby. 
The walls and floor should be constructed of 
durable materials. 
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Reception desk 
200 ASF 

The main front desk is both a key public 
relations contact and a control point for 
the entire building. It should be located 
so that people entering the building can find 
it quickly and so that the lobby and lounge 
are within the line of vision of the front 
desk staff. 

The counter should be large enough to permit 
two or more people to give service at the same 
time. It should be located so that traffic 
flows in one direction and people will not 
crowd in front of it, impede movement, slow 
down the service, or cutt off the view. It 
should be planned and conveniently located 
for service at slack periods when a minimum 
staff is on duty and must be alert to what 
is going on in the lobby-

Provision should be made for the easy and 
safe handling of cash and issuing of receipts. 
An adjacent office is needed for jobs requiring 
concentration, such as record keeping and 
the counting of money. It is better to have 
the safe located in this office instead of 
in the main desk area. Sufficient storage 
space should be provided for office supplies 
and equipment. 

Administrative unit 
1100 total ASF 

administrator 200 
assistant administrator 

150 
workroom 400 
reception/waiting 75 
conference room 200 
office supply 75 
toilets as required 

It is best to locate the business and admin
istrative offices so that as much of the main 
floor as possible can be kept free for ac
tivities. They should be accessible to people 
who need to come to them but away from major 
activity areas. 

The administrator's office should be near 
the executive secretary and conference room, 
and of sufficient size to accomodate such 
things as an executive desk, a number of 
chairs, a file cabinet, and a small work table. 
It should be a comfortable, naturally lit 
space, acoustically separate, with provision 
for wall and trophy display. Artificial light 
on a dimmer switch is required. 
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The assistant administrator should be 
provided with similar accomodations. 

The administrative office unit should in
clude a conference area for 10 people in 
a soundproof space accessible to the re
ception area and the administrator's office. 
Provision for the use of audio visual equip
ment and wall space for display. A small 
clockroom, toilets, and coffee bar should 
be located near the conference room. Lighting 
should be on dimmer and sufficient for reading/ 
study. 

The workroom of the office should accomodate 
3 open work stations for bookkeeper, secretary/ 
receptionist and executive secretary. The 
typical work station should include a desk, 
typing station, 1-2 guest chairs, lateral 
file, telephone/intercom, tasking lighting, 
and 1-2 convenience outlets. The space 
allocated to these work stations should be 
based on the specific furniture and equipment 
necessary to perform the work assigned as 
well as on circulation area. The space 
assigned to any specific work station may 
be increased due to special circumstances 
and/or requirements. A reception/waiting 
area with seating for 4 is required adjacent 
to the receptionist. The executive secre
tary should be able to monitor the reception 
area when necessary. 

A large secure closet should be provided 
adjacent to the work area for the storage 
of office supplies and records. Provide 
adjustable shelving and space for 4 lateral 
files. In addition, space for a xerox copier 
and supplies is required. 

There should be a short, direct route connecting 

the reception desk and administrative unit. 

Lavatory and coat storage space should be 

provided for the use of the staff. 
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Staff offices 
(4-6 instructors) 
80 ASF each 

Small private office space should be pro
vided for instructors/counselors. Each 
should ensure a degree of privacy and free
dom from interruptions and be reasonably 
attractive for individual consultations. 
They should be located separate but accessible 
to the main activity areas and/or circulation 
routes. Provide desk, 2 chairs, file cabi
net, and coat racks. Coffee area and toilets 
should be convenient. 

First aid room 
150 ASF 

A mandatory requirement. Should be equipped 
with a couch bed, lavatory basin, medicinal 
cabinet, stretcher, and blanket store. It 
must be centrally located to the major 
activity areas. 

Natatorium 
6000 ASF 

The natatorium is a large, clearspan room 
with adequate heating, ventilating, and hu
midity controls, which houses an indoor 
swimming pool. Sufficient width must be 
provided for adequate deck space around the 
pool. 

The interior walls of the natatorium should 
be flush. Avoid column projections and re
cessed areas, including entrances from locker 
rooms and offices. The lifeguard on duty 
must be able to see the entire space. The 
exterior walls and roof should be well in
sulated to prevent condensation. A minimum 
height of 15 ft. must be maintained over a 
1-meter diving board. All materials used 
in the natatorium must be moisture-and-
chemical-resistant. 

Controlling the humidity is essential. Intro
ducing dry, heated air and removing moist 
air should produce a comfortable environment. 
Temperature must be kept constant and at a 
minimum of 80 for swimmers' comfort. When 
spectators are present for a competitive 
event, the temperature can be lowered. Air 
velocity should be kept low to avoid chilling 
wet skin. 
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Adequate acoustic control is essential. An 

acoustic ceiling of moisture-resistant 
material can be supplemented by wall-mounted 
acoustic units. 

Light fixtures should be located over the 
pool deck only for easy relamping and should 
provide a uniform lighting level. The light 
source should be diffused to avoid glare on 
the water surface. An emergency lighting 
system must be provided. 

Spectator space is desirable for teaching 
and for special events. Spectator space must 
be separated from the pool deck by a low wall. 
The spectator entrance should be controlled 
from the reception desk. It is preferable 
to have the spectator space at or slightly 
above the deck level rather than at balcony 
height. It should provide for 150-200 people. 

Hot and cold recessed hose bibbs, a drinking 
fountain, a clock, and an adequate number of 
power outlets should be provided. Include 
hooks or inserts on the upper walls for dis
plays and decorations. Provide means of hanging 
rescue equipment (pole and ring buoys) so that 
it can be reached when needed. 

Main pool The term swimming pool here refers to a pool 
75 ft. by 45 ft. constructed of impervious materials with the 

water fully recirculated and treated through 
filtration and chemicals. A rectangular pool 
with vertical side walls is recommended, with 
deep water at one end and shallow water at the 
other. For recognized competition, a 75-ft. 
pool is essential. (Actual length is 75 ft. 
1 in.). Swimming lanes should be 7 ft. wide. 
A minimum of four lanes is needed, with 1 ft. 
extra on outside lanes. 

Minimum depth of water allowed is 3 ft. 
Recommended shallow depth is 3 ft. 6 in. 
This is required for a competitive pool. 
Approximately 60 to 65 percent of the pool 
area should contain water less than 5 ft. 
deep. The slope* of the shallow water area 
must be gradual. In depths under 5 ft., it 
should not slope more than 1 ft. in 15. 
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Minimum deep water depth is 9 ft. for a 
1-meter diving board, although some state 
codes require a 10-ft. minimum. Recommended 
pool bottom contours are shown in the National 
Swimming Pool Institute Standards. The 
deepest point in the pool should be under the 
plummet line from the end of the diving board. 
For good water circulation, the pool bottom 
should rise gradually from this point to the 
deep end of the pool. 

Decks must completely surround the pool. For 
side decks, the minimum width is 5 ft., but 
the side used for instruction should be 
wider. Decks at both ends should be 13 to 
15 ft. wide. Decks should have nonslip sur
faces, preferably of cushion edge mosaic 
ceramic tile 1 by 1 in. or 2 by 2 in. in 
size. Depth and distance markings should be in 
a contrasting color. Deck surface must be 
properly pitched to an adequate number of 
drains. It is important to pitch decks so 
that water splashed on the decks does not 
return to the pool. Provide corrosion proof 
anchors and inserts for deck equipment. 
Deck equipment may include diving boards (no 
higher than 1 meter recommended), lifeguard 
chair, starter blocks, and a hydraulic lift 
for the handicapped. Lifeguard chairs are 
essential for large pools as specified in 
state codes. Some form of vacuum cleaner 
must be provided. Recommended are automated 
pool-bottom cleaners that require only a power 
outlet. This kind of cleaner cuts down con
siderably on maintenance time. 

An adequate number of recessed hot and cold 
hose bibbs should be provided to allow any 
part of the pool and natatorium to be reached 
with a 75-ft. hose. 

A lookout tower should be installed. It should 
be high enough and so placed that the lookout 
can see the entire swimming area without turning 
his head. 
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Overflow gutters must extend around the whole 
perimeter of the pool and must be designed 
in accordance with the latest standards. 

Pool sidewalls must be vertical where water 
is less than 6 ft. deep. Sloping and curved 
sidewalls are dangerous and difficult to 
clean. 

Delivery, storage, and handling of pool 
chemicals must be taken into account when 
designing and locating the filter room. 
When the filter room is below grade, a side
walk elevator can be provided or some means 
of lowering deliveries of supplies. Ade
quately sized doors and areaways facilitate 
delivery and replacement of bulky equipment. 
The pool filter room should have good venti
lation and a water supply. 

Learner pool 

Paddling pool 

Sunbathing/solarium areas 
750 ASF 

Having the pool visible from the lobby will 
attract participants. Swimming is one of 
the most beneficial activities in main
taining physical fitness and health. 

Normal dimensions are 12'5 x 7*5 or 9 m 
with 2 m surrounds on three sides; 3 m on one 
side for class instruction. Height over the 
pool is optional. Steps are required along 
one side of the shallow end, to allow very 
young users to enter the water gradually. 

Associated with sunbathing facilities ad
jacent to the main pool hall in a self con
tained area not normally acccessible to the 
non-swimming public. Toilets should be 
located nearby for the very young. 

Indoor sunbathing is growing in popularity. 
Outdoor sunbathing terraces are popular 
during summer months, with access only through 
pre-cleanse footbaths from the main pool 
hall. Toilet facilities and portable refresh
ment stands are desirable ancillary features. 
It should be adjacent to the natatorium. 
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Pool/spectator facilities 
as required 

Viewing galleries overlooking both main and 
learner pools should be wide enough to acco
mmodate 200-300 spectators for occasional 
events. This may be provided by stacking 
chairs. These are often provided at pool 
surround level for additional spectator 
viewing and for judges. 

Poolside supervisor office 
100 ASF 

An office usually located between main and 
learner pools is considered essential for 
general poolside supervision and for 
broadcasting public announcements. Must 
have direct visual contact with pools. It 
will contain a desk, chairs, and public 
address console. 

Pool/equipment store 
100 ASF 

Pool/plant room 
200 ASF 

Sports hall (gymnasium) 
12,600 ASF 

A simple, secure storage accommodation is 
required for floats/booms, vacuum-cleaning 
equipment, starting blocks, back-stroke-
waming apparatus, life-saving equipment, 
etc. Separate storage is required for 
cleaning and maintenance equipment. 

A secure, bare room to accommodate water-
treatment equipment, plenum system, filtra
tion tanks, and boilers, etc. Space for 
servicing is required. There should be a 
sink in the room. Provisions should be 
made for occasional hosing. A small storage 
area should accomodate chlorine treatments, 
filters, etc. 

The sports hall or gymnasium is a large 
clear-span room suitable for tennis, bad
minton (4 or 5 courts) basketball, and 
volleyball. This normally described as a 
one court hall. A two court hall doubles 
the above accomodation. This will be a 
two court facility. 

The height from the floor to the ceiling 
in the gymnasium should be such that in normal 
use of any of the courts, the balls, etc. 
will not strike the lowest ceiling surface. 
The height should be a minimum of 22 ft. to 
accomodate basketball, volleyball and tennis. 
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There should be a storage room adjacent to the 
main gymnasium of sufficient size to accomodate 
storage of all types of equipment. Audiovisual 
aids can include still and movie projectors, 
daylight-projection screens, television sets, 
a scoreboard, a clock, chalkboards, and an 
intercommunication system. 

Concrete is commonly used as a base for the 
floor of the main gymnasium. Maple tongue-
and-groove is the most popular type of wood 
finish. A (glazed-tile) wainscot should be 
provided up to a height of 7 or 8 ft. From 
that to the ceiling, the wall should be 
light-colored. Natural light is desirable. 
The ceiling should be acoustically treated. 
Doors should be wide enough and without a 
threshold so as to accomodate the movement 
of equipment. The facility should be 
air conditioned in accordance with standard 
specifications. 

An indoor track should be located around the 
perimeter of the gymnasium. It should be 
at least 8 ft. wide and 10 ft. above the 
gymnasium floor. The surface should provide 
good traction, and the curves should be 
banked. If there is no balcony in the gym, 
the track may serve as space for spectator 
seats. 

Equipment storage room 
250 ASF 

Provision should be made for storing apparatus 
and equipment in a secure room. There should 
be an opening 6 ft. wide with louvered flush 
doors between the gymnasium and the storage 
room. This will permit passage of the most 
bulky equipment. There should be no raised 
threshold. Provision should be made for 
storage of balls and other supplies, either 
in separate cabinets or a special closet. 
Appropriate bins, shelves, and racks are 
suggested. In addition, a recessed alcove 
for the storage of a piano is desirable. 



10-58 

Checkrooms 
as required 

Checkrooms should be considered in relation 
to the multi-purpose room and to other parts 
of the building. Small checking areas should 
be located near activities space where por
table racks can be moved in temporary checking 
facilities when there is unusual demand. 
Checkrooms should not be located in heavy 
traffic areas. 

Multipurpose room 
2500 ASF 

The multipurpose room should accomodate such 
activities as general meetings, social recreation, 
active table games, dancing, dramatics, roller 
skating, concerts and banquets. It should have 
a minimum width of 40 ft. The minimum ceiling 
height should be at least 12 to 16 ft. The 
floor should have a nonskid surface. The floor 
should also be level in order to permit multi
ple use for meetings, dancing, dramatic pre
sentations, etc. The choice of floor material 
should be carefully considered because of the 
heavy traffic usually prevalent in this room. 
Windows should be placed high in the walls to 
reduce glass breakage. A chair rail or 
wainscoting to prevent the marring of the walls 
should be installeS. This room should be 
equipped with stainless steel or aluminum 
portable and removable handrails attached to 
all wall surfaces, and also along the face of 
folding bleachers to provide a handhold for 
roller skaters. The room should be equipped 
with a public-address system and record player 
for instructional and recreational activities, 
including social and square dancing. The dis
abled should be considered in the planning. 
Direct sunlight is undesirable as glare must 
be avoided. Whenever possible, noncontact 
(nonmarring) furniture should be used. Design 
characteristics of such furniture also facilitate 
safer use by the aging and disabled. Recessed 
drinking fountains should be provided and 
should be located in areas where they will 
cause a minimum amount of interference. 
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This room should be in close proximity to 
office supervision. It should also be 
acoustically treated. Sufficient storage 
should be provided for various items of game 
equipment and supplies to be used. Adjacent 
storage space must be provided for stage 
properties and surplus chairs in order to 
clear the room for dances and similar 
activities. If a portable stage is used, 
storage space must be provided. There should 
be a service access so that deliveries can be 
made and waste removed independently. 

For use as an auditorium, the size and type 
of stage and dressing rooms will depend upon 
whether the room will have frequent use for 
dramatic productions. For frequent use, a 
permanent stage with accessible dressing 
rooms is recommended. Dressing rooms can be 
designed for other uses provided there is 
adequate closet and storage space for each use. 

Stage The stage proper should be about 20 ft. in 
depth, and the proscenium opening should be 
at least two-thirds the width of the room. 
It is desirable that the approach to the 
stage from the floor of the main room be by 
inclined ramp with a nonskid surface to facili
tate the physically disabled and aging and to 
accomodate the movement of equipment. 

Racquetball courts(4-6) 
800 ASF each 

It is desirable that the room be equipped 
with a public-address system, permanently 
installed with matched speakers and with 
outlets for additional microphones and phono
graphic equipment. Consideration should be 
given to a master control from the office of 
the building. All stage lighting should be 
controlled from a dimmer-control cabinet 
equipped with a rheostat. 

The official size of a court is 20 ft. wide 
by 40 ft. long by 20 ft. high. Specifications 
for handball courts can be found in the of
ficial handball rule book. 
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The back wall of a single court need not be 
higher than 12 ft. Shatterproof glass may be 
used to enclose the remainder of the back wall. 
(Many courts are satisfactorily used with an 
open upper rear wall.) Courts may be constructed 
of hard plaster, concrete, shatterproof glass, 
or a non-splintering, durable wood. Hardwood 
floors of standard gymnasium construction are 
recommended. All interior surfaces should be 
painted with eggshell-white enamel. Entrance 
doors should open toward the corridor and be 
provided with flush-type pulls and hinges. No 
fixtures or mechanical equipment should project 
into the playing area. Ventilating ducts 
and lighting fixtures are best located flush 
with the ceiling surface. Provision for re
placement of burnt-out light bulbs from above 
is a desirable feature. A single light 
switch to control all lights in each court 
should be placed on the corridor side and near 
the entrance door. Warning lights should indi
cate when a court is being used. Refrigerated 
air conditioning, or at least forced ventilation, 
is essential for individual courts. The ven
tilation switch can operate in conjunction 
with the light switch. 

Weight-exercise room 
1000 ASF 

This room cannot be used for any other activity 
as much apparatus is fixed to the walls and 
ceilings. Such space should provide a weight-
training area and space for group exercise. 
It is recommended that the floor of this 
room be covered with a durable, resilient 
material. The room may be used for exercise 
with barbells, dumbbells, isometric cables, 
etc. Several full-length mirrors should be 
installed on the walls. Barbell and weight 
racks should be attached to the walls so that 
the room may be kept tidy. 
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Locker rooms 2850 total ASF 
shower rooms 200 each 
drying areas 100 each 
locker/dressing rooms 

1000 men 750 women 
toilets 150 each 
makeup area 200 

Locker rooms should be located adjacent to 
and on the same level with the gymnasium 
and/or swimming pool,so as to serve both. 

Shower rooms should be so located that 
they cannot be bypassed by persons entering 
swimming pool. Doors from the shower rooms 
must be located at'ithe shallow end of the 
swimming pool. Adequate floor drains must be 
provided. Temperature of water should be 
thermostatically controlled to prevent 
scalding. Adequate ventilation should be 
a primary consideration. For men and boys, 
it is suggested that approximately 12 shower 
heads be provided, spaced a minimum of 4 ft. 
apart and 6 ft. above the floor level. For 
women and girls, it is recommended that a 
minimum of 6 group shower heads and 3 indi
vidual shower-and-dressing booths be provided. 
Shower heads should be ^ ft. above the 
floor level. To accomodate the disabled, 
two folding "L" seats should be placed in 
opposite comers of each group shower to 
facilitate both right hand and left hand 
arpproaches. 

Drying rooms should be placed between 
showers and locker room to keep dressing 
area dry. Participants remove suits here 
and dry off before returning to lockers. 

Lockers should be large enough to accomodate 
a dress hanger. If necessary, coats can 
be stored on racks under the supervision of 
the attendant. Ideally, most lockers should 
be the long type. Some short lockers can be 
used if space is limited. These can be used 
by children. Lockers should facilitate 
maintenance and should be set on raised, 
coved bases. Benches can either be floor-
supported between rows of lockers or canti-
levered from the base below the lockers. Minimum 
distance between rows of lockers should be 
8 ft. 6 in., measured from back to back of 
lockers. This allows a minimum of 17 in. on 
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each side for lockers, 16 in. for a bench 
attached to the base of each row of lockers 
and 3 ft. 10 in. for aisle space. Benches 
are essential in dressing rooms, regardless 
of the type of lockers used. 

Two sets of toilet facilities are needed, one 
"wet" and one "dry". The wet unit can con
sist of a single toilet without washbasin 
located off the shower room. The user reshowers 
before going back to the swimming pool. The 
dry unit is located near the locker room 
entrance and makeup area and contains wash
basins in addition to toilets. Toilets 
should be wall-hung and partitions ceiling-
hung to facilitate maintenance. Should 
include automatic towel and soap dis
pensers, mirror and shelf, paper-towel dis
penser, and waste receptacle. These units 
should be recessed in the wall. One fixture 
of proper height for young children and the 
disabled should be included. Lavatories 
should be of enamel-coated iron or other un
breakable material. 

A makeup area should be located out of the main 
traffic flow. Adequate space should be pro
vided to accomodate large groups of 10-15. 
Provide deep shelves at standing height and 
adequate mirror area. This should be located 
in the women's locker room but should also 
be available to the second locker room when 
both are used by women and girls. Hair dryers 
should be located adjacent to the makeup 
area. Automatic, wall-hung dryers should be 
set at suitable heights for girls and women. 
Some hair dryers should be placed in the men's 
locker room. 

The ideal floor material is nonslip ceramic 
mosaic tile. Unfinished concrete usually 
encourages fungus growth and attracts dirt. 
All floors must pitch to adequate drains, and 
hose bibbs should be provided. Lighting 
should be in the form of recessed, vaporproof 
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fixtures. Illumination should be evenly 
distributed over the entire area, with fix
tures located over dressing spaces between 
rows of lockers. Provide concentrated and 
flattering lighting at the makeup area. 
The locker room and shower areas humidity 
control is a prime factor. This area should 
be zoned separately. Too high a velocity of 
air is chilling to the wet skin. The shower 
and locker room temperature should be about 
80°. Well-located janitor's closet and 
storage, choice of materials should minimize 
maintenance demands. No barriers in form of 
steps or narrow doorways should exist. Pro
vide adequate turning space for wheelchairs, 
handrails, etc. 

Water storage area 
150 ASF 

Sauna suite 

550 ASF 

Contains the main water storage tank supplying 
showers. A room of approximately 10 x 5 ft. 
is adequate for this purpose. 

Common to both the gymnasium and swimming 
pool. It is usually sited near the main 
entrance as a self-contained unit. The sauna 
suite comprises a sauna cabin, changing room, 
shower area and plunge bath, toilet, attendant's 
office, massage room, and sauna lounge. 
A 12-14 person cabin is required. Single 
cabin units require a rota booking arrange
ment for alternate days. The sauna lounge 
should be equipped with hairdrying apparatus, 
powder table, mirror, and a coffee-making 
machine. The attendant's office should have 
shelving for towel storage, a sink for washing 
up beverages served in the lounge, and facilities 
for valuables storage. The sauna cabin should 
have a lockable door which should open outward. 
The room should be equipped with movable benches 
of sturdy construction. The steam valve used 
should be a type that can be set to prevent 
the temperature in the room from exceeding 
130°. 
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Bar and bar lounge 
(spectator events bar) 
1200 ASF + bar 

Restaurant/lounge 
2200 ASF + kitchen 

Preferably sited overlooking indoor activity 
areas. Normal lounge capacity is 50-70 
people at peak periods of use. Should be 
well furnished with curtains, carpets, 
wall paper, attractive light fittings, etc. 
A public toilet should be positioned nearby. 
Also public telephone(s) should be adjacent. 

Should be large enough for 140-150 people, 
seated. Ideally overlooking indoor activity 
areas. Standard of service, meals, etc. 
optional but dictates the size of the food 
preparation room adjacent. It should be 
mechanically ventilated. 

Toilets 
as required 

Adequate public toilet facilities for women 
and men should be provided in a location 
convenient for participants in activity areas, 
These should not be located too close to the 
front entrance and/or out of sight of the 
reception desk or some other control point. 

Maintenance storage room 
250 ASF 

The room is ordinarily in a central location on 
or near the ground level. In any case, an 
outside 'access should be provided. This 
facility is used as a headquarters for all 
recreation maintenance. It houses toilet 
and cleaning supplies, hand tools, power tools, 
and janitorial equipment. A repair shop and 
its facilities should be incorporated in this 
area. The room should have sufficient base 
and wall outlets to serve both the workbench 
and power-equipment needs. 

Recessed wall shelving and cabinet storage 
should be provided for tools, supplies, and 
equipment. This space should also contain hot 
and cold water, a slop sink, a lavatory, a 
water closet, and a clothes closet. The floor 
should be concrete and should be pitched to a 
central drain. Aftificial lighting should be 
adequate for repair work. Separate mechanical 
exhaust should be provided to remove paint, 
solvent, and other noxious fumes. 
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Janitor closet (typical) 

25 ASF as required 
A supply closet equipped with a slop sink 
and space for mops, pails, brooms, and 
cleaning supplies should be strategically 
located on each floor level. A floor 
drain is required. 

Mechanical equipment 
zonal storage 
as required 

Loading and receiving 

area 

400 ASF 

Typical. 

A secure sheltered dock area is required 
for the delivery of various goods and equip
ment, and the removal of trash and garbage. 
Should accomodate 2 vehicles with accessibility 
to storage facilities for maintenance, sports 
equipment, mechanical equipment, and waste. 
Provide a call button, automatic doors, truck 
bumpers, and security protection. Minimum 
ceiling height is 17 ft. Provide high level 
illumination. 
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SERVICES 155,150 ASF 

Maintenance shop 500 ASF 

Maintenance supply and equipment store 600 ASF 

Maintenance supervisor 150 ASF 

Maintenance staff room 350 ASF 

Maintenance staff locker rooms 800 ASF 

Maintenance vehicle park 75 ASF 

Waste storage/compactor room 600 ASF 

Mechanical plant 150,000 ASF 

Mechanical plant control room and 

facility engineer 250 ASF 

Security monitoring room and security supervisor 250 ASF 

Security staff room 250 ASF 

Security vehicle park 75 ASF 

Truck terminal/receiving and shipping as req. 

Terminal manager 100 ASF 
Central checking 350 ASF 
Billing and accounting 400 ASF 

Foreman 100 ASF 
Crew room 200 ASF 

Staff toilets 100 ASF 
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Central maintenance and 
related facilities 
statement 

These areas are ordinarily in a central lo
cation on or near the ground level. This 
facility is used as a headquarters for all 
maintenance operations. An outside access 
should be provided. This area should also 
contain hot and cold water, a slop sink, 
a lavatory, a water closet, and a clothes 
closet. 

Maintenance shop 

500 ASF 

Maintenance supply and 
equipment store 
600 ASF 

A repair shop and its facilities should be 
incorporated in this area to accommodate 
in-house repair tasks (light fixtures, 
hardware, furniture, maintenance equipment, 
etc.). This requires a secure, fireproof 
enclosure of hard, durable finish with mechan
ical ventilation to remove dust and fumes. 
This room should be in close proximity to 
office supervision. The room should have 
sufficient base and wall outlets to serve 
both workbench and power equipment needs. 
Recessed wall shelving and cabinet storage 
should be provided for tools, supplies, and 
equipment. Provide general illumination 
and appropriate task lighting. Minimum 
equipment to be accommodated includes 2 
work benches (carpenter's electrician's), 
drill press, grinder, radial saw, jigsaw, 
Sander, welding equipment, hand tools, and 
power tools. 

Central storage area for toilet and mainte
nance supplies, hand tools, power tools, 
and janitorial equipment. Located in close 
proximity to receiving areas and office super
vision. Supplies will be stored herein and 
distributed to storage areas throughout the 
building as needed. 

This requires a secure, fireproof enclosure 

with shelving and cabinet storage. 

Provide storage accommodation for vacuum 
sweepers, floor polishers, janitor carts, and 
so forth. Quantities will depend on specific 
janitorial routines. This area should also con
tain hot and cold water, 2 slop sinks, and be 
accessible to toilets. 
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In addition, a bare secure space is required 
for the storage of construction materials 
and equipment after delivery. This includes 
lumber, metal studs, gypsum wallboard, 
acoustical ceiling materials, carpets, 
aluminum storefront, cabinetry, paint, and 
so forth. This requires an air tight, 
fireproof enclosure in proximity to an 
outside access. 

Maintenance supervisor 
150 ASF 

A simple, semi-private office also used for 
occasional meetings, with contractors, mainte
nance personnel, and other supervisors and 
managers. It should hold a position that 
ensures visual surveillance of the maintenance 
areas. Minimum accommodations include a desk 
and chair, three guest chairs, a layout table, 
lateral file and plan file. 

Maintenance staff room 
350 ASF 

Maintenance personnel need a place to relax 
during lunch and breaks. This requires a 
comfortable, efficient space adjacent to the 
maintenance areas and locker room capable 
of accommodating approximately one half the 
staff (15 - 20 people). Provide a seating 
area with tables and chairs, and a kitchenette 
including a refrigerator, sink, built-in 
cabinets and drawers, and range with vent 
hood. Lighting suitable for reading should 
be provided. 

Maintenance staff locker 
rooms 
600-800 ASF 

This space is primarily for clothing change, 
showering, and personal hygiene. The space 
shall be locked and available only to users. 
Each employee should be provided with storage 
for his/her personal belongings and clothing. 
Separate areas for men and women must be pro
vided. Each of these facilities should contain 
shower, dressing, and toilet facilities. 
Automatic hair dryers should be installed in 
both areas. Moisture proof finishes and non-
slip floor materials should minimize mainte
nance and maximize safety. All floors must 
pitch to adequate drains and hose bibbs should 
be provided. Lighting should be in the form of 
vaporproof fixtures. 



10-69 

Maintenance vehicle park 

75 ASF 

Parking space for 3 - 4 electric vehicles 
(used to move trash, equipment, and supplies 
within the building) adjacent to the mainte
nance shop and supply rooms. A service 
elevator capable of accommodating these ve
hicles should be accessible. Provide 3 
220 V receptacles and space for 2 battery 
chargers. 

Waste storage/compactor 

room 

600 ASF 

A central collection and holding point(s) 
for all building trash. Optimum location 
should be convenient for janitorial collec
tion as well as for removal by vehicular 
access. Number of separate collection points 
should be minimized. 

Mechanical plant 
as required 

Three basic space provisions are needed; 1) 
storage area for waste containers and large 
items such as discarded furniture, crates, 
etc.; 2) space for two or three giant compac
tors, and; 3) a loading bay for vehicle access. 

The size of the container storage area is 
dependent upon the type of container or com
pactor used and the frequency of collection. 
Consider level of mechanization. Pickup and 
disposal by private contractor. 

This requires a secure, fireproof enclosure. 
Provision should be made for the area to be 
hosed down occasionally. Mechanical ventilation 
should prevent the collection of unpleasant 
or noxious odors. Kitchen waste must be sealed 
or refrigerated. Minimum 17 ft. ceiling 
height in areas open to vehicle access. 

Mechanical plant requirements throughout the 
complex will include: boiler room(s), chillers, 
cooling towers, transformer vaults, emergency 
generator plant, fan rooms, telephone relay 
rooms, pump rooms, tank rooms and so forth. 

See typical description of zonal storage 

those concerns. 

Respect 
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Mechanical plant control 
room and facility engineer 
250 ASF 

Two areas; a simple, secure accommodation for 
systems monitoring console, table or desk, 
3 chairs, and tackboard. Also proviae an 
adjoining semi-private oftice for the super
vising engineer with provision for a desk 
and chair, 3 guest chairs, lateral file, 
and a layout table. Located proximal to the 
mechanical plant, ana maintenance areas. 
Access to toilets. The operation of all 
mechanical systems is monitored from this 
area. 

Security and related 
areas statement 

These areas should be in a central strategic 
location on or near ground level with direct 
access to an elevator specifically for 
security staft use. Visual surveillance ot 
public areas mignt be considered. 

Security monitoring room 
and security supervisor 
250 ASF 

Security staff lounge 
250 ASF 

Two areas; a simple, duty area for security 
monitoring operations. Provide accommodation 
for a console (7 ft. by 2 ft. 6 in. in 
dimension), radio communications, desk or 
table, and 4 chairs. Also provide a semi-
private office area for the supervisor with 
provision for a desk and chair, 3 guest 
chairs, file space, and wall display. 
Provide general illumination. Verify electri
cal requirements for special equipment. 

A simple, intimate lounge with kitchenette 
for breaks, lunch, and lockable and personal 
storage. Accommodations for 10 - 15 people 
should include tables, chairs, some lounge 
furniture and tackboard display (in a promi
nent location). Provide for direct communi
cation with the monitoring room. Lighting 
suitable for reading and study. Access to 
toilets. 

Security vehicle storage 
area 
75 ASF 

Parking space for 3 small, open, rubber-tired 
vehicles approximately 4 ft. wide by 7 ft. 
long (each). Vehicles are used to travel 
through service areas, public mall and court 
areas. Located immediately adjacent to the 
security areas, if possible. Provide for 
3 - 220 V. receptacles and 2 battery chargers. 
Provide access to major public spaces, mainte
nance areas, and so forth. 
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Truck terminal/receiving 
and shipping 
as required 

Estimated number of dock spots: 5 minimum 
to 7 maximum. A truck terminal and receiving 
facility is a highly specialized facility. 
This facility is to be used as a headquarters 
for all shipping and receiving, and must consi
der certain basic requirements. 

Plan for good traffic circulation avoiding 
physical obstructions, cross traffic, and con
flict at intersections. Loading areas and 
approaches should be free from general traffic 
and obstructions. Automobile traffic, 
parked vehicles, and materials stored outside 
all contribute to delays in pickup and delivery. 

Dock design and yard layout; provide sufficient 
space for trucks to maneuver in to and 
out of loading positions quickly, conveniently, 
and efficiently. As a general rule the dock 
approach should be at least twice the length 
of the longest tractor-trailer combinations. 

There must be an appropriate niunber of doors 
to enable trucks to load and unload without 
undue delay. Loading bays serving the buildings 
for both kitchen and general deliveries should 
be served by incorporating electrically-operated 
ramps to accommodate the varying loading 
heights of trucks or vans. Docks must provide 
for ready access for loading and unloading 
all vehicles and protect freight and personnel 
from the weather. This permits continuous 
handling operations at the unloading positions. 

Accumulation or receiving space is required 
immediately behind shipping and receiving spots 
for accumulating shipments so that vehicles 
can be processed quickly. Space is also 
needed to stage shipments that are ready for 
pickup and for placing goods received prior 
to disposition. Shipments should be staged in 
an area convenient to the truck dock. Storage 
aids will be used such as racks, bins, and 
shelves. Shipments may be accumulated on pallets, 
skids, carts, trucks, or in containers. The 
space may also contain cartons stacked on the floor 
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The receiving area should be located adja
cent to incoming truck facilities and as con
venient as possible to all major storage 
areas. Receiving areas are usually separated 
from shipping areas to minimize cross traffic 
and possible confusion. The size of the 
receiving area is determined by the analysis 
of the temporary storage lag needed to perform 
inbound and inventory control operations. 

The shipping area (or dock) receives materials 
for outbound shipment after selection and 
transfer from storage. The preassembly of 
orders according to plan requires sufficient 
room to perform packing, packaging, or pre
paration of operations prior to shipment. 

Columns spacing depends upon stall width 
(12 ft. to accommodate the longer - wider 
tractor-trailer combinations). Recommended 
minimum is 10 ft., with corresponding minimum 
20 ft. column spacing. The minimum clear 
interior height should be 12 ft. -Doors should 
be an overhead type, 8 to 10 ft. wide by 8 
to 9 ft. 4 in. high with the larger size more 
usual. The floor should be reinforced 
concrete designed for a live load of 150 
to 250 psf; it should have a non-slip finish. 
Floodlights arranged to shine into truck or 
trailer bodies are required. Mechanical ven
tilation is required. Sprinklers are recom
mended for the entire dock area. 

Location of bays should be flexible enough 
to be used for both shipping and receiving, 
depending on time of day or season. Pro
vide area for proper storage of material 
handling equipment. Provide area for proper 
storage of merchandise that needs ventilation. 
Provide vault for temporary storage of 
refrigerated goods. Provide areas that can be 
used for night storage of store vehicles. Provide 
areas accessible for " customer pickups". All 
designed to offer maximum protection day and night. 
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Terminal manager 

100 ASF 

Provide a simple, secure, private office 
space for the dock supervisor. Its location 
should ensure visual surveillance of the 
dock/receiving areas. Provide acoustic separa
tion. Proximal to other offices. 

Central checking office 

350 ASF 

Provide a general office area for 2 receiving 
clerks separated from the dock/receiving 
areas by a counter and gate. The area must 
be locked when unattended. A minimum clear 
space, sheltered from traffic, must be pro
vided in front of the counter. Two work 
stations and 4-6 lateral files should be 
accommodated. 

Billing and accounting 

office 

400 ASF 

Foreman 
100 ASF 

Crew room 

200 ASF 

Toilets 
as required 

Provide open office space for 3 clerical 
work stations adjacent to central checking. 
Additional file space should be convenient. 

Private office space for the dock crew 

supervisor adjacent to the dock, proximal 

to the crew room. 

Lounge area for dock personnel (5 - 10 people) 
Provide tables and chairs, kitchenette, and 
storage for personal belongings. 

Adequate toilet facilities for women and 
men should be provided in a location (s) 
convenient for participants in activity 
and lounge areas. 
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PARKING FACILITIES 

use stall/SF no. stalls 

Residential 

Retail 

Office 

Recreation 

2:p.u. 

1:200 

Miscellaneous uses 1:100 

1:300 

1:100 

800 

1510 

as required 

• 1670 

440 

Total no. of stalls = 

Total ASF = stalls 
X 300 SF per stall = 

4420 (approximate) 

1,326,000 GSF 

Note: John Portman provided 1400 stalls in his proposal 
for a 2 million square foot shopping, office, and 
hotel complex on this site October, 1978. This 
implies a zoning variance was anticipated. 

Options; Although adequate provisions must be made, this is 
undoubtedly an excessive provision in the center of downtown 
where many visitors will walk to the center from other 
locations or use public transit. Options include: 

1 seeking a zoning variance 

2 locating off-site 
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3 paying into the city parking fund 

4 contracting for leased parking facilities 

Recommended parking provisions (final number of stall) should 

include considerations of dual use. 
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Main floor 
facilities 

The garage will have a main floor and storage 
floors. The main floor's principal function 
should be accepting and delivering vehicles 
to and from the street. This makes it the 
primary traffic control area where users 
enter and leave by car and on foot. Vehicle 
storage may also be a main-floor function. 

Areas for cashiering, ticket dispensing, 
manager's office, and employee facilities 
(toilet, lockers) are usually provided on 
the main floor. Public restrooms and other 
customer convenience facilities, such as 
package checkrooms, telephones, vending 
machines, and waiting areas, when provided, 
are located typically on the main floor. 
The most important main floor design con
sideration involves location and capacity of 
entrance and exit points on surrounding streets. 

Access and reservoir 
requirements 

Accessibility is a principal factor in par
king garage location. Parking areas exce
eding approximately 1,200 spaces should have 
nearby or direct freeway access. 

Acceptable walking distance between parking 
place and destination is key location 
factor. Guidelines for maximum walking 
distances are long term parking - 1,000 to 
1,500 feet, and short term parking - 500 to 
800 feet. 

Access points should present a recognizable 
and attractive appearance to prospective 
users, while simultaneously providing for 
safe crossing of pedestrian and vehicular 
traffic. Reservoir spaces to temporarily 
store queued vehicles entering or leaving 
should be provided. Exit reservoir space 
should be adequate to prevent queued traffic, 
stopped to pay fees and/or stopped by street 
traffic, from congesting the garage circulation 
system and blocking stall access. 
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Self-park facilities require an inbound 
traffic reservoir for one to eight cars per 
entry lane. This space provides for driver 
orientation and prevents blocking of 
the street system by vehicle queues. Generally, 
the facility should be able to fill or com
pletely discharge within a maximum of 1 
hour. Special-event, surge-type demand fa
cilities should be capable of emptying 
within 30 minutes. 

Traffic flow capacity limitations most 
often occur at entrance and exit points, and 
at junction points where departing vehicles 
enter the street system. Traffic flow 
breakdowns happen when the system is con
strained by traffic restrictions at access 
points or congested by lack of capacity at 
exists. These conditions usually occur in 
morning and afternoon peak periods. 

Maximum lane capacities for parking garage 
entrances range up to 660 vehicles per hour; 
for controlled entrance lanes, 400 vehicles 
per hour per lane is commonly used as a maxi
mum design capacity. Discharge capacities 
range between 150 and 225 vehicles per hour 
for each gate-controlled exit lane. General 
requirements for number of access lanes and 
reservoir area are: 

Entrance lanes: 

Short-term parking, 1 per 600 spaces 
Long-term parking, 1 per 500 spaces 

Exit Lanes: 

Short-term parking, 1 per 250 spaces 
Long-term parking, 1 per 200 spaces 

Inbound reservoir area: 

Free-flow entry, 1 space per entry lane 
Ticket-dispenser entry, 2 spaces per entry lane 
Entrance cashiering, 8 spaces per entrv lane 
Attendant parking, 10 percent of parking 
capacity served by each entry lane. 
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Parking Layout Efficient use of space calls for balancing 
generous dimensions for customer convenience 
with restrictive dimensions for maximum 
economy. Stall, aisle, and ramp dimensions 
should be based on vehicle size and operating 
characteristics, parker characteristics, and 
type of parking operation (self-park or 
attendant park). 

Parker characteristics influence stall and 
aisle widths and other parking dimensions. 
Downtown public parking, employee parking, 
and shopper parking require different conve
nience or comfort considerations. Conditions 
of high parking turnover (stall-use frequency) 
and customer package loading, commonly found 
at shopping centers, calls for parking stalls 
considerably wider than minimum requirements. 
All-day or long-term employee parking may 
justify narrower stalls, closer to minimum 
requirements. 

Provide reasonable manuvering dimensions. 
Restricted dimensions can materially impair 
efficient traffic movement, increasing the 
amount of time necessary to enter, park-unpark, 
and exit a parking facility. This is ex
tremely detrimental, especially in high-turnover 
situations. 

Widths in self-park facilities should range 
between 8.5 and 9.0 feet. Self-park stall 
widths of 8.5 feet for long-term employee 
parking to 9.0 feet for short-term parking 
or residential users are customary dimensions 
in areas serving shoppers. 

For self-park areas, 9.0 feet is optimum, 
providing sufficient space for convenient 
access and margin for misaligned vehicles. 
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Ramp Systems A number of different interfloor ramp systems 
can be used to enable vehicles to traverse 
the approximate 10-foot elevation between 
parking levels. Some provide separate and 
exclusive ramps; others use continuous sloping 
floors that accommodate both parked vehicles 
and interfloor travel. 

Ramps may be straight, curved, or a combination. 
Ramps may be designed for one-way or two-way 
traffic movement. However, one-lane-wide 
ramps should not be operated on a reversible 
two-way basis. 

Time and convenience are important to ramp 
travel. Actual travel time on ramps varies 
little among different ramp systems types; 
however, potential for delay is increased by 
conflicting traffic movements that can limit 
ramp capacity. 

A ramp system includes any portion of storage 
floors used by vehicles moving between levels. 
Most successful ramp systems require vehicles 
to follow an approximate circular path when 
traveling between parking levels. The number 
of 360-degree rotations required to circulate 
through the garage and parking structure 
height are a major concern. 

It is generally desirable to limit the maxi
mum number of complete rotations to five or 
six. Depending on ramp system type, this will 
tend to control the maximum desirable number 
of parking levels, and limit the number of 
parking spaces a driver must pass during 
garage travel. To reduce driver distraction, 
parapet walls along driving ramps should be 
designed to limit the driver's view of surroundings 
outside the parking structure, especially on 
upper levels. 
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Generally, clearway ramp systems (interfloor 

travel paths completely separated from potentially 

conflicting parking-unparking movements) pro

vide the safest movement with least delay 

and, except for sloping floor designs, are 

preferred for self-park operations. 

An "adjacent-parking" (ramp travel is all or 

partly on access aisles) layout requires less 

area per parking stall because of the twofold 

use of travel paths, and consequently can 

be used to advantage on a smaller land parcel. 

Pedestrian circulation 

and service facilities 

The facility should provide attractive 
pedestrian circulation within the garage and 
between the garage and final destinations. 
Three basic movements are normally accom
modated: 1) horizontal movement from parked 
vehicle to stairs or elevators - usually 
along the parking garage driving aisles, 
2) vertical movement - by stairs, ramps, or 
elevators, and 3) connections to street and 
adjacent buildings - usually separate walk
ways. 

Pedestrian regulations are difficult to 

enforce. Pedestrians tend to walk in a 

path representing the shortest distance, 

and they have a basic resistance to changing 

grades or following a prescribed path that is 

obviously circuitous. 

It is desirable to separate pedestrians from 

major vehiculr movements. However, within 

a garage it is nearly impossible to separate 

the horizontal movement of pedestrians from 

circulating vehicular traffic. The two 
basic concepts involved are pedestrian-vehicular 

coordination and pedestrian-vehicular separation. 

Parking garage designs must anticipate moving 

pedestrians off of storage floors over the 

shortest distance, via the vehicular circulation 

system. This is accomplished by locating 
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pedestrian access points around the structure 
perimeter. Garages with large floor areas, 
or garages located underground or under office 
structures or other types of activity centers, 
should provide centrally located pedestrian 
access points. It is desirable to have all 
parking spaces no more than 100 feet from the 
nearest pedestrian access point on parking 
levels. 

Sight distance, adequate lighting, and well-
marked pedestrian access points, coupled with 
signing for pedestrians, driver orientation, 
and clearly defined vehicular movements, 
should aid pedestrian circulation on parking 
floors. 

The physical separation of pedestrians and 
vehicles can be essential for a location where 
major flows of pedestrians and vehicles are 
likely to cross. Basically, pedestrians can 
be segregated from vehicular traffic by providing 
separate walkways or by pedestrian tunnels or 
bridges. 

Pedestrian-vehicular separation measures in
crease construction costs and require more 
space. However, pedestrians must be afforded 
safe walking paths. A separated pedestrian 
system should provide direct, climate-controlled 
connections to adjacent buildings and/or other 
pedestrian ways, adding to the attractiveness 
of both the trip generators and the parking 
facility. In areas of intense pedestrian 
activity, separated systems are especially 
desirable from aspects of safety, reduced 
walking distance, convenience, and comfort. 

Signing for pedestrians and illumination are 
essential for safe and orderly movement. 
Functional convenience and visual amenity should 
help to make pedestrians comfortable and 
pleasantly aware of their surroundings. 
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An informational system for pedestrians is 

indispensable. It should improve pedestrian 

safety and perceptions of the facility, while 

simultaneously contributing to a smooth flow 

of pedestrian traffic. The pedestrian information 

system should be uniform in location, color, 

size, and style, and continuous between the 

parking spaces and generator for both directions 

of pedestrian movements. The clear orientation 

of pedestrians is essential. Good graphics 

suggests locating messages at decisionmaking 

points and segregating informational and direc

tional signing from advertising. Pedestrian 

signage in parking areas should be consistent 

with signing elsewhere in the development. 

It should clearly identify routes to generators, 

parking areas, and special garage service 

facilities. 

Lighting is a necessity for security and 

pedestrian movement. Adequate lighting should 

create a feeling of comfort and security, but 

it can also emphasize the condition of the 

parking facility. Lighting patterns should 

emphasize floor areas, particularly where 

elevation changes exist. Natural lighting 

should be provided for daytime operation. 

Service facilities such as package checkrooms, 

or areas, waiting areas, vending machines, 

and restrooms can be provided in the parking 

garage as customer conveniences. These facilities 

should be located on the main level of pedes

trian activity, where they can be easily 

monitored by garage personnel. Public pay 

telephones should be placed conveniently near 

the main pedestrian entrance on ground level. 

Trash receptacles should be adequate in nimiber 

and located where they are easy to use. They 

must be conspicuously recognizable, yet de

signed to compliment their environment. 

Pedestrian malls and walkways connecting 

parking with trip generators should offer op

portunities for interesting activities. 
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Materials for doors, walls, floors, and other 
surface areas along pedestrianways should be 
able to resist and endure abuse. Surface 
areas should be of materials resistant to 
breakage and marking, and should be easy to 
clean and maintain. 
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PEDESTRIAN FACILITIES AND IMPROVEMENTS 

Main Street transit mall 

Other pedestrian and street improvements -

Commerce, Akard, and Ervay Streets 

Linkages - pedestrian bridges, tunnels, future rapid 
transit facilities 



10-85 

Main street transit mall 

Other pedestrian improvements 
(Commerce, Akard, Ervay 
Streets) 

The design should accommodate the activities 
connected with public pedestrian spaces of 
the downtown core of a major city, shopping, 
comings and goings of businessmen, and the 
office worker in commutation to his home. 

Other activites occurring in this area would 
be those engaged in by the downtown worker 
and shopper — that is, "brown bagging',' 
sitting, relaxing, window-shopping, and so 
forth. The area would also serve as a stop
ping place for visitors on tours, etc. 
Widened walkways should provide the setting 
for leisurely promenades. 

The pedestrianization of the existing street 
patterns should create unique and valuable 
situations that will support and extend the 
nearby retail resources. 

Shelter; this includes shelter from the ele
ments as well as shelter from intrusions such 
as a high-speed automobiles. Shelter implies 
strong architectural definition and limited 
openness to areas outside of the street. In
side the street, shelter is expressed by boun
daries and edges and by openness and clear 
visibility of all parts. Trees are ideal 
since they provide shelter from above, but 
are open at eye level. 

Shelter should be reinforced by building 
masses. In large-scale terms, building masses 
that form low-serrated walls provide shelter. 
Point towers do not provide shelter; absolute 
regularity and "crispness" do not. Berms and 
other gradual changes in the ground plane 
provide shelter. 

Climate cannot be overemphasized in mall design. 

Prone to snow, rain, wind, or extreme tem

perature, downtown is at a serious disadvantage. 

Where possible, waiting areas should be sheltered 

from wind and rain. 
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Compactness contributes to comfort and conve

nience. It is also related to the consumption 

of energy, both human and petrochemical. 

Compactness has a multiplier effect. It im

plies a greater return for a given expenditure 

of energy, which is related to the experience 

of downtown and to its sense of vitality. 

Scale; a variety of scales in both space and 

architecture is desirable. Scale has been 

mentioned in terms of shelter, but it is also 

important in terms of softening the character 

of the space. The clear, crisp architecture 

of simple, unadorned shapes is perhaps more 

readily understood, but it carries with it 

strong implications of uniformity and authority. 

A varied visual environment is important. It 

is not sufficient merely that the environment 

be rich. 

Hierarchy of spaces; the central focus should 

be large-scale activity spaces. The more inti

mate and sheltered spaces should have a clear 

subsidiary relationship to the larger spaces. 

Provide spaces for shelter and observation from 

a protected vantage point for people. Older 

people, for instance, do not like to sit in 

the middle of a traffic pattern while observing. 

On the other hand, young people like to be in 

the middle of the action. 

Destinations; destinations (stores, shops, 
theaters, transit stops, etc.) are clearly 
important generators of activity. They will 
exist in different ways for residents, workers, 
and visitors. It is important that they be 
clearly defined and visible since they are 
natural landmarks. If, due to the use of the 
street or the amount of shops, there are a 
number of destinations that are attractive 
to visitors, they should be clustered and lo
cated so they will not dominate the control of 
the street. 
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Safety and security; personal safety and se
curity are issues both real and perceived. 
They influence mall design in terms of traffic 
circulation, emergency vehicle access, police 
surveillance, lighting, pedestrian surface 
treatment, utility placement, and so forth. 
However, in contrast to "real" safety, the 
perception of security and well-being effects 
the use of malls. The best source of social 
control is a high level of activity and 
visibility. These are also desirable charac
teristics in almost every other respect. 

Densities; density is a crucial factor in the 
success of the street. Densities should be 
relatively high to generate the kind of ac
tivity desired, and to create an active street 
life that is meaningful. This goal requires 
incorporating as many activity generators as 
possible into the street. For instance, 
it means that the automobile should be incor
porated directly into the life of the street. 

Traffic ways (Main street); At this time, 
the car must be included in the street; however, 
the car must always move at a low speed so 
that it does not pose a considerable threat to 
pedestrians. Main street should provide a 
two lane (min. 22 ft.) transit way and bus 
shelters in appropriate locations. 

The designs and the natural forces of activity 
desired can be assisted by the fact that the 
trafficways surrounding the site are already busy. 
The building facing these trafficways will 
orient towards the street for social life and 
will help make them people places. Therefore, 
the design endeavor should have as many units 
as possible facing on these roads or highways. 

Programmed activities; vitality may be spon
taneous and/or prograimned. Programming 
of events and displays such as concerts, 
fashion shows, dance, art, product exhibitions, 
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religious and ethnic festivals, arts-crafts 

fairs, and seasonal celebrations may pro

vocate a sense of vitality- If properly 

scheduled and planned for, programmed acti

vities may create a kind of symbolic relation

ships with commercial functions. 

Design an area to function as a "stage" for 

activities; a large level space with room on 

the perimeter for audiences; an active 

spatial center for debates, concerts, or 

just "hanging out". For special civic, 

and public events the whole width of the street 

can be made available for holiday parades, 

celebrations, rallies, and observances, and 

regularly scheduled activities, such as a 

weekly farmer's market or an annual art show. 

The design should respond to three specific 

objectives. These are 1) to promote flexibility 

of use within the streetscape, 2) increase the 

attraction for mixed-use shopping and enter

tainment, and 3) capitalize upon the diverse 

and unique physical and symbolic characteristics 

of the existing surroundings. 

The vocabulary of fixtures and furnishings 

should be designed with the following factors 

in mind: ease of installation, minimizing the 

effects of vandalism, standardization of com

ponents, durability, cost, security, graphic 

integrity, function, and adaptability to 

unanticipated use. 

Together the furnishings should provide place 
and structure for a wide variety of existing 
activities and act as a catalyst for activity. 

Seating; this includes primary (chairs and 

benches), and secondary (wall and planter 

ledges). The latter may count as seating if 

it is of a comfortable material (not too 

hard, rough, heat sensitive, etc.), height 

(not less than 16" or more than 36") and 

depth (not less than 16"). There should be a 

minimum of one linear foot of seating for each 
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30 square feet of pedestrian area. At least 
20 percent of this should be primary. Seating 
configurations should provide choices. Moveable 
tables and seating allow people to define their 
own social setting. Linear benches or ledges 
allow people to establish comfortable distances. 
Circular benches, by virtue of slightly dif
ferent orientation of each sitting place, 
discourage social groupings, but accommodate 
large numbers of single people. 

Pavement; paving materials should be non-glare, 
non-slip, non-heat-absorbing, free of large 
joints, cracks and toe trips or uneven surfaces. 
Changes in patterns or texture can define 
varying uses or unify them. For instance, 
on Main the pedestrian paved area may extend 
across the two transit lanes. 

Trees and plantings; this should provide shade 
treets, deciduous trees where sunlight is im-
portcCnt in cool seasons. Use plantings to 
break up large spaces and create a human 
scale and to provide protection, from wind 
and noise. Locate plantings so as not to inter
fere with sitting on ledges and provide tree 
guards to allow for leaning on free-standing 
trees. 

Facilities for the handicapped; all areas 
should be barrier-free to the elderly and 
handicapped. Pedestrian amenities accessible 
to the handicapped, such as water fountains, 
should be provided. 

Other fixtures and furnishings; provide graphic 
information to guide people to building offices 
or access facilities (elevators, escalators). 
This should include building directories and 
shopping guides. Calenders of programs and shows 
should be posted on special kiosks and display 
stands. Space should be available for per
manent and rotating exhibitions during the out
door season. Pedestrian-scaled lighting systems 

TEXAS TECH LIBRARY 
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should be considered. Noisy fountains 

provide "white noise" to block out sounds 

of traffic and provide privacy for conver

sations. Provide trash cans or built-in 

receptacle for litter. Surfaces suitable 

for leaning should be provided where waiting 

occurs. 

Design for any special pedestrian flows through 

the plaza that may be anticipated because of 

abutting uses; retail uses to abut and open 

onto street; food service particularly desirable, 

with chairs and tables in warm weather; should 

not interrupt continuity of important retail 

frontage; major spaces toward sunlight. 

\ 
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ANCILLARY FACILITIES 

Restaurant and bars, various types (sidewalk cafe, dinner, 

lounge, bar) 

Day care facilities 

Food market 

Nightclub (entertainment facilities) 

Theater (dinner, cinema movie, community) 

Market square or bazaar (food, handmade goods) 

Department store 

Retail shops, various types 

Public gathering spaces 

Service businesses (hair care, pharmacy, post office, etc.) 



Appendices 
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APPENDIX A / WHAT ARE MXD's? 

Increasingly during the past two decades, a dramatically 
different type of land use development has begun to appear. 
Considered by many the most exciting, and exacting form of 
real estate today, the mixed use development-type is making 
its mark on major metropolitan areas and smaller cities. 

The best survey to date of development is contained in the 
Urban Land Institute's 1976 publication. Mixed Use 
Developments: New Ways of Land Use, by Robert M. Gladstone. 

The ULI report defines a mixed use development as a rela
tively large-scale real estate project characterized by: 
— "Three or more significant revenue producing uses 

(such as retail, office, residential, hotel/motel 
and recreation — which in well planned projects 
are mutually supporting); 

— "Significant functional and physical integration 
of project components (and thus a highly intensive 
use of land), including uninterrupted pedestrian 
connections, and 

— "Development in accordance with a coherent plan 
(which frequently stipulates the type and scale 
of uses, permitted densities and related items)." 

Physically, these projects range from a vertical mixing of 
interrelated land uses into a single megastructure, often 
occupying only one city block (e.g.. Water Tower Place in 
Chicago and Kalamazoo Center in Michigan) to a coordinated 
set of complementary buildings, interconnected by pedestrian 
walkways and extending over 50 acres or more (e.g., Chicago's 
Illinois Center and Kansas City's Crown Center). 
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The concept of mixed use is not new. The Greek Agora, 
medieval marketplaces and the mix of commercial and resi
dential uses found in both American and European 19th cen
tury cities were precursers of MXDs. Rockefeller Center, 
though technically a multiuse rather than mixed use development 
(because it has no residential component), is a forerunner 
and qualifies in terms of scale, integration of physical 
components and overall plan. 

A major step in the evolution of MXDs came in the 1950's 
with the proliferation of the shopping center and its compact 
organization of mutually supporting activities in a single, 
high-density venture. First, the strip shopping center 
and then the regional shopping center emerged as responses 
to the automobile, suburban growth and the market synergy 
afforded by collecting multiple shopping opportunities under 
one roof. 

The logical next steps were to include office and residential 
spaces and to locate these complexes in the central city. Penn 
Center in Philadelphia, Midtown Plaza in Rochester and Charles 
Center in Baltimore are early examples of the downtown MXD. 

In their physical configuration, MXDs tend to be either mega-
structures, a group of individual structures on a common plat
form or free-standing structures with pedestrian connections. 
Whatever their configuration, mixed use developments involve 
"building for the long haul. It's not speculative building." 

As the ULI report points out, there is a minimum size or "critical 
mass" for successful MXDs somewhere in the vicinity of 500,000 
square feet, inclusive of parking. Large size is necessary to 
provide an adequate mix of uses, project a significant public 
image and capture a large market area. 

The report speaks of MXDs as "tools for treating blight and 
decay." It offers the following list of ways in which they 
perform this function: 
— "By introducing residential, transient, and/or recreational 

activities to areas which were 'dead' during nonworking 
hours (e.g., Embarcadero Center in San Francisco and 
the Watergate in Washington, D.C.); 

— "By maintaining and improving their own environment over 
time (e.g., the continuing 'internal regeneration' 
long recognized at Rockefeller Center and now beginning 
to appear in established contemporary mixed use projects); 
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~ "By blending with established residential neigh
borhoods (e.g., Westmount Square in Montreal, Colony 
Square in Atlanta) where other types of high-density 
developments were unacceptable; 

— "By having a far greater catalytic effect on community 
development than single-purpose projects. 
"By providing a means for organizing metropolitan 
growth (e.g., the Galleria, which serves as a focal 
point for a large and rapidly expanding urban center, 
conveniently located in suburban Houston and known 
as City Post Oak). 

MXDs may have a special role to play in this era of heightened 
environmental consciousness when "high-rise" has become a 
fighting word to residents of many urban neighborhoods. It 
offers a tradeoff in public spaces and amenities for the 
perceived disruption of the neighborhood caused by building 
at large scale. 

The MXD would offer a particular architectural challenge if for 
no other reason than scale. The ULI report, however, points 
to other factors that make design particularly crucial. 

More than most real estate projects, mixed use developments 
must be both efficient and pleasing from a physical standpoint. 
Further, physical design success is crucial to the economic 
results of mixed use projects — in terms of marketability 
for individual uses; synergy among project components; economies 
of scale in development, operating efficiencies, and the 
visual impact of the overall project. While design solutions 
differ widely, most mixed use projects pose a special set of 
physical planning problems which go far beyond the architectural 
engineering concerns of other types of real estate projects: 
— "How to accomplish this superior site utilization — including 

incorporation of natural features and physical and func
tional relationships with surrounding environs; 

— "How to provide for an efficiently functioning infrastructure 
(including parking, utilities and effective mechanical 
and electrical systems) capable of servicing the differing 
demands of each project component; 

— "How to position revenue-producing uses so as to provide 
appropriate emphasis for each, as well as market synergy 
among all components. 

— "How to provide for easy pedestrian access among project 

components and to relevant adjacent areas, through position

ing of components and through horizontal and vertical 

movement systems; ' 
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"How to offer outstanding amenities and attractions 
which cannot be obtained in single-purpose projects 
(e.g., exciting 'people places' capitalizing on the 
diversity of activities present in a mixed use project); and 

— "How to 'mass'individual building components in the pro
ject '-community' so as to create a harmonious, distinctive 
'sculpture' in total." 

There is no more crucial design issue than the way in which the 
MXD relates to its surrounding. The ULI report points out 
with distressing neutrality that the basic choice is whether 
it should turn inward upon itself or reach out to the community. 
The case histories make clear that most developers and their 
designers have made the inward-turning choice, with the result 
that many MXDs are virtual islands unto themselves. 

Clearly, to realize the public benefits claimed for them the MXDs 
must be integrated into the areas in which they are built. This 
means, first of all, transportation and other physical linkages 
to their surroundings (such as the system of skyways which links 
the IDS Center in Minneapolis to neighboring buildings and is 
now being extended throughout the downtown). 

But it also means establishing more subtle relationships 
through compatibility of form and materials and modulation of 
scale if, as is usually the case, the MXD is dramatically larger 
than the buildings around it. 

An almost unexplored design challenge is the incorporation of some 
existing buildings into an MXD (Charles Center in Baltimore 
stands as the largest example of doing so successfully, but it 
remains an exception to the rule of clearing the site and building 
afresh). Blending old and new creates a whole additional layer 
of development and design problems, but it can also lend a 
richness to the MXD that can't be achieved in any other way and 
help assure its acceptance by the community-

SOME OVERALL OBSERVATIONS ON MXDs 

Mixed use projects mean much more than commercial vitality 
and financial return. Increasingly they represent a rediscovery 
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of urbanity through integration of a rich mixture of mutually 
supporting activities into a single development project. As 
Edmund Bacon, the noted planner, has pointed out, the rationale 
for mixed use is fundamental: 

Why undertake such projects? Because they intensify 
the richness of living, enhance people's range of 
experience and create easy access to a nearly inex
haustible variety of activities. Mixed use developments 
are designed at a human scale and represent a positive 
attempt by the development community to achieve the 
public objective of keeping central cities alive and 
making cities a viable organism. Therefore, mixed 
use development requires entirely new thinking not 
only on the part of developers, but for the public 
sector as well. The public sector should support 
the activities, initiatives, and vision of the developers 
to a degree not previously known. 

The concept of mixed use runs far back in history. The 
development of mutually supporting activities in a single, 
compactly-configured real estate project is a very recent 
innovation in urban land use, dating from only the mid-1950's. 
As such, it represents a special response to a combination 
of contemporary forces affecting urban development form. 
The present day origins of mixed use owe much to multiple 
sources: the success of many European cities and downtown 
developments in this country such as Rockefeller Center; 
the example of several pioneering planning efforts, such as 
the Gruen proposal for revitalizing Fort Worth; the influence 
of far-sighted urban critics such as Jane Jacobs; and the 
evolution of related development-types such as the shopping 
center over the post-World War II period. The concept 
of contemporary MXDs is the culmination of many trends 
and experiences. 

A case in point is the regional shopping center. During the 
1950's, centers gradually grew in size and concept, to the 
point of embracing multiple functions. Developers discovered 
that people were attached to an environment where several 
activities could be carried out simultaneously, without separate 
trips. Further, and because such multi-functional centers 
responded to a latent demand, they tended to generate growth 
wherever they sprang up. / 
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Penn Center in Philadelphia was the first mixed use development 
to appear (construction started in 1954), followed shortly by 
Midtown Plaza in Rochester, New York and Charles Center in 
Baltimore, both started in the late 1950's. 

It provides a variety of life styles, which most people think is 
needed for our urban areas. It tends to reduce energy require
ments, particularly if it replaces vehicle trips with walk 
trips. It also supports some environmental objectives, such as 
reducing air pollution. And it tends to break up the monotony 
of the urban environment. 

The real estate industry is one of the most complex and diverse 
sectors of the U.S. economy. While mixed use developments all 
share certain "common denominator" characteristics, the range of 
mixed use projects in this family is broad in terms of physical 
configuration, land area, development program, and total pro
ject costs. 

Each MXD is developed in different circumstances, including 
the inherent problems and opportunities of its site, local land 
use markets, specific sponsor objectives, and prevailing finan
cial constraints. These are but a few of the reasons why 
definitive generalizations about real estate — especially 
about mixed use as a new and emerging development type — are 
so difficult to draw. 

Mixed use developments present a special set of physical 
design opportunities relative to single-purpose projects: 
— the combination of three or more uses typically enables 

better building construction and a bigger budget 
for special design and amenity features; 

— the physical and functional integration of project 
components can make possible distinctive common 
areas with imaginative design; and 

— the provision of a common infrastructure for all 
project components may permit economies of scale 
in development (e.g., through a reduction of 
project-wide parking requirements) and/or greater 
operating efficiencies (e.g., savings in energy costs). 

Developers just getting into the complexity of mixed use pro
jects usually need help to cope with the "three - dimensional 
planning" involved in designing on both a horizontal and verti
cal plane. To take one component of the infrastructure, for 
example: 
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Proper space allocation and planning may save 
not only on construction costs, but also in 
lighting, security, traffic control, and the 
mix of spaces within the structure itself. 

The economic implications of design solutions can be critical. 
For example, superior integration of uses can attract residential 
and commercial users in order to greatly speed absorption pace 
beyond what would have occurred on the same site without mixed 
use development. 

MAJOR CHARACTERISTICS OF MIXED USE PROJECTS 

Heading the list of characteristics which make up the hallmark 
of mixed use development is an internal dynamism. This quality 
of "mixed use dynamics" is the essential quality experienced 
in the best of these developments: 

— for the user it may mean the opportunity for 
comfortable and amenable, auto-free pedestrian access 
to multiple experiences in an exciting physical 
environment; 

— for the architect it may mean what critics have 
called "urbanism," a sense of place where individual 
buildings deter to the total development; 

— for the engineer it may mean an efficient infra
structure serving all project components; and 

— for the developer it may mean market synergy derived 
from a rich mix of mutually-supporting uses spanning 
the widest possible activity period. 
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This dynamism is derived from concentration and diversity, 
physical configuration and design, and internal circulation 
and external access. 

Concentration and Diversity 

Concentration and diversity are fundamental to the dynamics 
of mixed use development. "Concentration" consists of de
velopment scale and density; "diversity" comprises the uses 
and their mix. Each alone is a necessary, but not sufficient, 
condition for mixed use dynamics to occur. Taken together 
they produce the "minimtmi critical mass" and "market synergy" 
which are distinctive features of mixed use developments. 

Scale and Density 

In terms of land and building area, mixed use developments are 
typically of sufficient size to permit appropriate interrelation
ships for the planned mixture of uses, and to contribute to a 
distinctive identity. Density allows the diversity of economic 
and social activity to take place within an integrated physical 
configuration. 

While scale and density vary considerably from project-to-project 
they tend to fall within an identifiable range: 
— Gross built area is probably the single best measure 

of scale for mixed use developments. It ranges from 
roughly 500,000 square feet to in excess of 30 million 
square feet. 

— Land areas are typically in the five to 50-acre range, 
but may be somewhat smaller or substantially larger. 

— Density, expressed as the FAR on a gross, project-wide 
basis, is substantially higher than for other develop
ment types in comparable settings. 

Within these broad bounds, the scale and density of mixed use 
developments are determined by local factors, including pre
vailing zoning, market considerations, and characteristics 
of the site. 
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Uses and Mix 

Diversity in mixed use development means integrating three or 
more significant revenue-producing uses (for example, office, 
residential, retail, recreational, or hotel/motel) in a pre
planned manner. Each serves as an anchor by individually 
attracting people for a variety of primary purposes. Combined 
in a compact physical configuration, this mix makes possible 
the multiple-purpose trip, and substitution of pedestrian 
for vehicular travel. 

Diversity in mixed use development also means drawing people 
after close of the business day- A variety of eating and 
drinking facilities is one means. A second means may be through 
emphasis on entertainment through provision of facilities 
(e.g., movie houses and legitimate theatre) and programming of 
a busy schedule of events (such as specially-designated mall 
and plaza areas). Still another way may be through incorporation 
of waterfront esplanades, museums, libraries, civic centers, 
land-intensive recreational facilities, and other public and 
institutional uses in MXDs. 

To realize mixed use dynamics, the aim is to achieve a rich 
mix of uses: 
— providing each other with continuing, mutual support; 
— spanning the widest possible activity period — from 

permanent attractions to shorter programs; and 
— responding to the broadest possible audience (resident, 

worker, shopper, and visitor). 

Though no mix is appropriate for every situation, some patterns 
have emerged. Office and retail components are common to almost 
all mixed use developments, with residential most often the 
missing element. A substantial minority of mixed use develop
ments include hotel/motel and residential uses as well as office 
and retail elements. 

Revenue-Producing Components 
in Mixed Use Developments 

Uses** Number of Projects 
Office 86 
Retail ^̂  
Hotel/Motel 70 
Residential -'^ 

* Includes 17 planned projects for a total of 88 projects. 
**Includes uses both planned and incorporated. 
Thirty-five projects surveyed contain all four uses. 
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Office Component; Almost every mixed use development 
veyed contains an office component. Among the reasons 

sur-

are: 

— Office uses can easily fit into almost any mixed use 
development, whether central city or suburban. 

— Office uses in mixed use development can be competitive, 
even in overbuilt markets. 

— Office uses often produce market synergy for other 
components (e.g., retail). 

— Financing has been relatively easy. 

Retail Component; Almost all projects canvassed contain 
some retail use, and the great majority offer specialty 
and/or department store retail facilities. Other retail 
elements are strongly recreation-oriented. The prevalence 
of retail uses may be attributed to the following 
factors: 

— There is a ready-made market from which to draw support 
for retail space in other on-site components. 

— Specialty boutiques or department stores may be a drawing 
card for a metro-wide market. 

— Retail uses are a good way to extend the activity 
cycle and add excitement and diversity to the project. 

— Retail uses with sales-related percentage leases are 
often a method of hedging against inflation. 

Many developers continue to see the retail component as their 
major traffic generator. 

Hote/Motel Component; A large majority of mixed use develop
ments incorporate a transient facility, frequently a first-
class convention hotel: 

— Hotels can become the most profitable project component. 
— They can be crucial for market synergy, by enhancing a 

project's image and by providing a "resident" population. 
— Hotels serve to inject more than a "9 to 5" activity 

cycle, by providing the nighttime population as well as 
entertainment facilities. 
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Some developers feel that, while downtowns have to be peopled, 
hotels with out-of-tovm visitors are a better solution than 
apartments with permanent residents because the transient popu
lation is generally out on the streets while apartment dwellers 
tend to return to their apartments after work and remain there. 
(Adolphus and Baker hotels are in close proximity and could 
serve as a functional component. Approximately 1000 rooms 
combined.) 

Residential Component; Residential uses are a highly desirable 
component of mixed use developments. Nevertheless, they are 
often absent because of: 

— the complexity of introducing residential uses into a 
commercial environment. 

— limited popular acceptance of high rise residential 
structures in many suburban areas and in small or 
medium-sized communities; and 

— higher costs and lower returns on high rise residential 
structures, as compared with other project uses. 

On the other hand, residential components can consume land 
rapidly, thereby accelerating development. 

Some developers believe that residential uses are an integral 
and essential component of mixed use development. For 
example, Marina City places great emphasis on residential space. 
Marina City developer Bertrand Goldberg brings a philosophical 
interest to "what makes a city come alive," and is of the 
opinion that it is necessary to draw people to downtown apartments 
to accomplish this objective. He further believes that it is 
crucial to cater to a diversity of economic and social groups 
in planning a residential component. On the other hand are those 
who emphasize the luxury orientation of a residential component 
in a mixed use project. John Portman suggests that "some develop
ments have to be economically exclusive. The people whom they 
attract are the kind you have to have in a city if it really is 
to be healthy." 

Ancillary Facilities; Few mixed use developers confine project 
components to those four identified previously. In some mixed 
use developments ancillary facilities or "special attractions, 
such as eating and drinking places, sports arenas, civic centers, 
family-oriented entertainment, active recreation, and public and 
semi-public uses, are fundamental for success. 

Ancillary facilities are typically the result of a considerable 

developer effort, frequently with major public-sector participation. 

(See Citicorp, New York) 
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Eating and Drinking places; These establishments are among the 
most common and expedient means of keeping mixed use develop
ments "alive" after hours. Approaches range from conventional 
hotel-affiliated "good food" restaurants, to gourmet dining 
attractions, or to a combination of distinct restaurant types. 

Such eating and drinking places can encompass anything from 
Peachtree Center's authentic Danish gourmet restaurant, the 
Midnight Sun, to the Georgetown Waterfront restaurant planned 
to occupy the renovated Duval Foundry, to Embarcadero Center's 
revolving restaurant and cocktail lounge atop the Hyatt Regency 
Hotel, to the garden cafe slated for Centennial Gardens in 
Winnepeg. 

Sports Arenas; Sports arenas today are typically constructed 
with a large seating capacity aind flexible for a variety of 
other events in off-season periods. Such arenas, however, 
have tended to be self-contained, thereby precluding market 
synergy with some other project components. They can serve, at 
the minimum, to acquaint a large public with the mixed use 
development and could be linked. (See Omni International, Atlanta) 

Family-Oriented Entertainment; Family-oriented entertainment 
usually takes the form of theatres, either legitimate or movie. 
Legitimate theatres, which generally operate only during evening 
hours, can contribute business to restaurant facilities and the 
retail component, if open. A currently popular combination in 
many locations outside of mixed use centers demonstrating the 
same point is the "dinner theatre." 

Movie theatres tend to run during portions of the day, the 
evening, and weekend off-hours, and may provide an additional 
market for retail and restaurant components. Many mixed use 
developments have one or more movie theatres and/or a legitimate 
theatre. 

Examples of mixed use developments with theatres include: 

— Movie theatres: Le Complex des Jardins, Marina City, IDS 
Center, Atlanta Center, and DeCarie Square (an English-French 
cinema); 
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Legit imate t h e a t r e s : Williams Center, Harristown, and 
Charles Center; 
A combination of l eg i t ima te t hea t r e and movie house 
L'Enfant Plaza and Charles Center. 

Primary source: 
Robert Witherspoon, Mixed-Use DeveloomentsiNPw Wavs of Land Use. 

(Washington, D.C.:Urban Land I n s t i t u t e , 1976). 

Secondary sources: 
Golden Florance, "MXD's as a Tool for Treating Blight and as a 

Design Challenge," AIA Journa l , (September 1977), pp. 28-31. 
Donn Logan, "Anatomy of Mixed-Use." Prosressive .Architecture. 

^""^ ' ' ' s u ; a ; L Stephens, "Microcosms of Urbanity." Progressive Architecture. 

(December 1975), pp. 37-38. 
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APPENDIX B / CASE STUDIES 

Introduction 

This part consists of 17 case studies of prominent mixed-use 

developments (or related issues) in North America. The case 

studies report on actual planning and development experiences. 

They are intended to represent a relatively broad geographic 

distribution throughout North America, a range of project 

sizes, diversity in local environments, and a variety of developer/ 

client objectives and approaches. 

Information for the case studies was assembled through collection 

and evaluation of published materials, books and periodicals 

primarily. Each attempts to cover items such as physical 

characteristics, developer/client objectives, project perfor

mance, major problems encountered, and other issues related to 

project planning and development. Special issues, innovations, 

and distinctive aspects of each are highlighted. 

This analysis does not embrace all possible mixed-use situations 
or characteristics but, it does provide a recognizable body of 
data and insight pointing to several common themes in MXD planning 
and development. 

The following projects are considered: 

Omni International, Atlanta 
Peachtree Center, Atlanta 
Faneiul Hall Marketplace, Boston 
John Hancock Center, Chicago 
Marina City, Chicago 
Water Tower Place, Chicago 
Renaissance Center, Detroit 
Galleria, Houston 

IDS Center, Minneapolis 

Place Bonaventure, Montreal 

Citicorp Center, New York 

Galleria, New York 
Gal le ry of Market East , Philadelphia 
2 P l a z a s , Minneapolis 
2 P l a z a s , S e a t t l e 
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ATLANTA: PEACHTREE CENTER AND OMNI INTERNATIONAL 

The City 

Atlanta is the heart of a seven county, 2,000 square mile 
region in northwest Georgia. The regional population is 
approximately 1.2 million exclusive of Atlanta's 457,000 
population (in 136 square miles). Atlanta's downtown 
presently accommodates an estimated 100,000 workers daily. 

Atlanta's post Civil War growth came late enough so that 
it escaped the blight of heavy industry thrust upon Northern 
cities. And by the coming age of the automobile in the 
1920's, Atlanta's core was strong enough to withstand the 
sprawl that scattered the newer cities of the South and 
the Southwest. 

In its most recent period of growth—25 years in which its 
population has doubled to its present 1.7 million — Atlanta 
has experienced sprawl but the most spectacular growth has 
occurred in the core. In the 1960'.s, Atlanta became a boomtown 
and most recently in the 70's has benefitted from the Sunbelt 
population shift. 

Ada Louise Huxtable wrote in 1974, "This is Instant City. 
Downtown Atlanta has been built in the last ten years. What 
you see is what you get in the mile and a half of Atlanta's 
business heart: a concentration of totally new office towers, 
hotels, shopping facilities, landscaped streets, plazas and 
parks that are a product of the 60's and early 70's." Much 
of Atlanta's growth as a major center can be attributed to the 
architect developer John Portman's committment to the dovmtown 
and his unique design and development of hotels and office 
buildings, which include major interior spaces of a scale and 
quality unheard of in speculative development. The commercial 
success of Portman's buildings has been so great that, to 
compete for business in downtown Atlanta, large developers 
have all felt obligated to follow Portman's design concepts 
in their projects. 

But Atlanta, especially the downtown core, has the feel of an 
accidental city. The enormous new complexes rise randomly. 
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without visual or physical linkage to one another. Instead of 
growing from the fabric of the city, they seem a series of 
spontaneous developmental explosions. 

Recently the rate of growth in Atlanta has slowed and together 
with the profusion of "giants" opening, the downtovm has a 
surplus of office space, around 10-11%. 

Planner Vincent Ponte (master planner for Montreal's pedestrian 
system and planning consultant for Dallas) calls Atlanta's 
MXDs typical of a "citadel" concept of development that is 
prevalent throughout the U.S. To a large extent, the perimeter 
siting, inward orientation and lack of integration into 
surroundings of Atlanta's MXDs are responses to negative attitudes 
toward the downtown (crime, social milieu, traffic congestion, 
scale, etc.). The suburbanite or out of town visitor can drive 
into an MXD parking facility, escalate to work or play and 
leave by car without experiencing the rest of downtown (the 
'suburban center' transplanted downtown). These complexes have 
undoubtedly stimulated the time base and, to some extent, the 
diversity of activity in Atlanta's core but it is almost 
exclusively within the protected areas of the MXDs themselves. 

A point about Atlanta that compares closely to Dallas: 

The phenomenon that is downtown Atlanta today occurred because 
the economic climate was right, the developmental potential was 
there, the developers were there (mostly local) and the public 
sector cooperated. 

Atlanta, like the rest of the South, has an overwhelming private 
property ethic. And it is this ethic, rather than planning princi
ples, which has governed the development of downtown and the 
entire metro area. 

The following is a review of significant points concerning 
Atlanta's two most prominent MXDs - Peachtree Center and Omni 
International. 

Peachtree Center 

The following is a summary of important points concerning this 
project: 
— The project was a committment of faith to the viability 

of downtown Atlanta, and as such, it was a "trailblazing" 
effort, (John Portman and Trammel Crow, developers), made 
in the midst of the move to the suburbs. 
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~ The project is a phased development, representing 

a diverse mix of uses, with new components responding 
to current market potentials. 

— The initial component, the Merchandise Mart, was the 
key gamble and had to attract and service the needs 
of eleven Southeastern states to succeed. 

The complex as it currently exists: 

~ Services its own internal functional needs superbly and 

consequently is so highly self-contained that it 

doesn't strengthen or relate to surrounding activities. 
— Doesn't provide visual or spatial integration of 

activities (separate buildings - separate uses) 
— Its location at the northern edge of the core 

has established this as the area of growth, failing 
to reaffirm life in older central core. 

— Provides a boost to nightlife but only within its 
confines. 

— Physical external linkages have been ignored. 
— Doesn't respect the surrounding street scale (overall 

scale dwarfs the modest shops and stores on Peachtree 
south) or streetlife (presents barriers to pedestrians, 
being primarily accessible to autos). 

— The complex manages to retain a sense of coordination 
within a diversity of forms, textures, and spaces 
(a notable accomplishment). 

Omni International 

A response to the growth of regional shopping centers which 
have made downtown visits unnecessary for suburbanites — the 
development is a business/convention center and family recreation 
and vacation resort in the center of town. 

It is highly internalized — high degree of internal functional 
integration (for business people and transients) — visual 
integration of activities is dramatized in the central atrium. 

More emphasis was given to its architecture than to its 

programmed attractions (rare among MXDs). 

The site is isolated from the rest of downtown in a dilapidated 

rundown part of town away from the prevailing trend of development 

(large land area available at lower cost). Five blocks to 
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Peachtree, four blocks to Five Points, and ten blocks to 

the State Capitol Building. 

Its massive scale is contexurally damaging, overpowering 

the surroundings. 

It is auto-oriented, offering no pedestrian links to downtown, 
no symbolic links, no external public spaces. 

BOSTON: FANEUIL HALL MARKETPLACE 

Background 

Located on a six-acre site at the city's heart and near the 
new city hall complex, the three block long buildings were 
a natural for restoration. The goal was to rescue the land
mark area and turn it into an economically viable complex of 
restaurants, stores, flower and food markets, and offices 
and reinforce the vitality of the downtown. 

Character 

The project's distinction lies in its respect of the 
original fabric that allows the sense of the original buildings 
to come through with real dignity and power. 

The complex is a people place. The "streets" between the 
three long buildings have been covered with glass canopies, 
creating virtually year round outdoor places of enjoyment. 
A park runs the length of the southern side of the building, 
and custom designed street furniture and lighting invite people 
to linger. Twenty-thousand people live within walking distance 
of the Marketplace. The developer Rouse foresaw thousands of office 
workers on their lunch hour eating and shopping in the Marketplace, 
picking up goodies on their way home and returning to the restau
rants and theaters at night. In addition to new housing that 
was being created, the old North End residential neighborhood 
was still alive and the whole area was becoming busy and prosperous 
enough to give a sense of security, even at night. But downtown 
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needed a revitalized core to be as Jane Thompson puts it: 
"the first burst of energy to make everything really wake 
up." 

Accessibility 

The entire improved area is accessible by well located subway 
stops at Government Center, and at the Aquarium, and it is 
possible to take a subway from Logan Airport directly to 
these stops. The Market streets were to become part of a pedes
trian network that includes a lovely walk from the golden-domed 
State House at the crown of Beacon Hill, past Boston Common, 
through the magnificent spaces within and surrounding City Hall, 
downward to Faneuil Market and on to the harbor with its 
4.5 acre Waterfront Park. The Market recognizes that 
shopping and eating should be a pleasure as well as a necessity, 
and the Marketplace is just the place for people out walking 
for fun to relax, eat, browse, and buy. For those arriving 
by car the Market is adjacent to thruway exits, a large parking 
garage at Government Center, and other convenient parking 
facilities. 

Retailing Scheme 

This was an unconventional retailing scheme in which there was 
to be no major retail tenant. The idea was that each tenant 
should lease a small selling area designed to maximize his 
sales per square foot allowing him to pay a higher rent per 
square foot. There would be more tenants per square foot than 
in a major shopping center and the likelihood of more turnover. 
The magnet would be the way the tenants were located in the space 
in its entirety. 

When the Market opened, its character was immediately evident. 
After filling the Quincy Market building with various kinds of 
merchants of food and drawing great crowds thereby, it was then 
easier to attract the fashionable clothing, accessory, jewelry 
and shops which have opened a year later in the South Market. 
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Economic Aspects 

The cost of rehabilitating the space came to between $65 to 
$75 per rentable square foot. Some of the retail space 
cost as much as $100 per square foot to renovate. Public 
subsidy amounted to one-third. The Market is such 
a success that some shops are doing business at the rate of 
$100 of sales per square foot per month. Within 5 years, 
the Marketplace will be generating in excess of $1 million 
in real estate taxes per year. 

CHICAGO: JOHN HANCOCK CENTER 

Motive 

The John Hancock Insurance Company undoubtedly desired a 
prestigious structure in the Midwest to bolster its corporate 
image and provide a maximum return "on investment. 

Site 

The location of Hancock Center played an important part in 
making it a multiple-use building. It stands among the city's 
most prestigious shops and professional offices in Chicago's 
affluent uptown. Nearby are sedate townhouses, hotels, 
restaurants, and clubs, surviving amidst a burgeoning crop of 
high-rise luxury apartment buildings. 

Market 

The market here is for restaurants, shops, and medium-suzed 
office spaces, but the site is too far from transit lines and 
commuter railroad stations to support vast office operations. 
The market is also good for apartments, especially those high 
enough to get sweeping views of the city and the lake, and reach 
far above the noise of the surrounding streets. 
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Internal Logic 

Like the structural frame, the internal functions of the 
building seem to follow an almost inevitable logic: extensive 
lower floors for a large retail store and garage; slightly 
smaller medium-rise floors for offices; smaller floors above 
those for apartments, with their lighter elevator demands. 
Above the apartments are the inevitable observatory and 
restaurant at the top. 

No Congestion 

One of the virtues of mixing uses, especially in a building 

this size, (2.8 million square feet), is that it produces no 
monumental surges of rush-hour traffic. This element of the 
development helped to quell community protest based on increasing 
congestion. 

Exterior 

Why is such a diversity of functions packed into a container of 
such insistent unity? Because the vigorously logical structure 
makes it possible to build 100 stories at a reasonable cost. 
First plans called for two buildings, one of 45 stories for 
offices, the other of 70 stories for apartments. Later it 
was discovered that "stacking" the two would actually increase 
the amount of square footage with a minimal rise in cost. 

Circulation 

All apartment traffic goes first to a 44th floor "sky lobby" 
where passengers switch to apartment elevators stacked above 
the office elevator bank. At sky lobby level are shops, restau
rants, commissary, pool, and other facilities for residents only. 

Image 

An isolated monument almost accidentally placed, the tallest land

mark in a metropolis should be part of a larger plan. In a typi

cally, tragically American way, John Hancock Center is not. 
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CHICAGO: MARINA CITY 

Background 

One of the first mixed use developments in North America, 
Marina City was completed in 1963 and continues to be inter
nationally recognized for its unique architectural design and 
forward-looking concept. Marina City is located on a 3.2 
acre site in the heart of downtown Chicago. The project 
contains nearly 1.6 million square feet of built area developed 
over a four-year period at a total cost of $40 million. 

From the outset, Marina City was conceived and planned as a 
mixed use project with a residential focus. Though its phy
sical design was changed prior to groundbreaking in 1960, the 
project maintained a residential orientation and initial con
cept for a 24-hour^a-day, self-supporting urban center. Today 
there are over 1,500 residents in the project and on-site 
employment numbers more than 700 persons employed in Marina City. 

Site 

After analyzing nearly ten properties in downtown Chicago, 
a blighted 3.2 acre site on the north bank of the Chicago 
River was chosen. Bertrand Goldberg, the architect, had been 
considering development opportunities on this site since the 
early 1950's and felt this property would lend itself to the 
general concepts and objectives then being considered. 

Design Concept 

Bertrand Goldberg had long been interested in high-density, 
downtown, mixed use developments, particularly those with a 
strong residential orientation, and proposed this approach 
for the Marina City project. BSEIU found this concept acceptable 
and in agreement with the dual purpose of keeping middle-class 
families in Chicago to preserve Union jobs and obtaining a good 
return on their investment. 
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Final design provided for twin 65-story residential and 
parking towers containing 896 apartments, an office structure, 
and theatre building, all resting on a two-level structure 
covering the site and containing shops and recreation facili
ties. 

Financing 

To keep apartment rentals within reach of middle-income 
families, residential components in Marina City were financed 
through an insured loan guaranteed by the Federal Housing 
Administration. The FHA guarantee allowed lower interest 
rates and consequent reductions in apartment rents. Because 
of FHA support, Marina City has always operated under a system 
of economic controls. Thus, Marina City apartment rentals 
have always been moderate by Chicago standards, and far below 
the cost of apartments in newer, downtown residential buildings. 
For example, efficiencies started at $115 per month ten years 
ago — they currently begin at $165. 

A major disappointment was the developer's inability to attract 
a planned, legitimate theatre operation to Marina City. This 
activity would bring about 1,200 people into the complex in 
the evening and part of the operating proceeds would be used 
for keeping apartment rents down. However, adequate financing 
for this component was unavailable. 

Configuration 

Garage space for a total of 900 cars occupies the first 18 
stories of the residential towers. Garage and tenant services 
are housed on floors 19 and 20, with apartments occupying floors 
21 through 60. In total, the residential towers contain 256 
efficiency units, 576 one-bedroom units, and 64 two-bedroom 
units. 

Phasing 

Regarding development phasing, the concept employed in Marina 
City was to complete residential structures first and use this 
momentum to quickly secure office and retail tenants. In retro
spect, the developers feel this phasing was inappropriate and 
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all uses and services should have been developed simulta

neously. Inability to deliver basic support services promised 

as a part of the mixed use concept caused discontent among 

project residents in the early years, and further detracted 

from the overall image and market impact potentially available 

in Marina City. 

Performance 

Reasonable rents, a superb location, and unique architectural 

design were key factors aiding marketing efforts. Today, resi

dential occupancy remains at 100 percent and there is a waiting 

list for the approximately 100 apartments which turn over 

annually. 

The performance of retail and office components in Marina City 

has been weak. Office space remained 80 percent vacant for 

the first two years of operation. The difficulties with 

commercial components are largely related to the absence of 

retail merchandising expertise in assembling and positioning 

retail tenants coupled with project management problems. 

Conclusion 

Foresight of the Marina City development group is illustrated 
by their recognition that a 24-hour-a-day, seven-day-a-week 
activity cycle was essential to project success and, more generally, 
a key to restoring vitality in downtown areas. Special efforts 
were made by Marina City to encourage on-site living and working 
patterns. Specifically, some 200 apartments are reserved for 
Marina City workers, and some businesses give employment 
preference to persons living on the site. Though only about 
two percent of project residents also work in Marina City, about 
80 percent are within walking distance (a mile or less) of 
their employment. This, in turn, reduces automobile ownership 
and tends to ease local traffic congestion. Only about one-third 
of Marina City residents own automobiles. 

Market synergy exists in Marina City and is the direct outgrowth 

of careful planning. Extensive analysis of market support 



A-25 

for restaurants from residential, retail, and office uses was 
made during planning for Marina City. Specifically, movie 
theatres lend market support to retail components, restaurants 
and parking facilities. 

CHICAGO: WATER TOWER PLACE 

Background 

As the project was first proposed, only a shopping center was 
envisioned - a 7 or 8 story merchandising mall - located in 
the posh part of Chicago's uptown along the "Miracle Mile" of 
North Michigan Avenue. But when parking created problems 
on the original parcel, and land costs mounted, the project 
grew. The owners thought about providing office space. But 
the land had a deed restriction; nothing could be built past 
559 ft., in order to protect Hancock Center's (on adjoining 
property) resident's view down North Michigan Avenue. Meanwhile, 
the office market was softening to an ooze; residential activity 
was becoming more attractive. More land was assembled, farther 
back from the avenue so that a tower could rise without obstructing 
the view. Finally the building configuration took form: a 
tower placed on the Southeast corner of a 12 story podium 
covering the lot. 

Unlike its NY counterparts. Water Tower Place was not the result 
of sophisticated zoning incentives. Instead Chicago's lenient 
attitude toward building bulk and density controls allowed Water 
Tower to push a basic FAR of 12 to 26.94 by taking advantage of 
setback bonuses. 

Market 

The exclusive retail shops, condominiums, and hotel cater to 

a wealthy clientele. 
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aaaqw aq 03 asoqo aadoxsAap aqa ^ng -A^XAX^DB -Jiooxo-sq^-punoa 

JO 3Sooq ax33TI ^ ^sn pxnoo 'sSuxpxxnq aoxjjo ao/puB s5[JBmpuBX 

Ax^som SUXB3U00 'aaAawoq 'uAO^UAop s,o§BDxqo jo rjJBd ^sapxo 

aq3 'dooi aqj, -^uanxjjB aq3 aoj aABXoua x^T^u^PTsa^i ^ pn^ 

UOX30BJ33B Suxddoqs B SB AspXaq s^x ux sx UBSxqoxH q^JON -ajoo 

aq^ ux ajaw Xaq^ jx uAo^uwop J^OJ aaom auop aABq pxnoo sranxuxm 

-opuoo puB 'x33oq 'jaauao Suxddoqs aq3 'srnaâ  SuxuuBxd ui 
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Water Tower Place adds to the trend of high rise construction along 
North Michigan Avenue, (an eleven block tree-lined boulevard), 
which is destroying its unique ambiance, throwing it into a 
frenzy of traffic no different from the din of downtown. Ignoring 
this aspect, its placement directly adjacent to one of the world's 
tallest buildings, Hancock Center, is irrational and damaging. 

Conclusion 

It solves merchandising concerns imaginatively but is indifferent 
to the larger issues of planning, urban design, and overall 
architectural concept. 

DETROIT: RENAISSANCE CENTER 

Background 

The steady flight of business to Detroit's suburbs in the 
60's and early 70's was draining the CBD, while regional 
shopping centers, such as Northland, had seriously hurt the 
retail core. Middle and supper income families, meanwhile, 
were abandoning the city, and postriot images of crime and 
violence presented a picture of desolation. 

Goals 

The moving force behind its creation was Henry Ford II and 
the Detroit Renaissance Committee. The goal was a project 
big enough to have a catalytic effect on the whole area, 
reverse the disintegration of downtown, and form a critical 
mass that would set other complementary projects in motion. 
In short, an urban development to compete with suburban 
developments. 
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The center contributes neither volume and variation to the 
ambulatory experience, nor surprise. The glass skin is meant 
to quietly link the complex with other city facades and present 
a fresh face to the city. Unfortunately, the building neither 
blends in with the older brick and stone structures nor differs 
greatly in outside appearance from the newer glass and steel 
suburban Detroit office towers. 

However, it does not create a link with the existing city or 
relate to it in anyway. Nor does it succeed as a "thing 
apart," standing alone. Its very nature required close inter
action with a dense urban setting to be successful. 

"Suburban amenity is not what people seek downtown," said 
Jane Jacobs, speaking about vitality in cities. "The 
whole point is to make the streets (of downtown) more surprising, 
more compact, more variegated and busier than before — not 
less so." The RenCen still does not tackle this problem. 

Pedestrian access is poor, with entrances poorly identified and 
obstructed by busy ring roads carrying cabs, buses, and limou
sines, one-foot high curbs at the actual entrance, poor 
directional signage in parking areas and within the building 
itself, and a confusing array of ramps, escalators, concrete 
spiral staircases, tubes, concrete columns, elevators, and many 
other concrete shapes that occupy the central arena of the RenCen. 

Potentials 

There are aspects of the center which make it pleasant - the 
use of water, the excitement of people moving on several levels, 
and the fact that Detroit has had few new buildings downtown 
in a long time. The last major new hotel added to central Detroit 
was built over 50 years ago. But the design should have gone 
further in its declaration of a rebirth to the city. It could 
have gone further in expressing community strength by actually 
building on existing resources, by acknowledging the older 
city and possibly improving what was once a vital metropolis. 
The city has announced plans for a retail hotel complex, also 
privately financed - this time within the heart of the CBD, 
tying in with the only major department store left, J.L. Hudson's, 
and utilizing the most active piece of land in central Detroit. 
This project, tentatively called Cadillac Square Center, has 
the potential to become the equivalent of Minneapolis' IDS 
Center, a project that brings a fotus to a confused business dis
trict and adds spark to city life. 
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Market Studies 

Numerous, detailed, market studies analyzing development po
tentials in west suburban Houston preceded acquisition of 
The Galleria site. Research studies identified opportunities 
for a quality retail complex serving the rapidly-growing needs 
of a highly-educated and upper-income, market-area population. 
Established and prestigious residential neighborhoods such as 
River Oaks and Tanglewood were near the then-vacant Galleria 
property. In-depth analysis of the demographic character of 
these and other adjacent areas pointed to demand for quality 
office facilities which would serve a large percentage of decision
making executives living in the southwestern part of the city. 
Finally, an independent hotel market study was prepared. It 
indicated potentials for a quality, luxury hotel to serve 
rapidly-growing transient markets in Houston. 

Land Use/Cost 

Land costs averaged $85,000 per acre and reflected the locational 
assets of this suburban property. Further, this relatively 
high price dictated that land be used intensively at densities 
well in excess of those typifying suburban Houston development 
in the mid-1960's. 

Project Scheme 

The mixed use concept, the need for compact configuration and the 
proposed quality and character of the development presented a unique 
and challenging set of design specifications. The four major 
components were incorporated in an architectural scheme which 
preserved the integrity of each individual structure while 
allowing each project component to realize benefits to be 
generated by the entire complex. 

Marketing 

The relatively short development period for a project of this 
scale was due, in large part, to the emphasis Gerald D. Hines 
Interests placed on marketing. Armed with a unique design con
cept, a superior location, and market analysis indicating strong 
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This complex and carefully designed system of pedestrian 
circulation creates a continual flow of activity on all three 
levels of the retail area. Within the mall, movement between 
floors is possible via escalators and stairs positioned at 
either end. 

Tenant mix in The Galleria Mall was planned to include a 
broad array of merchandise and services which would cater to 
upper-income groups in the market area and also draw a similar 
clientele from the metropolitan area. Luxury specialty 
shops, fine clothing stores, and home furnishing shops are 
combined with service establishments, a diverse array of restau
rants, and several art galleries. The developers assembled a 
group of mall tenants which mirror the full range of merchan
dise and services offered in a high-quality department store of 
similar scale. 

Ice Rink 

An ice skating rink running almost the full length of the mall's 
lower level creates a sense of movement and continual activity 
which is aesthetically pleasing and beneficial from a retail 
merchandising viewpoint. It is described by the developers as 
a "living mobile" serving both a recreational and visual 
function that draws retail patrons to The Galleria and encourages 
pedestrian circulation around the mall and between levels. 

Conclusion 

Despite the lack of residential uses, the project has a 24-hour 
activity cycle and vitality due, largely, to the hotel, restaurants, 
recreation facilities, and movie theaters that draw substantial 
numbers of people to the complex in non-working hours. By 
carefully selecting various elements that now make up The 
Galleria complex, and introducing many recreational and after-
hours activities, the project is able to maximize use of costly 
parking facilities by making each space serve the needs of office 
workers, hotel guests, retail customers, visitors, diners, 
skaters, tennis players, theater goers, and overnight hotel guests. 
All of these traffic generators have substantially contributed 
to market synergy and make The Galleria one of the most popular 
places to be in Houston - whether to shop, dine, physically 
exercise, go to the movies, or just sightsee and relax. 
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MINNEAPOLIS: THE CRYSTAL COURT AND THE FEDERAL RESERVE PLAZA 

Adapted from "Evaluation: A Tale of Two Spaces" by 

Clare Cooper Marcus 

There are a myriad of features that account for the success 

of the Crystal Court at IDS; the number and variety of entrance 

points; places to eat, on or adjacent to the plaza; a variety of 

sitting places (apart from the restaurants); large and small 

stores and other people-attracting commercial establishments 

close by; the feeling of being outside, yet inside; the provi

sion for looking down at a crowd, and qualities that draw 

tourists. 

One can enter the court from many directions, there being 

entrances at grade, the chief one through four revolving doors 

leading in from Nicollet Mall. But just as important for the 

continued busy life of an urban plaza, there are four entrances 

one level above the plaza. Handsome, glass-enclosed bridges 

lead from department stores and office buildings in the blocks 

surrounding the IDS Center and open onto an upper level gallery 

bordered by shops from which you can look down at the activity 

in the plaza below. Escalators link the gallery to the plaza. 

There is a variety of restaurants with eating areas in or looking 
onto the main plaza. A plaza level sidewalk cafe, bordered by 
planters, canopied by two trees, flowers on every table, cater 
to the quick-coffee-and-a-Danish-crowd. One level above the 
plaza, a balcony-like extension of the Crosswords, a fasionable 
restaurant and bar, serves drinks and meals at medium prices. 
(A table by the balustrade of this restaurant proved an 
excellent location for observing the plaza)- An expensive 
restaurant in Marquette Inn has a balcony which juts out into 
the plaza, three floors up. It is probably not by chance that 
the three eating places go from medium priced to expensive as 
one moves up from the plaza level. 

But you do not have to buy food, or anything else, to feel 

comfortable sitting in the plaza. Fiberglas cubes arranged in 

three major clusters serve three functions: one is solid, for 

sitting; one has a shallow area for sand to make a large, square 

tray, and one is deep enough for planting. In one cluster, a 

central block of tropical plants is bordered by a serrated 

arrangement of seating cubes; perhaps 20 could sit there at a time. 
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In another cluster, canopied by a tree, perhaps another 20. 
But like the usual plaza benches, these seem like individual 
seats, you feel like spreading your stuff around, you can lay 
claim to a whole cube. Or you can share it with one or two 
others. The serrated edges of all three seating clusters mean 
you can face any direction. However, for seats with backs, you 
must pay to sit in one of the restaurants. Evidently this does 
not deter and the dozen or so old people I saw spending much of 
the day there. 

The presence of stores, open long hours, is of course another 
prerequisite of a successful plaza. Ranged around the upper-
level gallery at the Crystal Court are a candy store, card, 
stationery, and chees shops, clothing and variety stores, etc. 
On the plaza level are clothing, imports, a feweler, smoke shop, 
men's outfitter, photo shop and, most important for the evening 
life of plaza, an ice cream parlor that is open to 8:30 p.m. The 
two largest department stores in town, Dayton's and Donaldsons, 
located a few steps away, by pedestrian bridges, in blocks adja
cent to the plaza. No doubt their drawing power, enhanced by 
Nicollet Mall, accounts for a good deal of action in the court 
and vice versa. 

One side of the plaza space and parts of two sides of the 
gallery space are bounded by banks, but this is not enough to 
deaden the plaza. All are designed with frontages of floor-to-
ceiling glass which tend to expand the visual space of the plaza. 
The two large banks at the plaza level are tastefully decorated, 
with many large plants and floored with grass-green carpeting 
which presents restful relief from the granite floor of the plaza. 

The feeling of being outside yet inside is especially well 
captured at the Crystal Court. In fact, there are only three 
trees, the unexpectedness of their presence perhaps makes them 
seem more than they are. There are many other splashes of greenery; 
planters which form the interior of two adjoining clusters; the 
same plants which border the sidewalk cafe; bunches of mimis on 
the cafe tables; the wagon of florist plants. The sun casts grid 
patterns on the plaza floor. Even the furniture in the sidewalk 
cafe seems like garden furniture and enhances the illusion. 

Once you step onto the mall, you know immediately you were 

inside, for the wind created in large part by the IDS tower 

nearly sweeps you off your feet. 
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It seems to be a universal human trait that people like to 

watch people. We are attracted to places — plaza, shopping 

centers, sports stadia, exhibitions — where, among other things, 

we have a chance to observe humanity. Better still if we can 

do so from a slightly elevated vantage point, since that way 

we can watch people while avoiding eye contact. 

Another guarantee of success is that a plaza becomes a tourist 

attraction. The Crystal Court is close to the major hotels, 

adjacent to Nicollet Mall and is so unusual in its architectural 

form that people are naturally drawn to it. Cubes of glass and 

steel float three to eight stories above the plaza floor. The top 

of each cube is a glass pyramid, something I would never have 

noticed had not my nearby hotel room looked down on the forest of 

crystal pyramids. 

Once in the plaza, the form and space frame are not what catch 

your eye. It is the people who decorate and humanize the space. 

Now for a look at the Federal Reserve Bank plaza. One can enter 
the area from only one direction, so there is no traffic generated 
by shortcutting or from being on the way to someplace else. 
The IDS Center forms the nexus of a complex series of indoor and 
outdoor, grade-level and above-surface pedestrian corridors. In 
contrast, the Federal Reserve plaza is bordered on only one side 
by a mall, which at this point generates relatively little pedes
trian traffic. In short, the plaza is a dead-end space. There 
are no shops or stores along any side of the plaza, which might 
generate pedestrian traffic. The bank building which dominates 
the space is actually inaccessible from the plaza. In order to 
enter, you have to circle the plaza at a lower level and enter 
from Marquette Avenue — enter, that is, if you have the cre
dentials. 

There are, needless to say, no eating places bordering the plaza. 
Nor are there any for one or two blocks in any direction. Lack 
of pedestrian use has precluded any potential food kiosk enter
prise from setting up here. There are plenty of places to sit, 
but they are remarkably uncomfortable, possibly being so de
liberately to prevent people from staying too long and to discourage 
"undesirables" from lying down to sleep in the sun. One gets 
the feeling the designer saw these forms primarily as components 
of a vast outdoor sculpture, not as objects for human beings to 
sit on. 
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The exhilarating feeling of being indoors while feeling like 
outdoors is definitely not evoked at the Federal Reserve plaza. 
It is unmistakably outdoors. Of course, this was the designer's 
intent; but in a cold-climate city such as Minneapolis, can we 
build vast public spaces unusable for much of the year? To a 
limited extent, the Federal Reserve can claim to be a tourist 
attraction. 

How can one assess the benefits of a plaza to those who pass it 
everyday by bus? To be sure, the Federal Reserve building is an 
exciting and daring architectural concept. Perhaps the plaza 
is justified in getting us to see this building at a distance, 
in a stage set. But in human terms of pleasurable environment 
and experience, there can be no doubt that the Crystal Court at 
IDS Center wins hands-down, perhaps even nationwide. 

MINNEAPOLIS: IDS CENTER 

The City 

Minneapolis is one of the most successful examples in the United 
States of the cooperative efforts of private and public agencies 
working together to provide an urban design structure that has 
dramatically transformed the quality of life in the downtown. 
The two major developments are the skyway system, which connects 
almost all the major buildings at an upper level by bridges, 
and the Nicollet Mall, which has become a national model for the 
quality of urban streets American downtowns should try to achieve. 

Minneapolis and St. Paul form the nucleus of a 600 square mile 
metropolitan area housing 1.8 million people. The physical 
structure of Minneapolis, even with a population of only about 
400,000 people in 59 square miles, is still similar to most larger 
American cities. 

Downtovm Minneapolis is an 8 block square area. Each block of 

its formal grid is 330 feet to a side. Within this core 

approximately 82,500 people work, half of them commuting by bus 

and the other half by automobile. 
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To date, most urban advances in downtown has been engineered 
by the private sector - the Mall, the 10 Skyways (50 in all 

are planned), IDS, the midblock arcades, and the cluster of inno

vative cultural facilities (the Guthrie Theater and the Walker 

Art Center). 

Synergetically, these measures add up to far more than their 

sum; the result is enhanced business and morale. Downtown now 

draws more people than ever before. 

Nature 

IDS was built by private enterprise with an amazing commitment 
to fulfilling public goals through a superb embodiment of 
several urban design principles. The complex' four buildings 
cluster around a central space which is the center of an inter
connected urban network of pedestrian ways and malls. Its sense 
of being a public place might even lead one to think it was 
built by the city-

Town Square 

The atrium is the central focus of all the different 
activities housed in the complex. It is a public space which 
serves the dual function of providing civic space and enhancing 
the private spaces of the individual structures for which it 
provides an entrance - an extended lobby or coordinator of 
uses. It is a composite of forces, internalizing the various 
functions around it. 

Diversity of Uses 

It is a symbolic civic/public space, a shopping mall, a 
restaurant complex, and a pedestrian entrance for all the 
buildings. The space is a summation of the city's life. 
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Interior/Exterior 

It is both an inside and an outside for the complex. The 
buildings can be entered from it; and it can be entered from 
the buildings. The irregular form, the reflective materials, 
the skylighting, the visual contact between interior and 
exterior creates a "pull" - an interpenetration of elements -
structural (glass, steel, forms) and expierential (lights, 
images, movement, time of day, etc.). 

An Expression of Activity 

The court, and its array of action, is expressive of the 
lively network of streets and skyways weaving around and into 
IDS. 

Movement 

Tied into the streetscape and the skyways, its location 
expedites movements in the area, as an activity/movement 
organizer and generator. The skyway aerial crosswalk system 
literally ties the complex to its neighbors on all four 
sides. 

Reinforces Street Life 

The center is tied to the streetscape and its ambiance. The 
main space seems to flow into the Nicollet Mall through a 
40 foot wide entrance and the space connects to the skyway's 
2nd level, from which 4 skyways radiate. The emphasis was 
placed on maintaining shopping frontage on all streets, especially 
the mall, and on reinforcing the street scale, again, especially 
in relation to the mall. IDS relates intimately to its surroundings 

both at street level and one level above. 

The Urban Fit 

IDS functions as successfully as any grouping of its size could 

conceivably be expected to in a city where the average downtown 

building is less than half its size. The towers' shape is 
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basically octagonal, with 8 small set backs along the 4 diagonal 

sides. The shape is effective in terms of reducing the large 

mass of the tower as seen from a distance, and it also functions 

well in relation to the plan of the complex at ground level: 

the diagonals play a major role in shaping both the interior 

space of the court and in forming the "funnels" which induce 

passerby to enter from the street. 

MONTREAL: PLACE BONAVENTURE 

Market 

Constructed primarily to provide space at many scale for 

the exhibition and sale of products, and supplementary space 

to shelter and feed those involved in viewing and buying. 

Its great showrooms serve the international businessman, 

and the shopping concourse accomodates the local worker on his 

way to the subway. 

Circulation 

The complicated circulation network accomodates underground 

truck routes, parking, a subway station and a sheltered pedestrian 

passageways; all of which link with the corresponding systems 

which are being developed as an integral part the downtown core. 

Configuration 

The owner's essential demand was for the type of space which 

should be artificially lit. The provision of vast interior 

spaces became a practical answer. Only the hotel, auxiliary 

office space for the display areas and principal public elevator 

lobbies required perimeter locations to provide daylight and 

views. This meant horizontal circulation for eminently func

tional reasons. The vertical distance to be travelled by 
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elevators was minimized as was the area of perimeter wall and 
windows. These fundamental considerations made the conven
tional tower plaza solution infeasible. 

Public enjoyment of the little outdoor open space which the 
complex affords is limited to the users of the restaurants 
which are centered in the roof top hotel garden, or the 
small terrace cafe at the southern end of the west plaza on the 
shopping level. This plaza's principal purpose is to serve 
as an appropriately imposing drive-in entrance to the lower hotel 
lobby which is connected by express elevators to the main 
hotel lobby on the roof. The plaza also conceals parking 
facilities for about 1000 cars. 

Built on air right above the Canadian National railroad 
tracks, directly over the tracks are two levels of retail 
shopping connected to an enclosed pedestrian system, a subway 
entrance and the city streets. Above this is a 40 foot high 
exhibition and convention space. The hall's mechanical and 
electrical equipment space is integrated with the structural 
system. Five floors comprise about 60 feet in total height 
providing about 1 million square feet of merchandise mart 
space and 100,000 square feet of office space. Just below 
the 400 room rooftop hotel and garden are international 
showrooms and hotel service and function rooms. 

Behavioral Architecture 

An attempt was made in the design of Place Bonaventure to 

develop an architecture based on patterns of human behavior. 

Success at this level is debatable. 
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NEW YORK: CITICORP CENTER 

Program 

65,000 square feet of leasable space for 20 restaurants and 

food shops around a 90' x 100' atrium, 85 feet high. First 

three floors are for retail uses; top four to be leased for 

offices; largest tenant is Conan's, a furniture store spread 

over three floors. Mall is part of 1.3 million square feet 

59-story corporate headquarters complex and is tied to new 

church erected on part of site. 

Nature 

Image, a desire for high visibility, and a distinctive kind 

of corporate architecture lead to the configuration and composition 

of the complex. A lot of money was poured into* the dramatic 

architectural profile Citibank wanted - $150 million, $40 million 

of which went to the most expensive land assemblage in New York's 

history. 

In return for its visibility, boosting its basic 15 FAR to 
18:1 through city zoning bonuses. Citibank included 
several public amenities; a plaza, a shopping mall, a subway 
connection, a through-block arcade, and even a non-bonused 
church for St. Peter's, part of a deal Citicorp made in the 
purchase agreement for the land on which the old downtown 
church stood. 

Configuration 

Finally, by putting the building on 10-story stilts to free 

the ground of congestion (creating a space for the church to 

exist as a separate entity), and by not filling in the floors 

in the 160 foot "hat", the bank got a building as tall as if 

it were 70 stories. The tower actually contains only 46, plus 

8 in its low-rise companion. The tower qualifies as the third 

tallest in Midtown (8th highest in the world at 914 feet). 
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Site 

The location in terms of image is a bit off. The peculiar 
man-built topography of New York frequently places glamorous 
sections cheek-by-jowl with sleazy ones. Citicorp exemplies 
such an odd opposition. While this area borders the 
corporate office row of Park Avenue and fashionable residential 
areas, its character has suffered a downward drift due in part 
to short-term leasing, a holding action, the result of 
unsuccessful real estate speculation in the area. 

The multiple use character of the neighborhood is preserved 
by the mix of activities that anchor the complex, although 
its architectural character is, in an urban design sense, 
"singular." 

Circulation 

The circulation through the Market's atrium, is essentially 
a square spiral where multiple exits break away from a direct 
path. This means less accidental traffic than with a direct 
route circulation, providing a quieter more relaxed atriimi 
space but lending it a subtle exclusivity, making it less 
"public" in character. One enters the Market to enter the 
Market - not pass through it. 

Exclusivity 

There is an implicit "introversion" expressed in the archi
tectural character of the exterior, despite the mix of activity 
within; not much of the exterior gives a clue to the contents, 
the activities; not much about the architectural treatment 
(aluminum and reflective glass skin) beckons to the passerby -
prior knowledge or simple curiosity is necessary to lead one 
inside. 

As a result of New York's zoning incentives, open space 
amenities in the form of covered pedestrian spaces, theaters, 
restaurants, and retail spaces are being moved from the true 
public domain, the street, to interiors where private and public 
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domains are less distinct. In this way, public space becomes 

increasingly privatized. 

A Landmark 

Despite the public amenities and sparkling clean aluminum skin, 

the architectural scale and expression is distinctly alien to 

the historic urban fabric of the area, though this criticism 

could be dosed to almost any building this size. A shining 

building in a matte city, it stands out against its neighbors 

as a recognizable and unmistakable landmark. 

The Retailing Concept 

Marketing consultants convinced Citibank that the international 

aspect of its banking enterprises and New York's own international 

and ethnic character, could be reflected in the retail uses at 

Citicorp. The businesses conveying the international theme 

fastest and most concretely are food-oriented thus the shopping 

mall was built around a central theme of food and its preparation. 

And to add vitality and life to the atmosphere, all the 

restaurants in the mall are arranged as shops with their interiors 

open to view, around a tree-filled, skylit atrium devoted to 

comfortable places to sit, etc., and meet. 

Benefits of Image and Services 

Citibank benefits from the image of its enclosed public 

space filled with people and its unusual, popular retail 

operation. The facility benefits the entire neighborhood, 

office workers are given a higher quality choice of restau

rants in a congested and developed area of midtown, nearby 

residents, mostly affluent, have an indoor park, and more choice 

in small food shops. Other shops in the area are upgrading 

their stores, pointing to the Market's traffic. 
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Locational Advantages 

Its success is largely based on the fact that it is a much 
used link between 53rd and 54th Streets, adjacent to one of 
the busiest subway stations in New York, the neighborhood 
has traditionally been a shopping district, and that 40,000 
people live and 160,000 work within an 8 minute walk. 

NEW YORK: THE GALLERIA 

Nature 

The public atrium and the mixed commercial-residential character 
of the building are the result of various zoning allowances 
that permitted the building's particular bulk (FAR) and den
sity (number of rooms in relation to lot size). The zoning 
revision that shaped the Galleria seeks to encourage mixed use 
development (i.e., residential with commercial) in certain 
peripheral areas of the New York business district. To entice 
developers into these ventures, certain previously existing 
penalties for this combination were removed and extra floor 
area was given for including certain public amenities. 

Market 

The market here is an exclusive one, ranging from affluent to 

rich ($30,000 to $50,000 a year for a condominium). 

Central Focus 

The Galleria provides an enclosed through route between 57th 
and 58th Streets. An imposing glass and granite entrance facade 
funnels pedestrians into a dramatic 90-foot-high skylit atrium 
through which bridges span and multi-leveled spaces intersect. 
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Public Versus Private Use 

Whatever the intentions, the Galleria is not actually as 

mixed-use as its commercial-residential designation implies. 

In character it better resembles a luxury hotel; retail shops, 

residential space, a private club with separate dining and 

swimming. It attempts to emphasize its role as a mixed-use 

building by bringing together all the movement circulation 

pertaining to the different activities in a central atrium. 

Residents, workers, pedestrians, sightseers, browsers and 

cafe goers all enter and pass through this central space. However, 

circulation for each is separated by pedestrian bridges, elevator 

banks on several different levels, and various screening 

devices. Nor is the covered pedestrian space likely to be 

quite as easily accessible or as people-on-the-street oriented 

as the legislation originally intended; the level changes 

disrupt the flow of steady traffic and the passageway jogs 

enough so that the route is hardly direct. 

Contextural Fit 

The building's massing, configuration, and scale makes direct 

gestures toward 57th Street. The 8-story-high-entrance wing 

acknowledges and reinforces the lowrise scale of the buildings 

to the east. And fortunately, the 55-story tower can scarcely 

be seen from 57th Street since it sits on the rear of the lot 

at the 58th Street side (the scale on 58th being taller and not 

disturbed by this arrangement). 

Differentiation of Parts 

The overall architectural scheme is somewhat disjointed. The 

granite-clad entrance and atrium base, the conventionally treated 

brown brick and glass tower and the penthouse sitting atop the 

structure executed in reinforced concrete, clarify the separate 

uses of the building but too disconcertingly. 
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Public Versus Private Roles 

The Galleria and Olympic Tower on 57th Street, both products 
of New York's zoning incentives encouraging commercial-residential 
mixed-use buildings, have never realized the potential planners 
foresaw for them, and have filled their "public" role with 
little success. Bbth stand slick in style, solutions that 
convey signs of urbanity rather than creating a sense of urban 
place for public use. Their clientele comes first. 

PHILADELPHIA: THE GALLERY AT MARKET EAST 

Site 

This mall is located on the main shopping street in downtown. 
Philadelphia's chief retail core since the 1700's, it had 
declined drastically in recent decades. Flanked by blocks 
of fly-by-night discount stores and fast-food outlets, it had 
little to offer other than the large Gimbel's, Strawbridge 
and Clothier, and Lit Brothers Department stores; the last 
couldn't hold out and closed its doors last year (1978). These 
conditions hardly reflected an atmosphere conducive to new 
development. 

Market 

To attract the 50,000 shoppers a day needed to support it the 
mall would have to draw not only on Philadelphia's population 
of 2 million but on the entire 4.9 million residents of the metro
politan region. There was also the question of whether tenants, 
edgy about downtown crime and sagging sales, would be attracted 
to it, and would they be willing to pay higher rents than those 
of suburban malls. According to the owners, leasing the gallery 
took 50 percent more effort and 30 percent more time than a 
suburban mall. 
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Commercial Success 

The Rouse Co., developers who have built 64 suburban malls, 

say "In a shopping mall, to gross $100 per square feet is 

average, $150 is considered a hot property, but we have three 

that gross over $250 and one of them is the Gallery." (Faneuil 

Hall Market Place in Boston is one of the others.) The answer 

seems to lie primarily in its design and planning and not, as 

in many other cases, in neighborhood amenities that could 

contribute to its success, such as an attractive location or 

association with other natural draws, such as various services, 

hotels, or office blocks - none of these are present - it offers 

only retail shopping in otherwise downtrodden surroundings. 

Main Attributes 

It has been planned and designed to include most of the attributes 
of both suburban and urban shopping. Like a suburban shopping 
center, it offers on-site parking, separate (underground) truck 
access, and unified architectural treatment. It also provides 
the requisite skylights, indoor plants and fountains but goes 
well beyond the usual - the skylit atriiom is a mammoth, glass-
covered court surrounded by four levels of shops and restaurants; 
in some places the interior sprouts forests of 40 foot trees, 
in others vines hang from the roof, and the gigantic fountain 
runs into a reflecting pool surrounded by terraced seating where 
frequent classical music concerts are held. 

Emphasis on Verticality 

The cramped. Inner city site dictated that the mall go up and 
its verticality has, indeed, been emphasized with uninterrupted 
column lines, long colored banners hanging from the atrium roof, 
and exposed elevator cores. The atrium possesses a theatrical 
quality, but, with its restraint of detail, makes no pretense 
at being "high design." 
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Reinforcing Street Life 

Wherever possible, vast glazed walls open onto the streets to 
bring their animation inside and vice versa in a mutual rein
forcement of activity. On the interior, the main below-street 
level of the mall has been treated as a street with brickpavers 
and street-type lighting with directed beams rather than the 
usual overall illumination so that the resulting patterns of 
light and shadow will add vitality to the interior street. 
Lighting in public areas has been kept low so that the brighter 
illumination in the surrounding shops will highlight the 
activity. This represents a synergistic approach that is also 
a practical retailing strategy. 

Urban Fit 

The Gallery was conceived as a piece of urban "connective 
tissue," with a complimentary relationship to Philadelphia's 
great civic and historic spaces and to the existing street 
patterns of the city. Its circulation network reaches east 
toward Independence Hall, Society Hill, and the waterfront; 
west toward City Hall and Penn Center, and Northwest to 
Fairmont Park. 

Financing 

It is the only development in the country that was built, and 
is now owned, by a city redevelopment agency, which also acted 
in the capacity of construction manager. The redevelopment agency 
built the mall's shell, paying two thirds of the cost with federal 
urban renewal funds. In exchange for a 99-year lease on the 
shell, the developer paid one third of the cost and completed 
the retail space. 

Next Phases 

Future plans include an L-shaped hotel tower of 500 rooms over 
the east and north sections of the mall, as well as Gallery II, 
a new 225,000 square foot department store and a 190,000 square 
foot multilevel mall extending one block further to the 
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Reading Terminal, to be incorporated into the gallery mall 
for retail use. Two office towers will be constructed over 
Gallery II. A new underground commuter rail station extending 
from 10th to 12th will superbly connect the whole complex 
to the city's major transportation arteries. Cost is esti
mated at 30 million or $90 per square foot, including 
fitting out of shops and landscaping. 
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SEATTLE, WASHINGTON. FACTORS IN THE USE OF OUTDOOR PUBLIC SPACE 

This is based on information gathered from in-depth studies of 
two dovmtown Seattle plazas - the Seattle First National Bank 
(Sea-First) and the Seattle Federal Building. 

Weather 

The most important determinant of plaza use in Seattle is the 
weather. For about eight months of the year, Seattle's 
weather is sufficiently cool, cloudy, windy, rainy or a 
combination of the foregoing, to make outdoor public spaces 
unusable except as places to cross on the way to a desti
nation. A policy decision on plazas must face the question 
whether sizable public spaces that will be usable for only 
one-third of the year are justified for downtown Seattle. 

Sunlight 

Plazas are used primarily in the sunshine. The case study 
of the Sea-First Plaza showed that plazas had very little use on gray 
days and that users opted for sunny locations on the plaza on 
clear days. Sunlight can sometimes be maximized by proper 
orientation of a plaza. Of 15 plazas in downtown Seattle, 
their orientation is as follows: north and south (1), north 
and east (2), north and west (1), north (1), south (1), 

east (5), all directions (3). 

A well-defined requirement regarding sun orientation would have 
prevented some of these poor (non-southern) exposures to available 
sunlight. An additional factor, however, is the presence of 
large, shadow-casting towers of nearby buildings. 
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Wind 

Another design feature which affects the use of plazas is 

wind. The combinations of tall, isolated towers and wind 

produces turbulence and strong winds (the Venturi effect) 

at the ground level. Prevailing winds are doubled in cer

tain areas of the Sea-First Plaza. Winter winds on the 

plaza are sometimes so strong that they collapse the 

revolving doors and require the installation of a safety 

line across the plaza to the front door. The 'golf tee' 

shape of the Rainier Bank tower significantly reduces winds 

at ground level. By contrast, the Washington Building, 

at Fourth Ave., and Union, orients the widest portion of the 

building to the prevailing southwest winds and brings them to the 

ground, making this comer one of the windiest points in 

the downtown. 

Peak Use 

Research on Seattle plaizas indicates that plazas appear to 
serve clienteles primarily from the buildings to which they 
are adjacent, and they have a high peak use at lunchtime, with 
much less activity during the rest of the day. This is in 
contrast to public parks, where the level of use remains 
high in the morning and afternoon. Even the Public Library 
plaza, just a block from Sea-First, is used more steadily through
out the day. Freeway Park, adjacent to and an extension of a 
building plaza, draws many people from outside a three block 
radius. Both buildings have approximately 2500 tenants equally 
divided between men and women. 

Seating 

The findings also showed that seating is a primary determinant 
of plaza activity. The Federal Building plaza received 20% more 
use than the Sea-First plaza, and had approximately three 
times more seating space. The Sea-First plaza was used almost 
exclusively by young women (building tenants) during their lunch 
hour. The lack of use by men and by other age groups was 
attributed to the lack of comfortable seating, the remoteness from 
sidewalk activity, and the lack of food services and other attractions 
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Preference for various seating types favored locations away 
from the base of the building. The lack of seating at the Sea-
First building results in the ground getting the most use. 
The comfortable wooden benches with back rests at the Federal 
Building make them a popular place to sit. 

Circulation 

Circulation patterns on the plaza emphasized the entrance and 
exit to the buildings. 

Connection to Sidewalk 

Visual and physical connection with the surrounding sidewalk 
affects plaza use. The steep terrain in Seattle makes it 
difficult to maintain plazas at sidewalk level. The Sea-First 
Plaza is built on a pedestal five stories above the sidewalk on 
one side, while the Federal plaza cascades down in a series of 
steps and landings. The eastern plaza of Sea-First is ramped, 
making it an unpopular spot to stop to talk and tending to 
highlight the imposing quality of the tower. When plazas 
are not immediately accessible from the sidewalks, they appear 
private and do not receive much use by the public. It is impor
tant that flat areas are included to help give a sense of 
place. 
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APPENDIX C / DOWNTOWN PLANNING 

The following is a survey of City guideplans for downtown 
development: 
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VEHICULAR CIRCULATION 

The Streets and Traffic Plan for the Central Business District 
(1976) consists of two basic parts: 1) A one-way street pattern, 
and 2) A system of ring roads. 

One way streets; a one-way pattern of operation has been de
signed to overcome the handicap of narrow streets in the down
town area. Use of one-way streets facilitates more efficient 
movement of traffic, allows more favorable signal timing, 
and increases safety. Most of the streets designated for 
one-way operation have been signed and marked and are presently 
operated according to plan. A few remain to be designated 
awaiting necessary construction of connecting links. 

Ring road system; a system of ring roads has been planned around 
the center of downtown to facilitate the movement of traffic 
and encourage traffic to by-pass the core. An inner ring con
sists of Young Street, Harwood-Ollve Streets, Ross-San Jacinto 
Streets, and Griffin Street. An outer ring is comprised of 
Lamar Street, Canton-Cadiz Streets, Pearl-Central Expressways, 
and the Woodall Rodgers Freeway frontage roads. These ring 
roads are being given preferential treatment in road width 
and signal timing and, in some Instances, are being landscaped 
for added attractiveness. 

Some of these streets have already been improved to serve this 
function, others are presently funded for construction, and 
still others are scheduled for funding in future bond issues. 

Sources: 

Dallas Central Business District Association, Present 
and Future Planning for Downtown Dallas. (Dallas:CBDA, 1978). 

City of Dallas. Streets and Vehicular Circulation. (Dallas: 
City of Dallas, 1971). 
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DOWNTOWN TRANSIT PLAN 

A transportation plan for Dallas was developed in 1975 

by Barton-Aschman Associates as part of a comprehensive 

transportation plan for the entire metroplex area and was 

coordinated by the North.Central Texas Council of Govern

ments. The following are Important excerpts from the plan 

report. 

Transitvays; downtown Dallas will continue as the dominant 

major activity center in the area. The proposed transit plan 

provides the greatest level of accessibility to this area. 

The downtown is the heart of the transit system. 

In order to maximize accessibility to those blocks where major 

developmenc has or would occur, a subway system is proposed. 

Under the plan, two lines would penetrate the downtown area 

crossing each other in the vicinity of Thanksgiving Square. 

A third line would be located along the western edge of 

downtown serving the Union Station area. Eleven stations would 

ultimately be provided to achieve a high level of accessibility. 

Station locations would be coordinated with the pedestrianway 

network to create convenient connections for people to use in 

walking from the subway to buildings. These connections 

would be concentrated on major pedestrian precincts, including 

those between the subway mezzanine and pedestrianways to be 

developed along Elm Street, Ervay Street, and Akard Street in 

the center of downtown. 

Transitway stations; the most significant element of the transit-

way system are the stations. North-south and east-west transit-

ways would include 10 downtovm stations: Southland, Thanksgiving 

Square/Main Street, Main Place, County-College, Reunion, 

Griffin Square, Woodall-Rodgers, Fairmont, City Hall Plaza, and 

the Convention Center. 

Each scation would have a specific function in the system with 

specific connection needs and would be surrounded by various 

development opportunities. (These opportunities have not been 

specifically determined). 

Thanksgiving Square/Main Street station; this would be a 

destination/transfer point between north-south to east-west 

lines. Because of its relationship to Main Street, the station 

would be expected to have extensive shopper use. Removal of 

mid-block buildings would create pedestrian malls and en

trances to the underground pedestrian amd transit.systems. The 

major vertical connection among underground, grade-level, and 

skyway systems must be considered in relation to the design 

and location of truck facilities. 

Secondary (shuttle) transit: an important part of the overall 

transit plan would be secondary transit. This service would be 

local in character. It would extend the service of the transit-

ways to all parts of downtown and provide for certain other 

internal trips such as shuttle service from certain parking areas 

or within the core. 
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Initially, the secondary service could operate on existing 

street rights-of-way, not separated from vehicular traffic. 

Small buses would provide frequent two-way, shuttle service 

for employees between offices and parking space. The route would 

enclose the Main Street retail core, thus also providing service 

for shoppers. 

Secondary transit service routes would be configured in two or 

three loops. They would include an east-west and north-south loo[ 

crossing at right angles and would share common sections. Transit 

vehicles could operate either on separate loops or with inter

locking routes in a figure-eight pattern. The east-west loop 

would use Commerce and Young-Marilla Streets and Houston and Har

wood Streets. The section of Harwood between Commerce and Marilla 

Streets and the section of Marilla between Field and Harwood ate 

common to both east-west and north-south loops. The north-south 

loop would use Field, Young, Harwood, Pearl, and Munger Streets. 

Additional loop extensions would include Central Expressway to 

the east and Canton Street to the south. 

A high level of access would be provided around the area enclosed 

by the loops. This would include areas that are presently under

developed and separate the existing office, commercial and retail 

activities north of Commerce Street from the City Hall and Con

vention Center complex south of Young Street. The enclosed area's 

potential for redevelopment would be enhanced by the crossing of 

the secondary transit loops and the two transitway stations on 

either side. 

Sources: 

Barton-Aschman, Inc. . Dallas CBD Transit Plan, (Dallas: 

Barton-Aschman, Inc.. November, 1975). 

Dallas Central Business District Association. Present 

and Future Planning for Downtown Dallas. (Dallas:CBDA, 1978). 
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MAIN STREET TRANSITWAY 

Main Street stands alone, unique among downcown streets. 
It is the historic axis of the area. It is anchored at the 
wesc portal by Dealey Plaza and on the east by the spacious 
portal park spanning from Elm to Commerce at Good-Latimer. 
Main Street is proposed as a future transitway. Within its 
eighty foot right-of-way there is opportunity to provide the 
transit lanes and still widen and improve the sidewalks to 
create an interesting and attractive route for pedestrians. 
Elm Street and Commerce Street serve with Main Street to form 
the traditional east-west axis. In accordance wich the City's 
planning policies, these three streets should be visually up
graded as redevelopment of abutting properties occurs. 

Source ource: 
City of Da l l a s , Boulevards and Green Spaces, (Dallas:City 

f Da l l a s , 1971). 
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TRUCKING COMPARTMENTS 

Another elemenc of che plan for downtown is a system of truck 
tunnels. Because of the absence of alleys, very limited 
alley space, or narrow streets, the conflict between trucks 
and other vehicles is of such proportions that grade-separated 
truck facilities are necessary. These are underground, generally 
at a level below that of the underground pedestrianways. 

Because of this design concept, the transit system and truck 
tunnels need to be coordinated so that confliccs or inter-
rupcions can be avoided. These facilicies are generally separated 
horizontally to avoid conflicts. One conflict may exist on 
Ervay Street between Pacific and Commerce Streets. Both subway 
and truck tunnels are proposed in these three blocks. In order 
to accommodate both, the east-west subway could be constructed 
20 feet lower to make space for the trucks. This would not be 
the most desirable choice. It has been recommended chat the 
truck tunnel plan be reexamined to determine if the Ervay Street 
line (long-term planning) could be eliminated or placed on a 
parallel street. 

Source: 

Barton-Aschman, Inc.. Dallas CBD Transit Plan, (Dallas: 
Barton-Aschman, Inc.. November, 1975). 
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OPEN SPACE SYSTEM 

The Boulevards and Green Spaces Plan for Downtown Dallas (1976) 

generally consists of three elements: 1) A system of tree-lined 

and landscaped thoroughfares, 2) A number of parks bordering 

and within the downtown, and 3) A system of portal parks at the 

edges of downtown on che principal streets carrying traffic into 

the area. 

Landscaped boulevards; a ntimber of streets have been selected for 

beautiflcation with trees, shrubs and other plantings in'the me

dians and along the rights-of-way. These streets correspond to 

some extent with the ring road system, and are intended to add a 

pleasing vista to the scene around downtown. Those streets 

designated for landscaping are Pearl, Harwood, Griffin, Ross 

and Young. Work has already begun wich plancing projeccs on 

Pearl and Griffin. Ocher screecs will receive similar creacmenc 

in conjunccion with construction activities involving street 

improvements. 

Parks system; the basic existing system of parks consists of: 

Dealey Plaza, Dallas County Historical Plaza, Ferris Plaza. 

Pioneer Park, Old City Park, Kennedy Plaza, Pacific Park 

(Pacific at Olive), Thanksgiving Square, and City Hall Park and 

Plaza. Two of these facilities are scheduled to be enlarged. 

Old City Park and Ferris Plaza, and a number of new parks added. 

The new parks will include a one-acre park bounded by Jackson-

Wood-Griffin, a major park at the intersection of Pearl and 

Central Expressway, and a large crescent park at Cedar Springs 

and Harwood. 

Portal parks; a system of five parks are planned at major en

trances to downtown. These portal parks will be between Elm 

and Commerce, bordering the east side of IH-345; between Cen

tral and Pearl Expressways on the north side of Thornton Freeway; 

at Griffin and Thornton Freeway; at Griffin-Field on the south 

side of Woodall Rodgers Freeway; and at Pearl, bordering the south 

side of Woodall Rodgers. These portal parks should provide a 

pleasant vista to.the motorist entering the downtown area. 

Sources: 

Dallas Central Business District Association, Present 

and Future Planning for Downtown Dallas. (Dallas:CBDA. 1978). 

City of Dallas, Boulevards and Green Spaces. (Dallas: 

City of Dallas, 1971). 

,Jk. 
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PEDESTRIAN FACILITIES 

The plan for provision of pedestrian facilities in the down

town consists of four primary elements: wider sidewalks, 

pedestrian streets, g-ade separated pedestrian system, and building 

arcades. 

Wider sidewalks; standard sidewalk widths have been estab

lished depending upon the location of the sidewalk. A pedes

trian precinct has been designated bounded by Griffin, Commerce, 

Harwood, Bryan and Pacific. Within this precinct all side

walks will eventually be widened to a minimum of 13 feet. An 

additional area contiguous to the pedestrian precinct has 

been designated an expansion area, within which the minimum 

sidewalk width will be 15 feet. All other sidewalks have a mini

mum width of 10 feet except those adjacent to buildings with 

a floor area ratio in excess of 10:1. 

The Pedestrian Facilities Plan names three methods of obtaining 

wider sidewalk widths. 1) They may be widened by using existing 

street space. 2) Where new buildings are constructed, an additional 

set-back may be required to provide the necessary sidewalk 

width. 3) Where existing buildings are remodeled the building 

may be arcaded to provide more sidewalk width at the street level, 

with additional stories overhanging the sidewalk space. 

Pedestrian streets; a number of streets in downtown have been 

designated for enhancement to serve as attractive pedestrian streets. 

Stone Place, South Akard Street (south of Commerce), and 

Bullington from Bryan to Federal are already in place. Akard Mall 

will eventually be extended south past City Hall and the 

Convention Center, and north to Elm Street. 

Main Street will be improved between limits yet to be desig

nated by property owners and merchants, but tentatively as 

Harwood to Griffin (5 blocks). 

Ocher screecs to be refurbished as a part of the plan are 

Ervay from Commerce to Young; Live Oak from Ervay Co Pearl; 

Bryan from Ervay co Pearl; and. Record and Markec in che 

Wescend. 

Grade separaced pedescrian syscems; che nucleus of an excensive 

underground pedescrian syscem exiscs in downcown and this is 

proposed to be expanded Co evencually include mosc of che center of 

downcown. The exiscing syscem in Che Main Place-Firsc Nacional 

area conneccs 7 blocks, 8 office buildings, 2 separace parking 

garages, and 1 combinaclon hocel-office scniccure. Short connecting 

passageways exist between the Mercantile Bank complex and its 

parking garage, and between the County Court House and adjacent 

parking garage under the Kennedy Memorial Park. Other nuclei 

connect the Republic Bank Buildings with Thanksgiving Square, and 

the Convention Center, City Hall, and Cheir parking facilities. 

The intention is to provide an environment for pedestrians 

only, one level below grade; a continuous necwork of sheltered 

malls, promenades, courcyards and plazas inserted as a horizontal 

deck running from block to block throughout downtown. In this 

environment people could shop, go to business, to the theater or 
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to restaurants, in pleasant surroundings removed from che fumes 

and noise of che screecs above. It could help conduct rush hour 

crowds from office buildings co parking garages which will be 

cotmected with the system, provide needed relief to che pedestrian 

congestion at intersections, and reduce conflict with automobiles. 

The public cost can be minimized when the timing is geared co a 

new eonscruccion. The added cose of a pedescrian level may be 

offset by higher returns in rent from retail and service areas. 

The only expense to the city is a share in the cost of underpasses 

beneath public right-of-way and the cost of the necwork in 

public buildings and areas. 

Several significant features should be noted: the system may 

evolve naturally from existing facilities now in place to new 

buildings yet to be built; the growth of the system is primarily 

in response Co privace inlciacive; ic is possible co projecc a 

compleced syscem buc impossible co pinpoint exactly where or when 

che various elemencs will occur. 

Pedescrian precincc; an area near che cencer of downcown generally 

corresponding co the highest density land development, is the area 

of greatest pedestrian activity. It is bordered by Griffin, Pacific. 

Bryan. Harwood and Cotmerce Streets, and includes both sides of the 

boundary streets. 

Pedestrians in downtown have demonstrated a preference for walking 

at grade, even on overcrowded sidewalks and under less than de

sirable circumstances. Dallas' weather offers outdoor comfort 

for a majority of the days of the year. Pedestrian preference 

may change somewhat as the grade separated system of malls, plazas 

and shops grows in scope and becomes more accessible and 

exciting. The grade separated system will evolve gradually over 

many years. In the meantime, che at grade sidewalks and pe

destrian facilities will be used more and more. 

Within the pedestrian precinct, decisions regarding public improve

ments, environmenc, and Craffic concrol are made in favor of the 

pedescrian co che maximum praccicable excenc. Improvemencs wichin 

che precincc will include improved crosswalks, traffic signals 

timed to favor pedestrians, off-hours garbage collection, re

stored sidewalks over unused curb-cuts and driveways, improved 

street and sidewalk cleaning, controlled across-che-curb loading 

and delivery, planters, landscaping, street furniture, and im

proved lighting. Barrier-free sidewalk and curb construction 

for the handicapped will be concentrated within the'pedestrian 

precinct. Implementation of the inner ring road system should 

make it possible to reduce vehicular traffic within che area bordered 

by the ring roads. The boundaries of the pedestrian precinct 

may change as new development occurs, or high activity centers 

are created. Certain expansion areas are now identifiable and 

include an extension to the north along the Akard-Ervay-St. Paul 

corridor, eastward along Bryan and Live Oak and south to City Hall 

and Convention Center. These expansion areas will also be recog

nized for preferential pedestrian treatment, although to a lesser 

degree than the pedestrian precinct. Precinct boundaries may need 

to be changed at some future date to include these and other 

developing areas. 

Sources: 

Dallas Central Business District Association, Present 

and Future Planning for Downtown Dallas. (Dallas:CBDA, 1978). 

City of Dallas, Pedestrian Facilities. DCBD, (Dallas: 

City of Dallas, 1975). 

^ 
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APPENDIX D / SCOPE OF DESIGN 

Rationale 

The broad concerns of the problem suggest a systematic 
approach to project scope, in order to recognize and 
clarify areas of greater and lesser concern at the outset 
of the process (design). Toward this end, a set of priorities 
has been identified for use in categorising design tasks 
pertaining to the development and completeness of design 
strategies (degree of emphasis to be placed on specific issues 
and facilities). 

Recognizing these considerations, the scope of concern is as 
follows: 

Third priority/recommendations and suggestions 

These are comprehensive issues that generally transcend the 
direct control of client, architect, and project schemes. 
Their relative importance and impacts on design strategies 
should be investigated in a general manner and presented in 
the form of suggestive proposals. 

- Compatibility with city planning objectives, guide plans, 
and proposed projects which will influence or will be 
influenced by the project. 

- Support facilities breakdown (local services). 

- Stimulating related development. 
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Second priority/general propo..̂ alc 

These lie generally within the direct control of the design 
project scheme itself, being properly within the site 
boundaries. Their impacts should be more fully considered 
for developing organizational systems and guidelines to 
insure their compatibility within the total scheme. 

- Reuse and rehabilitation of historic structures/ 
restoration of historic facades. 

- Development of parking strategies/structures, both 
public and private. 

- Commercial space breakdown (office, retail, restaurant, 
etc.) 

- Recreational facilities. 

First priority/specific proposals 

These considerations constitute the heart of the endeavor, 
addressing the most significant architectural issues and 
opportunities examined herein: public space, residential or 
private space, and contextural issues/urban design strategies. 

The majority of time and effort will be delegated here. As 
such, these aspects will be examined and executed in the 
greatest detail. 

- Architectural development of facilities to accomodate 
1) residential activities, 2) commercial activities, 3) 
common or public spaces, and 4) essential support facilities. 

Development of architectural and urban design schemes for 
public spaces adjoining the site and connections to the site 
including trafficways, walks, pedestrian ways, proposed 
transit facilities, and other desired linkages. 

Design of typical residential accomodations and support areas. 
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BLOCK 77 

A city is formed of many individual units. Their add
itive influence is great or small depending on the 
attitude each has for the other and for the whole. In 
Dallas, the complex and varied context that constitutes 
downtown itself is largely new there remain but a 
handful of older pre-World War II buildings and they 
are almost wholly obscured amidst the bulk of the newer 
structures. Each new building stands as an autonomous 
object without recognition of its responsibility to the 
other buildings with which it must join to create the 
larger urban context. Each is autonomously conceived, 
insular and discrete. 

The precinct encompassing the site represents a distinc
tive area within downtown for both its early 20th-century 
architecture and scale, and its on-the-street retail ac
tivity. However, there is an almost constant threat to 
what exists and over the last several years there have 
been both gains and losses. Several of the most distin
guished buildings (including the Magnolia) have been 
refurbished. Sadly, several others have been demolished 
and replaced by intrusive development or asphalt parking 
lots (to incur tax savings). The future of others remains 
uncertain, the most noteworthy among these being the 
Paris-Opera-styled Wilson Building. Despite a generally 
improved consciousness of urban concerns, retail street-
fronts have continued to dwindle, replaced by shops in 
lobbies and underground concourses. Among the dozen or so 
major downtown buildings constructed since 1980 not one 
has storefronts which open directly to the street or are 
accessible from any sort of unenclosed public-use space. 
Though individual historic structures may survive, much 
of the fabric of small-scale retail and commercial infill 
so vital to the character and vitality of the area is 
disappearing. 
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The program itself encompasses three separate parcels on 
three separate city blocks, all in close proximity to 
the intersection of Commerce and Akard Streets. The three 
are 1) Block 77~this is the largest of the three and 
contains the Magnolia Building (1922) and Neiman-Marcus 
Department Store (1914), 2) Block 71~an undeveloped 
city block surrounded by the Baker Hotel, Adolphus Hotel, 
and the Manor House Apartments, and 3) Block 78—the 
block shares a common side with each of the other two; 
it is largely occupied by the Baker Hotel but also con
tains two disused ten-story buildings (offices over 
ground-floor retail) whose rehabilitation is to be con
sidered. 

The program outlines a specific set of mixed uses to be 
developed within the confines of these three associated 
sites but leaves the matter of how they will be grouped 
and on which sites to be resolved in design. 

There would appear to be essentially two broad options 
in the location and grouping of these uses given the two 
primary sites and a sympathy for the scale of the area: 
1) to integrate or represent all major uses (office, res
idential, retail) in a building or group of buildings on 
each of the two major sites, or 2) to separate the two 
largest uses (office from residential) each then being 
relegated to one site or the other, retail being repre
sented in each case as appropriate. 

As pertains to 1) above, attempting to integrate all 
uses in a single structure combined with concerns for 
the limitation of appropriate height and bulk as related 
to the existing buildings lead to the conclusion that 
such a combination would necessitate two structures of 
similar composition on Blocks 71 and 77. However, this 
is problematic in some aspects, particularly: 1) the 
location of common and convenient support and recreation 
facilities for residents, and 2) under Block 77, where 
both the city-mandated truck terminal and other city 
policies restricting parking access would render auto 
access difficult, expensive, or impossible. 

Pertaining to 2) above. Block 71 seems particularly well-
suited to residential and retail use with its location 
amongst three existing residential buildings. While con
versely,an office structure here would seem to be inher
ently intrusive. 
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Block 71 exhibits several advantages for residential and 
support uses A) The availability of the entire block 
allows more freedom to configure the building for access 
to light, air and views while conserving privacy. B) The 
greater height of adjoining buildings (as compared to 
Block 77) raises the possibility of reserving enough 
land for a park-like open space. C) Jackson and Flora 
Streets provide good access to on-site parking. D) A res
idential building would occupy the central position ia 
a group of residential buildings, creating a significant 
residential enclave within downtown. 

Block 77 is a crucial site precisely in the center of 
the city. Its central position can serve at street level 
to anchor public space at pedestrian scale along with a 
major aggregation of shops and restaurants. And above, 
the requirements for office space can be accomodated 
more readily wihin the limitations of height and config
uration than the direct adjacency of historic structures 
of sensitive scale would suggest. 

The second choice seems especiallly practical and a log
ical outgrowth of the given circumstances. While it will 
not provide a prototypical mixed-use "megastructure", in 
this dense urban setting there is nothing to suggest 
that a single building on a single block incorporating 
an intense internal integration of three or more uses 
is more desirable except perhaps as an economic argu
ment. Rather, a city precinct of varied and complemen
tary uses, an urban village, seems a very valid approach 
— a n open and encompassing external synergy as opposed 
to an internal synergy-

As outlined above, Block 71 contains approximately 350 
apartments in a slender L-shaped tower/ slab set above a 
U-shaped 100-foot high base containing shops on and be
low street level, resident support areas (lobbies, 
lounges, daycare, laundry, etc.) and a recreation cen
ter in the southern lowrise wing. This base is set back 
approximately 100 feet from Akard Street on the east and 
by incorporating the width of the street creates a pub
lic park area of lawns, trees, and fountains approximate
ly 180' X 200'. The building's formal front and entrance 
will face this park as will the Baker and Adolphus Hotels. 
An east-west mall opens to a below-grade concourse level 
which bisects the "U", connects the Baker and Manor House, 
and leads to intersecting passages to the Adolphus and 
the Block 77 development. A small glass-roofed pavilion 
in the park provides free access to the concourse and 
an eight-level public parking garage stretches beneath 
both buildirps and park. This parking facility 
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serves the entire project. Office tenants and shoppers 
will reach Block 77 using pedestrian tunnels. The first 
two levels are reserved for residents only and will be 
bypassed by all other traffic. The apartments above will 
rise approximately 270 feet, an intervening height 
slightly taller than Baker and Adolphus but lower than 
Manor House. This high-rise portion is positioned so as 
to provide a reasonable spacing from the surrounding 
facades and to allow sunlight down through the "U" into 
the mall and concourse below. 

In accord with an interest in recognizing the unique 
character of the site. Block 77, this project seeks in 
a broad sense to promote 1) the physical continuity and 
coherence of the urban fabric and 2) the enrichment of 
the city's public life, by presenting the formal archi
tectural gestures and public activities natural and in
trinsic to urban structures in general and this urban 
precinct in particular. In its relationship to the 
street and its public spaces it attempts to reaffirm and 
re-establish the continuity of connections and common 
boundaries—urbanistic values so long neglected yet so 
urgently needed. It should serve to bind together and 
strengthen the small nucleus of historic buildings that 
surround it and in so doing promote many things not ex
clusively architectural— an important cultural heritage, 
a sense of place, the continuity of old and new, and 
the diversity and richness of urban activity and exper
ience . 

All building responds to both constraints and opportuni
ties—constraints being the "givens" of site and program 
and opportunities representing the act of transcending the 
mundane, the "what could be" of design. 

Despite formally diverse architectures and the loss of 
significant structures, this area retains a sense, if 
ever so tenuously, of common scale and coherence based 
on the traditional principles of urban construction 
(physical and visual linkage and respect for boundaries). 
Given the aim of enhancing this one might now propose 
or refer to three ideas as a format for design: urbanism, 
mediation, and metamorphosis. Generally "urbanism" re
fers to a sense of place where the individual buildings 
defer to the character and spirit of the larger urban 
area and, to be specifically construed in this case, a 
respect for the existing fabric which allows the original 
buildings to come through with real power and dignity. 



11-7 

This suggests the necessity of a "mediating" architec-
tecture—one that conducts a direct dialogue compsed of 
elements derived from common concerns. Ultimately, as a 
matter of balance, this is also a process of "metamor
phosis"—the renewal and revision of old to new being 
here the assimilation of architectural and urban heritage 
to new purpose and method. Exploring the metamorphosis 
of the existing can range from its reuse as ready-made 
to its complete transfiguration. 

These concerns of contextual assimilation require both 
the cooperation and compromise that a responsible urban 
architecture must make in order to establish the sympa
thetic associations that will contribute physically and 
socially to the renewal and revitalization of this pre
cinct, act as a thematic catalyst for future develop
ment, and ultimately, to promote the urban experience. 

The fundamental organization of the block is determined 
by the urban constraints of connections and common bound
aries. These two precepts serve as important points of 
departure. First the continuation of two transversal 
streets (Stone and Browder) through the site relate it 
to the pattern of surrounding streets and binds them to
gether in a street-level public square or "room" that 
is the physical focus and activity center of the area. 
The position of this central space is crucial to the com
plete organization of the block. It is essentially an 
expression of the confluence of public ways on three 
levels—two streets, three pedestrian tunnels below, and 
a subterranean service area. The establishment of this 
space in the center of the block essentially dictates 
the division of the major retail and office blocks to 
either end of the site where they must refer directly to 
the existing buildings. And second, the building fully 
occupies the perimeter of the site to maintain the street 
edge and thereby the sense of urban boundary as an im
portant component of urban life. Within this street wall, 
there is, rather than a single large object, a system of 
related buildings which gives a rhythm and structure to 
the large dimension and allows one to gauge the site— 
to subtly modify and adjust the pieces to respond to the 
diverse bordering conditions of buildings and streets 
while maintaining a clear sense of association and com
monality within the group. This ensemble is composed of 
two office blocks over a four-story base divided into 
four "buildings", themselves defining a public square 
and connected by an underground concourse joined to the 
city's pedestrian tunnel system. 
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Within the group of buildings in the area Magnolia has 
clearly held a dominant position in height for 65 years, 
and the new buildings serve to preserve this. Their 
height is chosen carefully to complement both existing 
buildings—low enough not to overwhelm either, while 
tall enough to stand up to Magnolia without intruding 
on the spatial frame that allows Magnolia to maintain 
its own individual presence against the sky from all 
directions. 

The individual building masses are simple; the building 
facades are extended to the street and kept relatively 
low. They are fabric buildings and as such they concen
trate their energy and impact at street level. They must 
be experienced at close range and, accordingly, the at
tention has been focused on the first four stories, the 
center public space and retail area, and the one free 
corner. 

A building of this sort does not demand or necessitate 
the same kind of sculptural expression as a freestanding 
building or one that rises high above the milieu to ex
pression on the skyline. Instead, it follows a logic of 
the properly urban "feeling"; the simple building masses 
with their horizontal organization appear finely arranged 
by the rhythms, patterns and textures they evoke. It will 
be possible to recall on the stone surface the classic 
building rules—the shadowlines of the joints suggest the 
projections of columns, capitals, stringcourses, and key
stones. The base is inevitably perceived as a building 
in itself and the polychromy of the base will defines a 
strong relationship with the ground while helping to ex
press an enthusiasm for those things that represent city 
life as a cause for celebration. 

In the urbanscape, the street is the beginning—the most 
simple yet essential of public realms—by definition and 
necessity a place of public and commercial interchange. 
The base contains public and commercial activities open
ing on the street and by adhering to the predominant 
pattern of expansive display windows brought to the side
walk it maintains a rapport with other storefronts and 
the activities of the shopping street. 

This four-story street wall is punctuated by tall, wide 
entrances breaking its length into shorter units (four 
to five shopfronts in length) which are themselves ar
ticulated by single and double sets of two-story verti
cally-paired display windows, large regularly spaced 
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light sconces mounted on the facade every 30 feet con
taining both a street light for general illumination 
and an uplight to wash the building surface, and a sim
ilar grid of small accent lights. Small ordered variations 
in the placement of doors, flush versus recessed win
dows, and their relationship to the stone base are in
tended to add variety and enliven the street facade. 

Masonry is one of the important characteristics describ
ing the traditional substantiality of the precinct and 
the infill nature of the project. Accordingly, the build
ing is to be clad primarily in limestone to harmonize 
with both Neiman-Marcus' cream-colored terra-cotta and 
the sculpted limestone of the Magnolia Building. The 
walls will set on a base of rough-faced black granite 
supporting polished dark gray granite window surrounds 
with a matte stainless steel signband, and stainless 
steel window frames and railings. Retail windows will 
be a low-emissivity thermal glass and office glazing a 
low-reflectivity thermal glass. 

Juxtaposed against the solidity of the stone-faced fa
cades (and their thematic association with the urban in
fill of the 19th-century city) will be the lightweight 
translucent glass and steel space frame/truss roof struc
ture connecting the four building masses and sheltering 
the square. Its long span is oriented to visually and 
symbolically connect Main and Commerce Streets. Its ends 
are sliced off at an angle to expose a series of low 
rhomboids in elevation surmounting an interposed series 
of shallow terne-coated steel roofed gables which in turn 
rest on the two (one north, one south) fourth-floor din
ing terraces on each of the center retail buildings. This 
roof structure contains devices to regulate sunlight and 
the flow of ventilation and a sophisticated lighting grid 
to serve exhibitions, performances, etc. in the square 
below. The underside of the structure is painted a pale 
blue. 

The vocabulary of the roof structure is extended to the 
five 65-foot high major entrances spanning the gap be
tween adjoining buildings. They are enclosed with a metal 
and glass curtainwall supported on a series of stainless 
steel I-beams, containing both fixed units and operable 
units to control ventilation and a wide roll-up section 
(door) to permit unobstructed public access subject to 
weather conditions. 
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Today the environment is fragmented into separate pieces 
like a series of totally unrelated notes. Enclosure of 
the outdoors is perhaps the most powerful, the most ob
vious, of all devices to instill a sense of position, 
of identity with the surroundings. It embodies the idea 
of "hereness." The purpose here is to try to bring to
gether all the parts of the environment into a public 
place where drama can be released all around from the 
stone-paved floor, the glazed roof, the building facades, 
trees, the multiple levels, and a sense of the city ris
ing around. 

The peaked profile of the triangular gables and the low
er scale of the central facade suggest the image of a 
large honorific house—a traditional civic symbol. Its 
four corners are defined by tall, wide entrances direct
ly aligned with the intersecting streets and extending 
them to maintain the street surface (one of the most 
powerful agents for unifying and joining the city) and 
extend the vista into and through the space. And, in this 
way, hoping to avoid any ambiguity as to its publicness. 

Within is a large public "enclave" or room—an interior 
open to the exterior and having free and direct access 
from one to the other. The room is not air-conditioned 
so that the space can be kept open to allow the free 
movement of crowds. It contains a multi-purpose public 
square on street level that supports the function of the 
city as a place of assembly, of social intercourse and 
of meeting. It is an accessible place of quiet and human 
scale, not isolated but insulated from the noise, fumes 
and speed of vehicular traffic. 

Many activities are anticipated to enliven the space— 
exhibitions of art, sculpture, and photography; perform
ing arts such as music, dance, and theater; other h.ore in
formal activities including food fairs with kiosks, tem
porary markets, carts, and vendors; political or sports 
rallies; seasonal and holiday displays and decorations; 
animal exhibits; flower displays and markets; popular 
music and dancing; places for repose and contemplation 
during the day or a quiet dinner on a balcony at night. 

To provide for maximum versatility there are few fixed 
features on the floor of the space. The square is paved 
in a pattern of three-dimensional cubes in gray, black 
and blue-gray granite with white marble accents, and 
bordered in black granite. The square includes a grid 
of electrical outlets concealed under flush metal cover-
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plates which are part of the paving pattern. The pedes-
M^^^^i streets alongside are paved with staggered 
planks of gray granite which extend a threshold out 
into the sidewalk and continue in a narrow band around 
the perimeter of the building to key the building wall 
into the sidewalk. (It is likely that this section of 
M a m Street will be included in a transit mall and the 
adjoining sidewalk ornamentally paved in accordance with 
transit authority and city plans yet to be devised.) A 
15' diameter skylight or "lantern" brings daylight and 
visual continuity to the concourse below, provides a 
seal between the open air of the square and the air-
conditioned concourse level, and establishes a visual 
anchor at the center of the square. Small fountains 
(not shown) are located in each entranceway as a ges
ture of welcome and an enlivening feature to attract 
people from the street. A row of potted trees bordering 
the eastern edge of the square gives people a sense of 
contact with nature and softens the hard surfaces of 
construction with the green of leaves, texture, and shad
ow. Because of the concourse below no recessed planters 
are embedded in the square floor. But displays of flow
ers and plants are possible using containers and urns 
for seasonal and semi-permanent displays. Banners hang 
in the entranceways from tha roof structure inside, on 
the balconies to announce exhibits and events, and to 
add color to the general scene. Several small shallow 
shops located around the perimeter near each of the en
tranceways open directly to the square and contain small 
vendors, newstands, snack shops, flowers, souvenirs, 
handicrafts, posters, etc. The large entrances will al
low trucks and cranes to drive inside to erect tempo
rary structures (stages, pavilions, arbors, etc.) re
quired for exhibits, performances, rallies or displays. 
In such instances the railing around the lantern may be 
removed, the opening covered, and the lantern converted 
to an artificially illuminated "fixture" below. 

There is an 11' drop from Ervay to Akard Street over 
the 700' length of the block. On Main Street the three 
separate building facades each establish an independent 
base line and the difference between adjoining facades 
is no more than 3'6". On the inside, the elevation of 
the square serves as a datum for the interior facades 
bordering it. The building to the east is 3'6" above 
while the building to the west is 3'6" below. All shops 
around the perimeter open directly to the square there
fore the storefronts on the east edge rise a dramatic 
17' while those on the west edge are a modest 10' high. 
Those on the north and south,in the buildings on the 
same level, are 13'6". 
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The interior retail facades themselves are composed of 
materials similar to the exterior but their composition 
is hybrid—something between interior and exterior. 
Each of the four enclosing retail facades is composed 
of a ground-level storefront at the edge of the square 
and three 10-foot deep balconies rising avove. All shops 
are fully enclosed for environmental control and secur
ity. The storefronts are governed by the same 15-foot 
module as the exterior ones; the 30-foot column grid is 
marked by a recessed panel of stone, a "reverse pilas
ter"; a tall, slender glass case bisects this 30-foot 
bay and the glass shopfronts move in and out between 
these two elements. Each 15-foot shopfront is composed 
of clear glass in a matte stainless steel frame, the 
lower section being divided into three panels any of 
which may be doors or display windows. Above, the shops 
open onto balconies which surround the room; each bal
cony railing is a combination of limestone panels inter
posed between matte stainless steel railings with a 
translucent (white) glass infill. This ornamental frame
work of metal and glass also runs up the two outermost 
corners of each facade to delineate a vertical edge de
fining the limits of a discrete facade and anchor the 
balconies within that facade (reducing their tendency to 
"float"). To emphasize a sense of low scale the ground 
floor frontage protrudes slightly, screening the bal
conies above and giving the second-floor balcony an area 
out from under the floor above. A central section of 
each balcony curves forward on the south retail building 
to soften the linear balconies. The interplay of hori
zontal and vertical lines, curved balconies, angled 
ramps, protruding and recessed planes, and the mixture 
of stone, metal, and different glasses is intended to re
lieve the potential monotony of unbroken horizontal bal
conies encompassing the room. 

While it serves as a key organizational device, tying 
together the subordinate spaces and several paths of 
circulation, this is not a mere transportation hub clut
tered with stairs, escalators, and exposed elevators. 
Vertical circulation is generally percived as taking 
place "inside" a building, therefore removing it from 
the space, and locating it within the bordering struc
tures serves to reinforce the openess and publicness of 
the square. For this reason vertical circulation has 
been recessed into surrounding buildings in order to 
free the essentially small space of physical intrusions 
that block the view of storefronts above or the view 
from balconies to below and visual distractions to per
formances or other activities on the square. Circulation 
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four corners^of^^S''''^ '^" perimeter of the room at the 
wavs between . L i t '̂ ^̂ Ĵ ^̂ ' °P^"^"8 ^^^^in the entrance-
obvious access ''' '"' interior, permitting easy and 

Vertical circulation must serve to manage different pur
poses and needs; short trips between adjacent noorsf 

f?c\ptir ^^'"'"''^^ ^ ° ^ ^ °^ ^^^^ floors, high volume traf-
hlL^nl ^ concourse and street level, the needs of 
handicapped, elderly, and children, and the meanderings 
of wmdowshoppers and browsers. Escalators provide access 
between concourse and street for the high volume of pe
destrian traffic moving through the building, primari
ly at a sort of pedestrian "station" connecting tunnels 
below and streets above. Elevators are the primary means 
ot vertical transport through the five retail levels be
cause they facilitate an ease and directness of travel, 
especially to the upper levels, and they conserve space. 
Two sets of stairs are also provided, as a matter of con
venience, for travel between adjacent floors. 

The concourse level is a focal point to the surrounding 
pedestrian tunnel system. Its inclusion was a virtual 
given considering the city's commitment to a large and 
expanding underground pedestrian system. Tunnels inter
sect the plan on three sides and on the remaining side 
a wide formal staircase completes a fourth axis, rising 
up to the east office lobby and Neiman-Marcus' entrance. 
The central concourse area is a wide open space to ac
commodate the movement of people through the level. The 
17-foot tall space is dominated by a circular pavilion, 
60 feet in diameter. The pavilion is a respite in the 
surging tide of pedestrian traffic, a secure place for 
casual dining or exhibits outside the flow of traffic. 
It is lit by an inverted skylight supported between four 
slender columns at the center of the pavilion, enclosed 
by sliding (or removable) glass doors for controlled 
access and security when needed. The floor is paved in a 
somewhat simpler version of the square above. A coffered 
ceiling is lit with uplight sconces mounted on the grid 
of supporting columns providing an even illumination, 
heightening the space and lightening the expansive ceil
ing. The conference area and auditorium help to inter
relate the project functionally to the city by estab
lishing in it things needed by surrounding hotels and 
offices, which in this case do not have large modern 
meeting facilities. Cinema, conference area, and audi-
toriuip which do not require daylighting or views, are a 
logical choice for this level and these large subordi
nate spaces make good use of the large, deep, less ac-



11-14 

cessible places at the ends and corners of the plan. Re
tail space occupies shallower areas around the concourse 
and at the tunnel entrances near the escalators and ele
vators. The auditorium provides facilities for business 
and community enterprises, large meetings and lectures, 
special presentations of music, theater, or film, and 
private functions such as weddings. The stage can be ex
tended into the house to obtain a greater depth and 
width. The storage room below provides space for rehear
sals, dressing rooms, prop storage, etc. 

The city-owned truck terminal beneath serves an impor
tant role in an effort to take deliveries off the street 
and reduce obstructions and hazards to pedestrians and 
autos in the immediate area. Trucks enter from a two-
block long ramp below Browder Street, entered between 
Wood and Jackson Streets. Circulation will move in a 
clockwise direction around the terminal, drivers will 
back into place, load or unload, and leave up the same 
ramp. Twenty-six 60-foot deep stalls are provided, al-
loted by city code—twelve for the block including 
Neiman-Marcus and the Magnolia Building and two each for 
the surrounding seven buildings. Freight tunnels extend 
under Main, Commerce, and Akard to accomodate the deliv
ery of shipments by motorized pallets or tractors. Ac
cess to a future truck compartment across Main is indi
cated. 

The general office space is held above the base floors 
in two blocks to either side of the covered public 
square, framing the lowrise area between, contrasting 
i:he human scale of the marketplace, and providing clear 
access to sky, light and air to the square below and 
Main Street beyond. 
Both the existing buildings are landmarks of importance 
and quality in the city's cultural and architectural 
heritage. In one respect, however, they present a dis
tinct contrast in character—one is tall and slender, 
the other low and chunky. The exterior massing and in
ternal organizationof each new office block represents 
the push and pull of external forces and internal re
quirements and is based largely on its specific rela
tionship to the adjacent structure, a desire to maximize 
views and daylighting, and maintain an optimum depth of 
office space. 

Although their facades are similar the two new blocks 
vary significantly in layout and configuration to sat
isfy their very different positions—one is mid-block 
infill next to a mid-rise building, the other corner-
infill next to a high-rise landmark. Some similar 
strategies are employed in both; service cores are set 
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pf?tv wa?L ofrh '^^ .^°^^^sponding service cores or 
access tovipi^/n^^^^^'u ^^^l^ing so as to maximize 
wprH L ^^ • ̂ "V^ylight; street walls are set in-
Ko^ K? ^^^y.^isf above the base to mitigate their 
^?i! ff^''"'''^^ "'̂ Ŝht, and its potentially oppres-
f=^L^^^^'^^f '5^^^^ ^^^^1' the top of each is articu
lated or softened with linear north and south terraces, 
story loggias, and crowned by a taller penthouse 

Its corner exposure allows the west office block to ex
press Its volume and three-dimensionality at a larger 
scale. The corner is composed of interlocking geometries 
and layered planes. An inflated volume serves to visual
ly turn the corner and underneath a space is hollowed 
out to provide a sheltered storefront or sidewalk cafe-
Above, it supports a terrace and an angled glass and 
metal "sentinel" facing and presiding over the Inter
section. The figural articulation of the corner suggests 
a heightening, giving it parity with Magnolia. In this 
way, it is not necessary for the building to be as tall 
as Magnolia in order to stand up to it. In addition, it 
"cuts" the corner to increase the sense of space, air, 
and light in the street; it gives the building an addi
tional face where there is room to view it more direct
ly; it is an "event" to mark the juncture of both fa
cades and streets; and it proves an exception to the 
rule, by making a break in the regularity of wall and 
window. 
The "'L"-shaped plan distributes the space horizontally 
around Magnolia to keep the building relatively low in 
height. The service core is at the rear wall at the cor
ner of the "L" but entirely within the deeper wing on 
Main Street. Discounting the service core this renders 
a 45-foot deep ribbon of space following the perimeter 
of the building. 

In relating to Magnolia the west office block relies 
primarily on visual connections established through the 
continuation of intermediate cornice lines, and similar 
materials and window proportions. Beginning above the 
fourth floor. Magnolia's elaborately ornamented rear fa
cade disguises an elevator shaft and other services. In 
part to preserve this wall, and more generally to re
spect Magnolia's overall autonomy, two light wells sepa
rate the buildings—one where they back up to each oth
er in the center of the block and another on Magnolia's 
east side where offices must have access to light. At the 
base the buildings stand 15 feet apart creating a glass-
covlred pedestriln gallery connecting Akard Street and 
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and the square. Two stepbacks above, at the fourth 
and tenth floors, widen this to 25' leaving a dramatic 
sliver of space between the buildings. On the east side, 
a narrow service wing running the height of the older 
building ensures Magnolia a 20' light well. The eastern 
wing of the new building adds 10', leaving a 30' wide 
space from the fifth floor to the fifteenth. 

Toward the east, between Neiman-Marcus and the square, 
the office block occupies a more modest mid-block posi
tion. This affords less opportunity for volumetric ex
pression, its primary role being to maintain the order 
and continuity of the block. While it may appear to be 
a single solid block, upon closer inspection it is ac
tually two slender masses, 150' long x 75' wide x 200' 
tall, separated bv a 50' wide lieht well or atrium. In 
plan it is "U"-shaped. The two office wings are connected 
by a aervice core placed directly against Neiman-Marcus' 
'blank west wall. Again, this achieves good daylighting 
and access to views while utilizing the full depth of 
the block to keep the building profile as low as possi
ble. The base of the atrium occurs at the fourth floor, 
tying it into the top of the retial area. On the west 
side a glass and metal curtainwall expresses the width 
and vertical movement of the atrium through the office 
space and eventually to the loggias, terraces, setbacks, 
and skylights at the top. The east office block estab
lishes a direct physical connection to Neiman-Marcus, 
rising just above it and extending a double-tiered log
gia to border a roof garden atop Neimans'. And, a glass 
conservatory pavilion is sheltered by an extension of 
the office blocks' central skylight. 

This roof garden is a gracious gesture to the city atop 
a landmark building intended for the pleasure and en
joyment of all. Universally, roof gardens represent an 
idealized place of peace and tranquility from which to 
look out on the world beyond. It sets on a two-story ad
dition of administrative and executive offices, a store 
museum, and other Neimans facilities. The garden is di
vided into six quadrants surrounding elevators and me
chanical penthouses at the center. A 12' wide promenade 
traverses the perimeter. Small level changes, bordering 
loggias, paths and pools define the boundaries of the 
four corner quadrants. The two quads on the north and 
the two on the south are divided by the mechanical pent-
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thr^S^h tSr^en?^?:V^?t^:f ̂ L : T ^ I ? [ ^ ^^^"^^^ H 

n^c^s^^Lrilr^^i: ^-^^ - - ' ^ câ :̂ ading p^^ollon-
vantLe points thi 0?''°'''''"/ ^5^^^^^ ^^ sittings and 
cS^i?^ points, the glass-enclosed conservatory provides 
shelter from extremes of heat and cold; logg?Is shelter 
from sun and rain; the two patios provide places for 
special activities, parties, dining, sculp?u?e! etc • 

winds°"the'no'?H'' '̂"""̂  ̂ "' gives'shelte? fr^m north winds, the north patio receives shade on the south and 
r 5 "̂".u ^̂ "̂ "̂ ^̂ 5 the south garden contains trees for 
shade; the cooler north garden, flowers, shrubs and 
lawn; the promenade provides a clear path to stroll and 
enjoy the view while distancing the quads from the edge 
tor those wary of heights; the sunken courtyard is pri
marily a place reserved for Neiman-Marcus ' staff and 
customers, sheltered by an arbor (not shown) extending 
from the loggias on to either side. The roof garden can 
be reached in four ways: 1) Neimans' elevators, 2) two 
express elevators within the office building, 3) a stair
case leading up from the sunken courtyard, and 4) a 
staircase (not shown) located in the double-tiered log
gia leading down from the terrace above. 

The 30' X 30' column grid is a compromise choice to sat
isfy the needs of office, retail, movie theaters, and 
the truck compartment beneath. The structure is a con
crete frame with a composite metal deck and concrete 
floor system. The outermost columns are setback approx
imately 10 feet from the sidewalk to allow for the set
backs above which are treated as short cantilevers. The 
limestone panels are typically 6" thick x 3'-4" wide x 
13' tall. The stone's monolith dimension spans floor to 
floor for anchorage to edge beams and therefore requires 
no backup system. Except at the sidewalk level, all 
stone joints are sealed with silicone caulk. At the pe
destrian level, mortar is used for esthetics. Surface 
joints are routed 1/4" wide and 1/8" deep to give scale 
and reaffirm that the stone is a thick chiseled material. 
Shopfront window surrounds, typically 2" thick granite, 
are tied to 8" concrete block backup. 

Many elements of the building are based on a series of 
related dimensions derived from the regular division of 
the 30' column grid; lO'-O" (30'+3), 6'-8" (2/3's of 10'), 
3'-4" (10'-^3), l'-8" (3'-4"-^2), and 5[(10+2) or {3'-4" + 
1'8") or (3xl'-8")]. For example, all piers or pilasters 
are 3'-4" wide; 3'-4" accomodates a single door (which 
somtimes replaces a pier), 6'-8" a double door and the 
heieht of a standard door; the office fenestration is 
based on a module of lO'-O"—a 6'-8" window opening be
tween 3'-4" stone piers; and, 3'-4" also serves as a 
reasonable spandree depth. 
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The mechanical system is a variable volume chilled water 
system with electric heating coils in air handling units. 
Chilled water is produced in a central plant and multi-
zone fan rooms are dispersed through the building. 

Meaning is a shared thing; it is at the crux of commu
nication, even society. A building can gather meaning 
from the place in which it resides. In this case a mean
ingful building is one that joins with its surroundings, 
other buildings and facades, to convey a primarily ur
ban experience of place and of architecture. It is the 
give and take of contextual elements which allows it to 
be a meaningful participant in a society of buildings. 
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MASTER KEY 

1 RETAIL LEASE 
2 OFFICE LEASE 
3 OFFICE LOBBY 
M PUBLIC SQUARE 
5 PUBLIC LOBBY 
6 PUBLIC STAIRS 
7 ENTRANCE TO NEIMAN-MARCUS 
8 ENTRANCE TO MAGNOLIA BUILDING 
y CONCOURSE AREA 

10 MULTI-PURPOSE EXHIBITION PAVILION 
11 INVERTED LANTERN 
12 RESTAURANT 
13 BAR 
1^ CAFE 
15 KITCHEN 
16 SMALL SHOP 

17-30 CINEMA 
17 AUDITORIUM 
18 LOBBY 
19 TICKET BOOTH 
20 CONCESSIONS COUNTER BELOW 
21 PROJECTION ROOMS 
22 STAIRS TO LOBBY 
23 SOUND EQUIPMENT ALCOVE/EMERGENCY EXIT CORRIDOR BELOW 
2^ MANAGERS OFFICE 
25 MEZZANINE/SEPARATE KITCHEN AND TOILETS FOR BAR BELOW 
26 STAFF ROOM 
27 STORAGE 
28 MENS TOILET 
29 WOMENS TOILET 
30 JANITORS CLOSET 

31-35 SECURITY 
31 SURVEILLANCE OFFICE 
32 SUPERVISORS OFFICE 
33 STAFF ROOM 
3^ MENS TOILET 
35 WOMENS TOILET 

36-^^ CONFERENCE CENTER 
36 CONFERENCE ROOM 
37 LOBBY 
38 RECEPTIONIST/SECRETARY 
39 MANAGERS OFFICE 
^0 STORAGE 
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^1 ACCESS TO SERVICE CORRIDOR 
^2 KITCHEN/STAGING 
A3 MENS TOILET 
AA WOMENS TOILET 

45-51 AUDITORIUM 
A5 AUDITORIUM 
46 VESTIBULE 
47 PROJECTION ROOM 
48 STORAGE 
49 BACKSTAGE 
50 MENS TOILET 
51 WOMENS TOILET 

52 STAIRS TO EAST OFFICE LOBBY 
53 STAIRS TO WEST OFFICE LOBBY 
54 ESCALATOR 
55 REVOLVING DOORS 
56 MAIL ROOM 
57 MAIL WORKROOM 
58 PUBLIC TOILET, MEN 
59 PUBLIC TOILET, WOMEN 

60-62 PEDESTRIANWAYS 
60 ACCESS TO THANKSGIVING SQUARE 
51 ACCESS TO ADOLPHUS HOTEL 
62 ACCESS TO BAKER HOTEL, CITY HALL 

63 DOUBLE ROW OF TREES 
64 CORNER SIDEWALK CAFE 
65 RECESSED ENTRANCE PORCH TO OFFICE BUILDING 
66 GLASS ROOF AT 5TH FLOOR ABOVE 
67 CANTILEVERED BAY WINDOW 
68 RAMPED BRIDGE 
69 OUTDOOR DINING TERRACE 
70 BASE OF OFFICE BUILDING AT R I U M / L I G H T WELL 
71 FOUNTAIN AND PLANTER 
72 ENTRANCE, ROLL-UP SECTION 
73 OFFICE ELEVATORS 
74 FREIGHT ELEVATORS 
75 FREIGHT VESTIBULE 
76 RETAIL ELEVATORS 
11 ROOF GARDEN EXPRESS ELEVATORS 
78 ELEVATOR LOBBY 
79 EMPLOYEE ENTRANCE 
80 SERVICE CORRIDOR 
81 SERVICE CHASE, DISTRIBUTION 
82 SERVICE CHASE, INTAKE 
83 TOILET, MEN 
84 TOILET, WOMEN 
85 FIRE STAIRS 
85 OPEN TO BELOW 



11-21 

87-100 TRUCK TERMINAL 
87 DOCK 
88 FREIGHTWAY 
89 STORAGE/HOLDING 
90 RECEIVING OFFICE 
91 MANAGERS OFFICE 
92 FOREMANS OFFICE 
93 VEHICLE/EQUIPMENT STORAGE 
94 STAFF LOUNGE 
95 MENS TOILET AND SHOWER 
96 MENS LOCKER ROOM 
97 WOMENS TOILET AND SHOWER 
98 WOMENS LOCKER ROOM 
99 TRASH COMPACTER LOCATION 
100 RAMP 

101-107 CENTRAL MECHANICAL PLANT 
101 HEATING AND REFRIGERATION PLANT ROOM 
102 TRANSFORMER VAULT 
103 EMERGENCY GENERATOR 
104 ELECTRICAL SWITCHGEAR 
105 PLANT MANAGERS OFFICE 
106 RECEIVING AREA 
107 SERVICE DOCK 

108-113 MECHANICAL (FAN ROOMS) 
108 TO EAST RETAIL BUILDING 
109 TO AUDITORIUM AND CONFERENCE CENTER 
110 TO CINEMA 
111 TO SOUTH RETAIL BUILDING 
112 TO NORTH RETAIL BUILDING 
113 TO WEST RETAIL BUILDING 

114-122 MAINTENANCE 
114 CLERICAL OFFICE 
115 MANAGERS OFFICE 
116 SUPERVISORS OFFICE 
117 STAFF LOUNGE 
118 MENS TOILET AND SHOWER 
119 MENS LOCKER ROOM 
120 WOMENS TOILET AND SHOWER 
121 WOMENS LOCKER ROOM 
122 SUPPLY AND EQUIPMENT STORAGE 

123 ENGINEERS OFFICE 
124 ENGINEERS WORKSHOP 
125 PUMP ROOM 
126 FIRE CONTROL ROOM 
127 STORAGE, GENERAL 

1̂ ^ ^STSRHC^EIS TO BLOCK NORTH OF .A,N ST 
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130-135 FREIGHTWAYS 
ADOLPHUS BLOCK 
KIRBY BUILDING 
PREATORIAN BUILDING 
1512 COMMERCE BUILDING 
WILSON BUILDING 
NEIMAN-MARCUS 

130 
131 
132 
133 
134 
135 

TO 
TO 
TO 
TO 
TO 
TO 
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73 
71 
79 
80 
83 
St 
85 

87-100 
87 
88 
89 
90 
91 
92 
95 
94 
95 
96 
97 
98 
99 
100 

101-107 
101 

102 
103 
lOM 
105 
106 
107 

108 

109 

llM-122 
111 
115 
116 
117 
118 
119 
120 
121 
122 

123 
121 
125 
126 

128 
129 

.30-J35 

OFFICE ELEVATORS 
FREIGHT ELEVATORS 
EMPLOYEE ENTRANCE VESTIBULE 
SERVICE CORRIDOR 
TOILET, MEN 
TOILET, WOMEN 
FIRE STAIRS 

TRUCK TERMINAL 
DOCK 

FREIGHTWAY 
STORAGE/HOLDING 
RECEIVING OFFICE 
MANAGERS OFFICE 
FOREMANS OFFICE 

VEHICLE/EQUIPMENT STORAGE 
STAFF LOUNGE 
MENS TOILET AND SHOWER 
MENS LOCKER ROOM 
WOMENS TOILET AND SHOWER 
WOMENS LOCKER ROOM 
TRASH COMPACTOR LOCATION 
RAMP 

CENTRAL MECHANICAL PLANT 
HEATING AND REFR1GFRAT 1 ON 
PLANT ROOM 
TRANSFORMER VAULT 
EMERGENCY GENERATOR 
ELECTRICAL SWITCHGEAR 
PLANT MANAGERS OFFICE 
RECEIVING AREA 
SERVICE DOCK 

TO EAST RETAIL MECHANICAL, 
BUILDING 
MECHANICAL, TO AUDITORIUM 
AND CONFERFNCE CENTER 

MAINTENANCE 
CLERICAL OFFICE 
MANAGERS OFFICE 
SUPERVISORS OFFICE 
STAFF LOUNGE 
MENS TOILET AND SHOWER 
MENS LOCKER ROOM 
WOMFNS TOILET AND SHOWER 
WOMENS LnCKfR ROOM 
SUPPLY AND EQUIPHFNT 
STORAGE 

ENGINEERS OFF ICE 
ENGINffRS WORKSHOP 
PUMP ROOM 
FIRE CONTROL ROOM 
STORAGE, GENFUAL 
COLD STORAGE 
FUTURE ACCESS 10 BLOCK 
NORTH OF MAIN ST . 

FREIGHTWAYS 
TO ADOLPHUS 
TO KIRBY BUILDING 
TO PB(AIORIAN BUILDING 
TO \'i\'J COMMERCE BUILDING 
TO WILSON BUILDING 
10 NF IMAN-MABCUS 

0 10 V-' 
-2 SERVICE LEVEL 



RETAIL LEASE 
PUBLIC LOBBY 

ENTRANCE TO MAGNOLIA 
BUILDING 
CONCOURSE AREA 

MULTI-PURPOSE EXHIBITION 
PAVILION 
INVERTED LANTERN ABOVE 
RESTAURANT 
BAR 
CAFE 
KITCHEN 
SMALL SHOP 

CINEMA 
AUDITORIUM 

LOBBY 

TICKET BOOTH 

CONCESSIONS COUNTER BELOW 
PROJECTION ROOMS 
STAIRS TO LOBBY 
SOUND EQUIPMENT ALCOVE/ 
EMERGENCY EXIT CORRIDOR 

MANAGERS OFFICE 
MEZZANINE/SEPARATE KITCHEN 
AND TOILETS FOR BAR BELOW 
STAFF ROOM 
STORAGE 
MENS TOILET 
WOMENS TOILET 
JANITORS CLOSET 

SECURITY 

SURVEILLANCE OFFICE 
SUPERVISORS OFFICE 
STAFF ROOM 
MENS TOILET 
WOMFNS TOILET 

CONFERENCE CENTER 
CONFERENCE ROOM 
LOBBY 

RECEPTIONIST/SECRETARY 
MANAGERS OFF ICE 
STORAGE 
* " ^ " TO SERVICf CORRIDOR 
KITCHFN/STAGING 
MFNS TOILET 
WOMENS TOILET 

AUDITORIUM 
AUDITORIUM 
VESTIBULE 
PROJECTION ROOM 
STORAGE 
BACKSTAGE 
«F NS T O I L E T 
WOMENS T O I L E T 

Vll'.ll 12 ' * * ' ° f ' ' « LOBBY 
S T A I R S 1 0 Wf S I OFF ICE LOBBY 

fSC»l ATOR/AIR-LOCK 
Bf VOL V I N G DOOR 

60-62 
60 
61 
62 

73 
71 
75 
76 
78 
80 
81 
82 
85 

110 

113 
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56 MAIL ROOM 
5/ MAIL WORKROOM 
30 PUBLIC TOILET, MEN 
sy PUBLIC TOILET, WOMEN 

PEDESTRIANWAYS 
ACCESS TO THANKSGIVING 
ACCESS TO ADOLPHUS HOTEL 
ACCESS TO BAKER HOTEL, 
CITY HALL 

OFFICE ELEVATORS 
FREIGHT ELEVATORS 
FREIGHT VESTIBULE 
RETAIL ELEVATORS 
ELEVATOR LOBBY 
SERVICE CORRIDOR 

lllV.^l '^"*"' DISTRIBUTION 
SERVICE CHASE. INTAKE 
FIRE STAIRS 

MECHANICAL. CINEMA 
MECHANICAL. SOUTH RETAIL 
MECHANICAL, NORTH RETAIL 
MECHANICAL, WEST RETAIL 



KEY 

1 RETAIL 
2 OFFICE 
3 OFFICE 
5 PUBLIC 

53 STAIRS 
LOBBY 

58 PUBLIC TOILET 
59 PUBLIC TOILET 
67 ORIEL WINDOW 
68 RAMPED BRIDGE 
73 OFFICE ELEVATORS 
71 FREIGHT ELEVATORS 
76 RETAIL ELEVATORS 
78 ELEVATOR LOBBY 
80 SERVICE CORRIDOR 
81 SERVICE CHASE, DISTRIBUTION 
82 SERVICE CHASE, INTAKE 
85 F IRE STAIRS 
86 OPEN TO BFLOW 

LEASE 
LEASE 
LOBBY 
STAIRS 
TO WEST OFFICE 

AND 5RD FLOOR ABOVE 
, MEN 
, WOMEN 

60 \ ^ 

2/3 RETAIL LEVEL 



KEY 

1 RETAIL LEASE 
2 OFFICE LEASE 
3 OFFICE LOBBY 
M PUBLIC SQUARE 
5 PUBLIC STAIRS 
7 ENTRANCE TO NEIMAN-MARCUS 
15 SMALL FOOD SHOPS/CAFES/ 

VENDORS 
66 GLASS ROOF AT 5TH FLOOR 

ABOVE 
67 ORIEL WINDOW 
69 OUTDOOR DINING TERRACE 
70 BASE OF OFFICE BUILDING 

ATRIUM/LIGHT WELL 
71 FOUNTAIN AND PLANTER 
72 ENTRANCE, ROLL-UP SECTION 
73 OFFICE ELEVATORS 
74 FREIGHT ELEVATORS 
75 FREIGHT VESTIBULE 
76 RETAIL ELEVATORS 
78 ELEVATOR LOBBY 
80 SERVICE CORRIDOR 
81 SERVICE CHASE. DISTRIBUTION 
82 SERVICE CHASE, INTAKE 
85 FIRE STAIRS 
86 OPEN TO BELOW 

O K> 30 \l^ 
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KEY 

1 MAGNOLIA BUILDING 
2 NEIMAN-MARCUS 
3 NEIMAN-MARCUS ADDITION 
4 NORTH WING, EAST OFFICE 

BLOCK 
5 SOUTH WING, EAST OFFICE 

BLOCK 
5 WEST OFFICE BLOCK 
7 NORTH RETAIL BUILDING 
8 SOUTH RETAIL BUILDING 
9 ROOF GARDEN 

10 ENTRANCE TO SQUARE/THROUGH-
BLOCK PEDESTRIAN STREET 

11 OFFICE ENTRANCE 
12 ATRIUM/LIGHT WELL 
13 LOGGIA 
14 DOUBLE-TIERED LOGGIA 
15 TERRACE 
16 CORNt R TERRACE 
17 DINING TERRACE 
18 OFFICE PENTHOUSE STORY 
19 MECHANICAL HOUSING 
20 ELEVATOR HOUSING 
21 CONSERVATORY, RESTAURANT/ 

NIGHTCLUB 
22 SUNKEN COURTYARD 
23 SOUTH GARDEN 
24 NORTH GARDEN 
25 SOUTH PATIO 
26 NORTH PATIO 
27 CASCADING POOL 
28 LAWN RAMI' 
2 9 PERIMETER PROMEtJAD! 
30 OVERLOOK 
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73 
74 
79 
80 
83 
84 
85 

87-100 
87 
88 
89 
90 
91 
92 
93 
94 
95 
96 
97 
98 
99 
100 

01-107 
101 

102 
103 
104 
105 
106 
107 

OFFICE ELEVATORS 
FREIGHT ELEVATORS 
EMPLOYEE ENTRANCE VESTIBULE 
SERVICE CORRIDOR 
TOILET/ MEN 
TOILET* WOMEN 
FIRE STAIRS 

TRUCK TERMINAL 
DOCK 
FREIGHTWAY 
STORAGE/HOLDING 
RECEIVING OFFICE 
MANAGERS OFFICE 
FOREMANS OFFICE 
VEHICLE/EQUIPMENT STORAGE 
STAFF LOUNGE 
MENS TOILET AND SHOWER 
MENS LOCKER ROOM 
WOMENS TOILET AND SHOWER 
WOMENS LOCKER ROOM 
TRASH COMPACTOR LOCATION 
RAMP 

CENTRAL MECHANICAL PLANT 
HEATING AND REFRIGERATION 
PLANT ROOM 
TRANSFORMER VAULT 
EMERGENCY GENERATOR 
ELECTRICAL SWITCHGEAR 
PLANT MANAGERS OFFICE 
RECEIVING AREA 
SERVICE DOCK 

108 

109 

114-122 
114 
115 
116 
117 
118 
119 
120 
121 
122 

123 
124 
125 
126 
127 
128 
129 

130-135 
130 
131 
132 
133 
134 
135 

0 10 

MECHANICAL, TO EAST RETAIL 
BUILDING 
MECHANICAL, TO AUDITORIUM 
AND CONFERENCE CENTER 

MAINTENANCE 
CLERICAL OFFICE 
MANAGERS OFFICE 
SUPERVISORS OFFICE 
STAFF LOUNGE 
MENS TOILET AND SHOWER 
MENS LOCKER ROOM 
WOMENS TOILET AND SHOWER 
WOMENS LOCKER ROOM 
SUPPLY AND EQUIPMENT 
STORAGE 

ENGINEERS OFFICE 
ENGINEERS WORKSHOP 
PUMP ROOM 
FIRE CONTROL ROOM 
STORAGE, GENERAL 
COLD STORAGE 
FUTURE ACCESS TO BLOCK 
NORTH OF MAIN ST. 

FREIGHTWAYS 
TO ADOLPHUS 
TO KIRBY BUILDING 
TO PREATORIAN BUILDING 
TO 1512 COMMERCE BUILDING 
TO WILSON BUILDING 
TO NEIMAN-MARCUS 

30 60 120 

-2 SERVICE LEVEL 



KEY 

1 RETAIL LEASE 
5 PUBLIC LOBBY 
8 ENTRANCE TO MAGNOLIA 

BUILDING 
9 CONCOURSE AREA 
10 MULTI-PURPOSE EXHIBITION 

PAVILION 
11 INVERTED LANTERN ABOVE 
12 RESTAURANT 
13 BAR 
14 CAFE 
15 KITCHEN 
16 SMALL SHOP 

17-30 CINEMA 
17 AUDITORIUM 
18 LOBBY 
19 TICKET BOOTH 
20 CONCESSIONS COUNTER BELOW 
21 PROJECTION ROOMS 
22 STAIRS TO LOBBY 
23 SOUND EQUIPMENT ALCOVE/ 

EMERGENCY EXIT CORRIDOR 
BELOW 

24 MANAGERS OFF ICE 
25 MEZZANINE/SEPARATE KITCHEN 

AND TOILETS FOR BAR BELOW 
26 STAFF ROOM 
27 STORAGE 
28 MENS TOILET 
29 WOMENS TOILET 
30 JANITORS CLOSET 

31-35 SECURITY 
31 SURVEILLANCE OFFICE 
32 SUPERVISORS OFFICE 
33 STAFF ROOM 
34 MENS TOILET 
35 WOMENS TOILET 

36-44 CONFERENCE CENTER 
35 CONFERENCE ROOM 
37 LOBBY 
38 RECEPTIONIST/SECRETARY 
39 MANAGERS OFFICE 
40 STORAGE 
41 ACCESS TO SERVICE CORRIDOR 
42 KITCHEN/STAGING 
43 MENS TOILET 
44 WOMENS TOILET 

45-51 AUDITORIUM 
45 AUDITORIUM 
46 VESTIBULE 
47 PROJECTION ROOM 
48 STORAGE 
49 BACKSTAGE 
50 MENS TOILET " - -
51 WOMENS TOILET 

52 STAIR^ TO EAST OFFICE LOBBY 
53 STAIRS TO WEST OFFICE LOBBY 
54 ESCALATOR/AIR-LOCK 
55 REVOLVING DOOR 

0 10 30 60 120 
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55 MAIL ROOM 
57 MAIL WORKROOM 
58 PUBLIC TOILET, MEN 
59 PUBLIC TOILET, WOMEN 

60-62 
50 
51 
62 

73 
74 
75 
76 
78 
80 
81 
82 
85 

110 
111 
112 
113 

PEDESTRIANWAYS 
ACCESS TO THANKSGIVING 
ACCESS TO ADOLPHUS HOTEL 
ACCESS TO BAKER HOTEL, 
CITY HALL 

OFFICE ELEVATORS 
FREIGHT ELEVATORS 
FREIGHT VESTIBULE 
RETAIL ELEVATORS 
ELEVATOR LOBBY 
SERVICE CORRIDOR 
SERVICE CHASE, DISTRIBUTION 
SERVICE CHASE, INTAKE 
FIRE STAIRS 

MECHANICAL, CINEMA 
MECHANICAL, SOUTH RETAIL 
MECHANICAL, NORTH RETAIL 
MECHANICAL, WEST RETAIL 



KEY 

1 RETAIL LEASE 
4 PUBLIC SQUARE 
5 PUBLIC LOBBY 
6 PUBLIC STAIRS 
7 ENTRANCE TO NEIMAN-MARCUS 
8 ENTRANCE TO MAGNOLIA 
11 INVERTED LANTERN TO 

CONCOURSE BELOW 
16 SMALL SHOP OR VENDOR 
52 STAIRS TO CONCOURSE BELOW 
53 STAIRS TO -1 AND 2 
54 ESCALATOR TO CONCOURSE 

BELOW 
63 DOUBLE ROW OF TREES • 

(CIRCLES INDICATE LOCATION) 
64 CORNER SIDEWALK CAFE 
65 RECESSED ENTRANCE PORCH 

TO OFFICE BUILDING 
73 OFFICE ELEVATORS 
m FREIGHT ELEVATORS 
75 FREIGHT VESTIBULE 
76 RETAIL ELEVATORS 
77 ROOF GARDEN EXPRESS 

ELEVATORS 
78 ELEVATOR LOBBY 
79 EMPLOYEE ENTRANCE 
81 SERVICE CHASE, DISTRIBUTION 
82 SERVICE CHASE/ INTAKE 
85 FIRE STAIRS 

0 10 30 120 

- 1 STREET LEVEL 
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KEY 

1 RETAIL 
2 OFFICE 
3 OFFICE 
5 PUBLIC 

53 STAIRS 
LOBBY 

58 PUBLIC TOILET/ 
59 PUBLIC TOILET/ 
67 ORIEL WINDOW 
68 RAMPED BRIDGE 
73 OFFICE ELEVATORS 
74 FREIGHT ELEVATORS 
75 RETAIL ELEVATORS 
78 ELEVATOR LOBBY 
80 SERVICE CORRIDOR „,,̂ ,̂ „ 
81 SERVICE CHASE, DISTRIBUTION 
82 SERVICE CHASE/ INTAKE 
85 FIRE STAIRS 
86 OPEN TO BELOW 

LEASE 
LEASE 
LOBBY 
STAIRS 
TO WEST OFFICE 

AND 3RD FLOOR ABOVE 
MEN 
WOMEN 

0 10 30 60 120 \ ^ 
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KEY 

1 RETAIL LEASE 
2 OFFICE LEASE 
3 OFFICE LOBBY 
4 PUBLIC SQUARE 
6 PUBLIC STAIRS 
7 ENTRANCE TO NEIMAN-MARCUS 
16 SMALL FOOD SHOPS/CAFES/ 

VENDORS 
66 GLASS ROOF AT 5TH FLOOR 

ABOVE 
67 ORIEL'WINDOW 
59 OUTDOOR DINING TERRACE 
70 BASE OF OFFICE BUILDING 

A T R I U M / L I G H T WELL 
71 FOUNTAIN AND PLANTER 
72 ENTRANCE, ROLL-UP SECTION 
73 OFFICE ELEVATORS 
74 FREIGHT ELEVATORS 
75 FREIGHT VESTIBULE 
76 RETAIL ELEVATORS 
78 ELEVATOR LOBBY 
80 SERVICE CORRIDOR 
81 SERVICE CHASE, DISTRIBUTION 
82 SERVICE CHASE, INTAKE 
85 FIRE STAIRS 
86 OPEN TO BELOW 

4 ATRIUM LEVEL 



1 
2 
3 
4 

5 

6 
7 
8 
9 
10 

11 
12 
13 
14 
15 
16 
17 
18 
19 
20 
21 

22 
23 
24 
25 
26 
27 
28 
29 
JO 

KEY 

MAGNOLIA BUILDING 
NEIMAN-MARCUS 
NEIMAN-MARCUS ADDITION 
NORTH WING, EAST OFFICE 
BLOCK 
SOUTH WING, EAST OFFICE 
BLOCK 
WEST OFFICE BLOCK 
NORTH RETAIL BUILDING 
SOUTH RETAIL BUILDING 
ROOF GARDEN 
ENTRANCE TO SQUARE/THROUGH-
BLOCK PEDESTRIAN STREET 
OFFICE ENTRANCE 
ATRIUM/LIGHT WELL 
LOGGIA 
DOUBLE-TIERED LOGGIA 
TERRACE 
CORNER TERRACE 
DINING TERRACE 
OFFICE PENTHOUSE STORY 
MECHANICAL HOUSING 
ELEVATOR HOUSING 
CONSERVATORY, RESTAURANT/ 
NIGHTCLUB 
SUNKEN COURTYARD 
SOUTH GARDEN 
NORTH GARDEN 
SOUTH PATIO 
NORTH PATIO 
CASCADING POOL 
LAWN RAMP 
PERIMETER PROMENADE 
OVERLOOK 
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