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I N T R O D U C T I O N 



THE ARCHITECTURAL PROGRAM 

Webster's Dictionary defines program as, "A brief outline of the order 

to be pursued or the subject embraced in any public exercise, performance, 

etc." From this we can take the position that programming, as related to 

a creative profession of the arts, is an outline which sets the basis for 

eventual design responses. 

This program is embodied in a more general design response process 

which includes other necessary components that together result as the basis 

for a successful solution to the problem. Figure A attempts graphically to 

depict the procedure. 
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INTRODUCTION 

In large cities the CBD area is a hustling, bustling area filled with 

activity from 8:00 a.m. to 5:00 p.m. After 5:00 p.m. the city's CBD area 

is usually dead. People working in the CBD leave the office, fighting 

five-o'clock traffic, to get to their residences in the suburbs. People 

working in CBD's generally don't live in the CBD due to lack of, or in-

adequate, housing. 

There is not a total solution to eyery problem, but mixed-use projects 

have been a concept to lessen the problem of lack of life in CBDs after 

5:00. The specific mix of uses may vary, as may the overall project scale. 

The concept, however, remains the same; combining a range of uses into a 

single development which allows them to mutua11y support one another. 

This program consists of a mixture of residence, office space and 

retail space. The project is located in the CBD area of Austin, Texas. 

(See Figures B:, C, D.) The city supports this type of project to revita-

lize downtown. Ther3 is a lack of retail and residential space in the CBD. 

The site is appropriate for this type of project. Town Lake, a thriving 

outdoor community area, is adjacent to the site. The site is also near to 

many entertainment and cultural centers located mostly on 6th Street. 

The structure's height limit is 120 feet, due to Town Lake zoning to 

keep Town Lake in perspective. The site consists of 3^, blocks (one block 

to be designated for a new City Hall to be designed by others). This 

project will consist of 400,000 sf residential space, 300,000 sf office 

space, 100,000 sf retail space. The project will consist of separate 

buildings that can be connected with pedestrian bridges. 



Project Goals and Objectives 

GOALS 

-- The project will become an integral part of Austin's CBD. 

— Residents feel a sense of home. 

-- The circulation of the users both in and around the project 

will be organized and efficient. 

— The design will be sensitive to the site and the surroundings 

-- Security and privacy are incorporated into the design. 

-- The structure will not disrupt the historical setting. 

-- The separate components and uses will be integrated to form 

a unique, mutually-supporting environment. 

OBJECTIVES 

-- Design and materials compatible to existing structures 

-- Site to include areas for outdoor activities 

-- Easy pedestrian access to Town Lake 

-- Interior activities visible to exterior pedestrians and 

travelers passing by 

-- Comfortable environment for visiting, living and working 

-- Interior circulation visible to others 

-- Entrance easily accessible 



FIGURE B. 

Source: Bureau of Economic Geology, The University of Texas 

at Austin 
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LGCATION MAP 

Source: Austin Planning 
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B A C K G R O U N D 



BACKGROUND 

It may at last be clear that urban mixed-use buildings are necessary. 

They offer urban lifestyle qualities that have been disappearing from Amer-

ican cities--qua1ities that were described eloquently 15 years ago by 

Jane Jacobs. Jacobs and other writers on urbanism influenced a whole gen-

eration of architects and planners to the extent that perhaps we have 

learned to deal with diversity as a design problem. Now the economic and 

political situation is working in favor of this diversity. Enlightened 

citizens, environmental legislation, special zoning districts, rising con-

struction costs, and the energy crisis promote mixed-use. We have an op-

portunity to develop an urban vernacular that is good business as well as 

good urbanism. 

In the past few decades, rapid growth and changes have been made in 

our cities. Increase in population, new technology and a changing social 

system have made the city more dynamic and complicated than ever before. 

The city has been changing drastically both in scale and content of 

its environment. This is most evident in suburban development and highway 

construction. These developments, encouraged by the burgeoning of the 

American Dream, have brought the urban environment to a critical stage. 

People are aware of urban problems, exemplified by CBD deterioration, in-

creasing slums, segregation, etc. Older urban areas, because of rapid 

growth in suburban areas, have become unbalanced and unpleasant places to 

live. They have deteriorated, housing those who remain--the poor, the 

elderly and segregated. 

Those problems of deterioration in older areas are unquestionably re-

lated to out-migration by suburban development. The loss of urban popula-

tion by out-migration could not be counter-balanced with decelerated rate 
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of population growth over the past 25 years. This out-migration has been 

accelerated by public policy and private development in suburban areas. 

To reverse this tendency, many local and governmental programs have 

been adopted in both physical and economical terms. Urban renewal programs, 

the most direct alternatives among these, have been developed to revitalize 

the urban area in the physical aspect of re-development. 

But this program always becomes ineffective, rippling adjacent area 

deteriorated or creating other deteriorated areas. The physical approach 

of renewal programs is important in preventing subsequent deterioration of 

the surrounding areas, because slums and deteriorated areas are physical 

phenomena that reflect the social and economic conditions of the people who 

live there. 

Today, new 1i f e styles and shifting work patterns, combined with the 

problems of inflation and energy crises, make urban revitalization more 

urgent. Furthermore, there is an awakening consciousness of the historical 

value of central cities, and new attentions to the concepts of no growth 

and urban consolidation. Therefore the Federal government has inaugurated 

a series of programs to reverse that drift to deterioration in urban areas. 

These programs have more sensitive understanding than previous urban re-

newal programs; that each urban neighborhood, old or new, has its own spec-

ial character, that new construction must be carefully placed and inte-

grated with existing buildings, that there must be a constant dialogue be-

tween the local communities and the central government...and that the 

2 
architect/urban designer is the effective bridge between both. This 

statement suggests a more comprehensive approach in designing the urban 

environment. History, preservation and community participation should be 

integrated into the design objectives. Urban design, which is a common 

component in those objectives, is the most important bridge to physical 

implementation. 
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Questions and Problems 

Then, have we, by the complexity of our urban problems, structured a 

new design approach to implement these renewal objectives? Seen in cases of 

most urban renewal prljects, there are few successful cases in the imple-

mentation of the renewal design. Most urban renewal projects do not exhibit 

any architectural considerations in terms of history, preservation and com-

munity. 

If the architect, as arbitrator between social desire and physical im-

plementation, does not bring a comprehensive insight to the problems, there 

is little possibility to revitalize our urban environment. It needs a more 

integrated and contrived approach to attack those complicated problems in 

terms of design. Above all, lack of continuity in planning and design is 

the prime reason why sound urban environments are not established. 

Much of urban planning shortchanges cities of workable urban design 

unity. Historically, planning establishes patterns of land use and circu-

lation with zoning and subdivision ordinances, but the actual design is left 

to others. The end result of this detachment between the planners of the 

on-going city and the designers diminishes the probability of good urban 

3 
design. Comprehensive design approach, integration of planning and de-

sign, is then the only way to solve urban problems. 

The comprehensive design for urban renewal (integrated into mixed use 

projects) should integrate as a whole, from the city to the building eaves. 

Not only by technological and financial terms but also by thinking about 

culture of the people, can we see that it is the only way to revitalize 

our urban environment. 

History 

Austin, as a distinguished growing city, has many responses to nature 

in the contents of its city plan and history. 

In 1838, Mirabeau Lamar, then vice-president of The Republic of Texas, 
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hunted buffalo around Waterloo and was impressed by the beauty, the 

surrounding hills, and the tremendous water supply of the Colorado River. 

In 1839, a commission was sent out to select a location where the capitol 

of the Republic could be permanently located. In compliance with instruc-

tions from President Lamar, the commission visited Waterloo. It was fin-

ally chosen and the name changed to Austin in honor of Stephen F. Austin. 

At the beginning, the Colorado River and the valley between Waller 

and Shoal Creek spurred the grandiose imagination of the planners. 

The valley at the central axis of the plan was translated into a wide 

main avenue, dramatically increasing the visual importance of the Capitol 

site and establishing a monumental approach to the future building. It was 

much more customary in the nineteenth century Texas to build a grid plan 

5 
around a central square, generally the site of the court house. 
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We can visualize this in the map of the City Plan, a symmetrical 

layout clarified by a grandiose central axis and a symmetrical layout of 

public squares. (Figure 1) Industrial activity along the Colorado River 

had been developed with central corridor activity as a center of commerce, 

which can be seen in the remaining warehouses. 

These features of the City Hall still remain as a center of State 

government, education and a riverside community, the commercial activity on 

Congress Avenue and Pecan Street remains as a central corridor with commerce 

on 6th Street. 

Growth and Problems 

With affluent natural resources and historical background, Austin has 

been growing rapidly as the result of a complex interaction of external and 

internal forces in recent years. Immigration to the Sun Belt area from 

other parts of the country and new coming industries such as Motorola, IBM 

and John Roberts, Inc, represent main external forces. Suburban develop-

ment and annexation in the modern period on the periphery of the city is 

another. 

As is the case of most American cities, during this period of suburban 

expansion, urban areas in Austin suffered similar deterioration and some 

were completely destroyed in the process of urban renewal. In spite of 

doubling its population between 1960 and 1977, population density in the 

downtown area has dropped 28.5%. This decline, which follows a longer 

term decline, indicates that the residents that were downtown are dying. 

Physically, the city is developing major arterial roads in outlying 

areas before they become heavily urbanized and, in doing so, is encouraging 

suburban development. 

In addition, for nearly two decades there has been no major retail 

development in downtown Austin, which could support a residential develop-

ment. Sixth Street is probably the only mixed retail district in the 
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downtown area, and mostly consists of restaurants, entertainment and 

jewelry stores. 

Consequently, Austin has undergone a typical process of inner deterior-

ation and outward expansion. We can visualize this phenomenon graphically 

in the activity of the city (Figure 2). One area with no clear develop-

ment at a11, is seen where IH 35 and the railroad meet. IH 35 which divides 

the city in social and economical aspects, emphasizes the barrier effect of 

the conflict area while restraining possible economic growth from the CBD 

and reinforcing the tendency towards economic stagnation. 

O riiôM PíiMê iTT fÆ^iPEMTiAL 
;*; Lov' reNstvTY •f̂ Êôin.̂ rr •• 

eoop úûi^ii\ec\c\AL 
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FIGURE 2. LAND USE 
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Current Planning and Restrictions 

To reverse those tendencies, downtown revitalization becomes the major 

objective for the Austin Tomorrow program begun in 1973. The resulting 

goals program, developed through the combined effort of citizens and city 

planners, was transformed into the present Austin Tomorrow comprehensive 

plan. The city-wide goals of this plan are stated as follows: 

* Assure that the development of the urban environment is 

compatible with the unique natural and constructed features 

of the Austin area. 

* Protect and improve the desirable image and character of 

neighborhoods and districts. 

* Reduce the negative effects of automobile traffic in 

neighborhood environments. 

* Preserve those elements which reflect the varied historical, 

architectural and cultural inheritance of Austin. 

An efficient public transportation system and developing a mass transit 

system along the center of the corridor is suggested in this plan. More-

over, local retail development could occur in conjunction with housing con-

struction at either end of the downtown, serving existing neighborhoods as 

well as the new development. Such development would be integrated with 

parking structures and transit facilities, facilitating the easy deposition 

of automobiles at the periphery of the CBD, limiting traffic at the city's 

core. 

As a part of it, revitalization plans and developments are divided into 

o 

the following subareas: 

A. Major corridor development in the CBD 

B. Development along Town Lake 

C. Systematic development schemes 
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D. Plans to soften the barrier of IH 35. 

But there are a lot of physical restrictions to revitalizing downtown. 

A warehouse zone with scattered freight depot and paral1e1 railroad must 

be major restrictions to development, as are the lack of parking and poor 

automobile access to the downtown area. 

Land Use 

In order to establish a basis for making decisions about what kind of 

building to put up in the area, one must first look at the texture and con-

text of the district and neighborhood under study. "There are five elements 

--path, edge, district, node, and landmark--that must be considered simply 

as convenient empirical categories within and around which it has been possi-

ble to group a mass of information. To the extent that they are useful, they 

will act as building blocks for the designer." 

The CBD has Congress Avenue as its main street bisecting a square mile 

grid pattern of existing streets that were the original composition of the 

city. An overall view of downtown shows dynamic and rapid change yet some 

sections, as the one under study, depict an anachronous nature that seem-

ingly pleads for attention. There is great contrast between the texture and 

scale of the buildings with soaring ultra-modern towers and that of the 

elaborately detailed structures of the past. People-oriented spaces in and 

around these edifices are not uncommon. Benches, awnings and open spaces 

are not always inviting and in some instances actually impede movement, seem 

awkward, or are just there to visualize and not truly experience. Over-

a11, more work needs to be done concerning making downtown more attractive 

to the pedestrian. 

Figures 3 and 4 show some of the more important central city elements 

related to the site and are considered people-influencing elements. These 

elements as described by Kevin Lynch in his book The Image of the City, serve 

to give a pedestrian, motorist, or journeyman a sense of place. The person 
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will, by means of these elements, know where he is, where he's been, and 

where he's going. However, none of these signals exists in isolation at 

a place. Lynch says, "Districts are structured with nodes, defined by 

edges, penetrated by paths, and sprinkled with landmarks." 

The grid system in the CBD consists of approximately 270' square blocks 

cut with a 20' alleyway for servicing. The average block has 10 to 15 lots 

and each parcel is about 8000 square feet in area, however, 25' frontage 

lots aren't uncommon along Congress Avenue. 

Table 1 shows changes in land use between 1956 and 1970. The Table 

shows a decrease in retail land use acreage from 73 to 42 acres and service 

increasing from 36 to 76 acres. This can be attributed to a growth in pro-

fessional and technical services of which my proposed building attempts to 

house. 

TABLE 1. 12 

Land Acres 

73.0 

36.9 

3.2 

37.1 

16.6 

139.8 

46.4 

185.5 

72.9 

612.0 

CBD LAND USE 

1956 

COMPARISON 1956-

% of Total 

11.92 

6.0 

.5 

6.1 
2.7 

22.8 

7.6 

30.5 

11.9 

100.0 

•1970 

Land Acres 

42.3 

76.5 

8.5 

2.9 

7.2 

82.3 

41.5 

200.5 

150.2 

612.0 

1970 % of Total 

6.9 

12.5 

1.4 

.5 

1.2 

13.4 

6.8 

32.8 

24.5 

100.0 

Category 

Retail 

Service 

Entertain. 

Wholesale 

Manufact. 

Resident 

Undevel. 

ROW & Park 

Public 

TOTAL 

Source: 1970 Land Use Data Tape, Austin Planning Department 

1956 Austin Plan, Harold Wise and Associates 
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Table 2 gives a breakdown of most activities in the CBD and land use 

in comparison to building area. The Table depicts privately-developed 

land only; tax exempt parcels are not included, It also shows that the 

most intensely developed land is that used for wholesale trade which has a 

floor space area 69 percent greater than the land area it occupies. Ser-

vices account for 57 percent of the floor space area and 29 percent of land 

area in private ownership. These buildings with an excess of 5 million 

square feet have a 52% greater floor space area than the 1and on which they 

sit. Lodging, business, and F.I.R.E. possess the greatest floor space to 

land area coverage. Residential is the least intensely developed with 27% 

of the land area used for floor space. 

Heavy commercial uses such as manufacturing, warehousing, and wholesale 

occur in an east-west land south of 4th Street. Retail and services take 

up the remainder of the area except for two small residential areas. 

There is no way of matching activity or use with building type since 

most have multiple uses such as banks with retail concessions in addition 

to its primary financial use. It would be difficult to record what kind 

of parcel my own building would be occupying since my intentions are to put 

several activities so as to make it a multi-use set of buildings. 
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TABLE 2. CORE AREA LAND USE AND BUILDING AREA 
(PRIVATE PROPERTY ONLY) 
1970 

Category 

RETAIL TRADE 

Dept. & Clothing 

Auto & Marine 

Furniture & Appl. 

Bldg. Matl., & Hdwre. 

SERVICES 

F.I.R.E. 

Personal 

Business 

Lodging 

Repai r 

Professional 

Education 

Trucking 

Communication 

Printing 

Transportation 

Other 

Land 
Acres 

42.0 

8.0 
25.6 

2.9 
5.8 

76.5 

9.9 
4.3 
7.7 
9.4 
1.7 
3.6 
1.0 
.6 
.5 
1.4 
8.6 
27.8 

% of 
Total 

lÉ 

29. 

1.2 

3% 

Bldg. Area 
in Sq. Ft. 

1 
1 

5 

1 

1 

,079,000 

,345,500 

486,400 
129,400 

137,700 

,074,900 

722,100 

162,600 

970,000 

,463,000 

51,400 

96,000 

33,300 

--

29,400 

61,900 

170,000 

,324,900 

% of 
Total 

23.2% 

56.7% 

Bldg. Area 
as % of 
Land Area 

113% 

152% 

ENTERTAINMENT 

Eating & Drinking 

Culture & Amusemt. 

WHGLESALE TRADE 

VACANT 

MANUFACTURING 

8.6 

4.2 

2.4 

7.9 

41.5 

7.2 

2.3% 

1.1% 

15.8% 

2.8% 

254,700 

174,300 

80,400 

214,100 

196,000 

150,500 

2.8% 

2.4% 

2.2% 

1.7% 

68% 

167% 

110% 

48% 

Food 

Wood 

Rubber & Plastic 

Metal 

Other 

4.3 
1.6 
.5 
.2 
.6 

43,800 

83,000 

6,400 

3,000 

14,300 

RESIDENTIAL 

TOTAL PRIVATE LAND 

82.3 

261.2 

31.5% 

100.0% 

970,800 

8,942,000 

10.9% 

100.0% 

27% 
78% 

Source: 1970 Land Use Data, Planning Department 
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Land use with the most significant impact to the CBD is the automobile. 

Figure 5 shows that more than 50% of the CBD land is comprised of street 

right-of-ways, parking, and automobile oriented activities such as service 

stations, garages, drive-in banks, and auto dealers. It is my expectation 

and that of a lot of planners that a reduction in auto traffic is drastic-

ally needed. Some of the streets now emptying traffic are expected to be 

closed off and other modes of transit employed in order to alleviate conges-

tion. 

Overall, forecasts for the CBD indicate a decline in residential land 

use as services requiring office space replace the single family residences. 

The idea then is to say, all right, land is too valuable here but let's not 

run everyone out. Let's instead create an area that will house and provide 

work and play space even if it means going up with multi-story buildings. 

Keeping in mind the congestion of population in a city, I recognize the need 

for a height limit which not only keeps density down, but does not intrude 

on the ever-important sun rights. 

As for retail sales in the CBD, most have experienced either no sales 

increases or an absolute decline, both of which are cau-s«d by loss of the res-

idential base in the immediate area. Like a11 major cities, Austin's major 

retail center has moved out to regional shopping centers where ample parking 

is supplied and traffic congestion is lower. Its competition is hard to beat 

unless we replace the people. In this scheme, it is my intention to create 

a place attractive to these needed people. 

Circulation 

Vehicular circulation in the core area is enclosed in the CBD traffic 

cordon shown on Figure 7. Over 200,000 vehicles traverse this cordon, 85% 

of which occurs between 7:00 a.m. and 7:00 p.m. Over 31% of these move-

ments occur at the east boundary and only 17% along the south boundary. 

Movement across the north and west sides of the cordon accounts for 27% and 
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24% respectively. About 20,000 is the peak accumulation which occurs 

between 10:30 and 11:30 a.m. 

Table 3 depicts the average daily traffic volumes on the CBD's major 

streets. The 5th Street traffic is of particular importance since it is the 

northern boundary of the site under study. This traffic is scheduled for 

rerouting in some plans and will definitely alter noise and pedestrian pat-

terns of the area. Parking for a11 these autos will be covered later in the 

text. 

TABLE 3. CBD TRAFFIC VOLUME COMPARISON OF 
SELECTED STREETS 1968-1970 

Street 

Lamar 

Lavaca 

Guadalupe 

Congress 

San Jacinto 

Trinity 

Ist Street 

5th Street 

6th Street 

8th Street 

llth Street 

1968 

19,655 

8,246 

7,131 

11,471 

8,573 

3,619 

15,170 

10,560 

10,370 

7,730 

11,040 

1971 

29,140 

10,550 

10,490 

17,810 

8,470 

4,220 

17,140 

10.890 

10,740 

8,560 

14,120 

% Change 

+ 

• \ -

+ 

+ 

-

+ 

+ 

+ 

+ 

+ 

+ 

59% 

28% 

47% 

55% 

1% 

17% 

15% 

3% 

4% 

11% 

28% 

Source: Traffic and Transportation Department 
City of Austin 

To draw an overall picture of the CBD, it looks bleak for the pedes-

trian presently. The buildings of downtown force pedestrians into leftover 

space while the traffic and the noise and fumes are almost too much to bear. 

The total experience of downtown seems to be one of agony and experimental 

pain. There is always hope and a willing people, however. 
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Growth and Development 

Figure 8 shows a map explaining the physical growth of the Austin area 

in stages until 1960. Today growth is yery rapid on a north/south axis and 

a little slower on an east/west one due to accessibility by auto from the 

east and inaccessibility by auto from the west hill country. 

9 Í í,...V.P * 4 

b";;:-v:;-j I94 l - i949 Auslm . }, 

'̂  i I9t0-I96l ;.u5lin | : ^ 

<Í/ , ^ V ^ l9ei-l 'J69ûuShn • "H 

Y//A 1950-1961 Adiocfnl ' i ;eot 

N i M i l i i ! 9 5 0 - " ^ ; •.J'fwn Co-,.c>octî 

S4.ait ,r, W.l.i 

FIGURE 8. AUSTIN ANNEXATION 

Source: Austin Planning Department 
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Figure 9 shows details of land use for the area. Texturally, land use 

is well diversified with ample facility for living, working and recreating. 

The people of Austin are fortunate to have almost ideal environmental con-

ditions and more often than not, the people like to get involved in any 

plans for redevelopment, especially if those plans concern their district. 

'^r7j-''-W.^å'M^ 

FIGURE 9. AREA LAND USE 

Key: UND - Undeveloped Land 

C-1 - Commercial District 

C-2 - Commercial District 

C-2-H - Commercial Historical 
D - Industrial District 

Source: Austin Planning Department 

In spite of the fact that downtown is losing population in the residential 

mode, the people remaining continue their concern over developmental progress 

downtown. Figures 10 and 11 show potentials and constraints for Austin's 

redevelopment as a whole. Figure 12 shows the same criteria for the district. 
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Recreational Facilities 

The core area of Austin is truly blessed with an abundance of rec-

reational facilities within walking distance. Among the parks is Town 

Lake and Zelker facilities, the Symphony Square and Waterloo Park facili-

ties, and several downtown squares including the 0. Henry Museum. Librar-

ies, night clubs, daycare centers, movie theaters, e t c , are all within a 

short walk. Development of Waller Creek and a hike and bike trail running 

parallel to it would further insure sufficient recreational facilities for 

the people of this area. 

Amenities 

Among the amenities for the area are an abundance of shade trees and 

handsome landscapes. Much work needs to be done to clean up the immediate 

area but with a little restoration, a clean, well-lighted, and safe down-

town is within our capabilities for revitalization. Other amenities indude 

the convenience to a11 of the State and Federal offices, including the Post 

Office, whether a short walk or ride. 

CENSUS INFORMATION 

Users 

Since the objective of this design will be to accommodate people who 

will live, work and play downtown, it is important to analyze social and 

behavioral patterns of the CBD and adjoining areas, more specifically, those 

areas that will most likely be supplying some of the people who will move 

dowhtown. Since employment is the basis for influx of the populace, we must 

look at recent, if not current, conditions of employment, housing, and over-

a11 living conditions in the CBD. It must be established whether or not 

there is ample housing, jobs, and security to make the project attractive. 
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It must be established whether existing CBD neighborhoods can or will 

thrive in the near future. Generally feasibility will be determined by 

factors of incentive, attractiveness, security and those things which make 

a city, neighborhood, and edifice survive. 

Employment 

According to 1970 census, which gives a somewhat less than accurate 

portrayal of employment data for the CBD, the Austin SMSA has a residential 

labor force of 121,115 persons, 12% of which are employed in the CBD. Table 

5 shows SMSA population, SMSA employment, and CBD employment in the state's 

ten largest cities. Only Amarillo and Waco have higher employment percent-

ages. 

Another source for employment data and one more accurate, is the Texas 

Employment Commission (TEC). Table 6 shows a breakdown of employment figures 

in the Austin CBD. The government sector is, of course, the largest employ-

er with 6,900 and a 31% cut of the employment pie. Table 7 gives us an idea 

of the population and its changing character with a -28% decline from 1960 

through 1970. Clearly, this is an indication of out-migration for the CBD. 

Generally most CBDs are losing employment population to suburbs and 

outlying areas. Austin is somewhat similar in trend but due to a strong 

positive stability from government and educational bases, downtown Austin 

has somehow survived any sudden reduction in population. In fact, fore-

casters are expecting increases in employment downtown, principally in 

those areas requiring services and office space. 



32 

oo 

C
_) 

=
1 

s: 

+
J 

Q
 

c 
C

Û
 

O
) 

>
•>

 

o 
o 

r-v 
1

—
 

o
-i 

Q
. 

1—
 

0
0 

L
J

J 

es>
 

û
c 

<t 
—

1 

o 
<D

 r-̂
 

C
O

C
T

) 
C

 
t—

1 
n3 

1 
x

: 
o 

O
 

U
D

 
cn 

S
-9 

C
S

vJ 
C

T
, 

<X
) 

C
M

 
C

O
 

r—
 

o
o 

L
n 

c
o 

c
s

j n 
C

SJ 

cn 

cn 
<

JD
 r. 

C
T

i 
C

s
j 

C
h 

co 
C

s
j 

C
M

 

C
SJ 

L
D

 
U

3 

•X
) 

C
O

 
C

M
 

.—
1 

ro 
'd

-

L
n

 
C

SJ 
C

sJ 

l
^ 

cn 
co 

0
0 

co 

o 
o L

O
 

1—
1 

ro 
oo 

-1-

C
M

 

co 

+ 

C
sJ 

L
T

) 

H
-

C
O

 
O

O
 

O
 

C
S

yJ 

•=
d

-

o 

C
S

J 

L
D

 

-t-

0
0 

X
 

o _
l 

Q
. 

s
: 

L
U

 

Q
 

c
C

 

+
J 

O
O

 
O

) 

s
: 

E
 

oo 
>

, 
o 

O
 

r—
 

r-. 
Q

. 
cr. 

E
 

I—
( 

L
xJ 

C
U

 

cn 
c

: 

o 
c

ri 
o

o 
o

o 

C
S

vJ 

co 
0

0 
r~. 
ID

 
C

T
) 

C
s

j 

r^ 

o o o 
C

T
i 

c
s

j 
L

D
 

cn 
o 

0
0 

r.̂
 

C
sJ 

L
O

 
<X3 

C
T

l 
I—

I 

oo 

C
îl 

o oo 

C
M

 
C

S
J 

C
S

vJ 

C
T

l 
C

T
l 

0
0 

L
O

 
L

n 
L

n 
cn 
L

n 

O
 

Q
. 

L
n 

C
Q

 

c: 
<

c 
o 

0
0 

•!-
s

: 
+

J 

O
O

 
T

C
! 

O
 

13 
r^ 

C
L 

C
T

l 
O

 
.-1 

Q
-

o •
^ 

-I-

cn 
oo 

-I-

r-̂
 

oo 
0

0 

oo 
C

T
l 

o
o 

L
O

 

cn 
" 

í-
o

o 

o 
o o 
L

O
 

T
O

 
C

T
l 

o o o 
lo

 
L

n
 

L
n

 

o o 
o 
<vl-
L

O
 

co 

o o 
o 
C

S
yJ 

<X
) 

r̂
~. 

o o 
o C

T
l 

L
n

 
oo 

o o o 

<o 
cn 
C

S
yJ 

O
 

o o 

L
n 

0
0 

C
sj 

o o o 

cn 
r-̂

 
I—

1 

o o 
o 

co 
•

^ 
t—

1 

o o 
o 

•^^í-

"^ 
t—

l 

+
J 

o 
^ 

i
^ 

c
r 

C
T

i 
ra 

.—
I 

a: 

E
 

O
 

+
J 

0
0 

:3 
o 

3
=

 

t/) 
03 

1
—

 

1
—

 

03 
Q

 

•r—
 

C
 

o 
+

J 
c 

•=c 

c rcí 
oo 

.c: 
4->

 
S

-
o 
3 +

J 
i-o 

L
l_ 

O
 

CO
 

fO
 

C
L

. 

1
—

 

L
iJ 

o C
2

. 
s-o 

C
_) 

o o 
.Q

 
O

 
u rt3 

S
-

0
3 

C
S

vJ 
<o 

0
0 



33 

TABLE 6. CBD EMPLOYMENT 1970 

Sector 

Agriculture 

Construction 

Manufacturing 

Transportation 
Communication 
Utilities 

Wholesale 

Retail 

Finance 
Insurance 
Real Estate 

Service 

Federal Gov't. 

State Gov't. 

County Gov't. 

Municipal Gov't. 

TOTAL 

Employees 

34 

382 

1,766 

1,635 

1,358 

4,232 

3,043 

2,677 

2,138 

3,597 

235 

930 

22,027 

% of Total 

.2% 

1.7% 

8.1% 

7.4% 

6.2% 

19.2% 

13.9% 

12.2% 

9.7% 

16.2% 

1.1% 

4.2% 

100.0% 
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TABLE 7. CBD POPULATION CHARACTERISTICS 
1960 - 1970 

Characteristics 1960 1970 Change 

Number % Number % 1960 - 1970 

Total Population 3,196 100% 2,307 100% - 28% 

Over 14 Years 2,570 80% 1,995 86% - 22% 

Male 1,320 51% 919 46% - 30% 

Female 1,250 49% 1,076 54% - 14% 

Residential Population 

Twenty percent of the CBD residential population has left between 

1960 and 1970, a drop from 3,196 to 2,307 persons. Table 8 depicts a large 

percentage of the population, over 43%, as being 45 ysars of age and o1der, 

clearly indicating that younger people are unable to afford the high hous-

ing costs and are being forced to seek more affordable units. 

Table 9 shows a definite decrease in families between 1950 and 1970, 

especially those husbands and wives with children. With 50% of these fami-

lies leaving, we can understand the degradation of some of the areas occur-

ring. Those people left are either at the income poverty level (22%) or 

earning over $7,486 as Table 10 describes. 

So, population of the CBD will continue to decline and what will large-

1y be left are the elderly. Mexican-American population will decline at a 

slower rate and the Black population at a faster one. 
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TABLE 8. CBD-SMSA AGE DISTRIBUTION 
COMPARISON 1970 

Age CBD SMSA 

0-4 

4-14 

15-21 

22-24 

25-34 

35-44 

45-64 

Over 65 

Number 

129 

211 

336 

220 

237 

179 

470 

516 

%_ 

5.6% 

9.1% 

14.6% 

9.5% 

10.1% 

7.7% 

20.8% 

22.4% 

Number 

21,476 

44,978 

46,055 

20,836 

35,306 

24,787 

40,537 

17,833 

"L 
8.5% 

17.9% 

18.3% 

8.3% 

14.0% 

9.8% 

16.1% 

7.1% 

TABLE 9. CBD FAMILY CHARACTERISTICS 1960-1970 

Type 

Total Fam. 

Husband/Wife 

With Children 
Under 18 Yrs. 

Numbei 

619 

463 

193 

1960 
r %_ 

100% 

75% 

42% 

Numbe 

421 

331 

97 

1970 
r i 

100% 

79% 

29% 

% Change 

- 32% 

- 28% 

- 50% 
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Housinq 

Again housing, as shown in Figure 13, has declined by 14% during 1960 

through 1970. Table 11 shows that both single family residences and duplex-

es decreased by more than half while apartments increased one third during 

this period. By 1970, apartments accounted for 65% of a11 dwelling units, 

a steady move to higher density. Table 12 depicts a significant renter-occu-

pied unit increase and Table 13 shows a marked decrease in the number of 

deteriorated units and a high decrease in dilapidated ones. Since 1970, less 

than 20% of the housing market is deteriorated or dilapidated, however, 45% 

of a11 duplexes and single family residences fall in this category. 

Most housing is presently located south of Ist Street or between 6th 

and llth Streets west of San Antonio Street. Hopefully, the recent increase 

of interest in townhouses and apartments will continue even if it means 

living among retailers and offices. 

I have some interest in the people living across I 35 and so do a lot 

of other speculators, but my interest lies in respect for these people's 

property and if within my power, would like to encourage some of them to re-

turn to the core area. This can be done by making it more attractive through 

development of people-oriented spaces and structures. 

User Survey 

The multi-purpose complex will be designed to meet the recreational and 

cultural needs of the people working and living on the site in addition to 

use by the general public. It is expected that the retail shops will be at-

tractive not only to the inhabitants of the complex, but also to some of the 

people of East Austin and those people who frequent the downtown establish-

ments. Joggers, sight-seers, and the casual passer-by will hopefully be 

attracted to the activities and stores on the site. 

Bascially, it is my aspiration to pull people to the CBD by creating 
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in 1970. ^ 
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TAB-LE 10. CBD FAMILY INCOME POVERTY LEVEL 
COMPARISON 1970 

Income as % of 

Poverty Level 
(3,743. ann.) 

Less than 50% 

50-74% 

75-99% 

100-124% 

125-149% 

150-199% 

200-299% 

Over 300% 

% 

CRD 

5.5% 

11.4% 

5.2% 

2.6% 

10.9% 

19.0% 

16.6% 

28.7% 

of families 

SMSA 

3.8% 

3.1% 

3.9% 

5.1% 

5.1% 

11.1% 

22.3% 

45.6% 

TABLE 11. CBD HOUSING TYPE 1960-1970 

Type 

S.F.R. 

Duplex 

Apts. 

Total 

Number 

721 

150 

621 

1,492 

1960 
% of Total 

48% 

10% 

42% 

100% 

Numbei 

331 

74 

831 

1,236 

1970 
% of Total 

26% 

9% 

65% 

100% 

Change 

- 54% 

- 51% 

- 34% 

- 14% 
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TABLE 12. CBD HOUSING OCCUPANCY 
CHARACTERISTICS 1960-1970 

Occupancy 

All Units 

Owner Occupied 

Rental Occupied 

Vacant 

1960 
Number % 

1,492 

232 

1,047 

215 

of Total 

100% 

16% 

70% 

14% 

1970 
Number % 

1,282 

113 

1,052 

117 

of Total 

100% 

9% 

82% 

9% 

Change 

- 14% 

- 51% 

+ 1% 

- 46% 

TABLE 13. CBD HOUSING CONDITIONS 1960-1971 

Condition 

Sound 

Deteriorated 

Dilapidated 

No. of Units 

Over 20 Yrs. 1,261 85.0% 730 57.0% - 42% 

Number 

851 

894 

247 

% of Total 

57.0% 

26.4% 

16.6% 

Number 

557 

110 

27 

% of Total 

80.3% 

15.8% 

3.9% 

Change 

- 35% 

- 38% 

- 89% 
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a convenient and efficient means by which a11 human daily activities can 

occur at one site with the exception of medical and religious needs which 

are again within walking distance from the site. 

The retailers are expected to need managers, laborers, and maintenance 

assistants. These people, together with the general public and those per-

sons already living there, will be the facility users. Other individuals 

using the facility will include the office administration and their staff 

as well as those persons working in the proposed restaurant and cultural 

center. Housing for many of these persons will be provided on site, but 

will generally be geared toward the young professional market. Parking 

facilities which both the tenants and the public will use is to be provided. 

Some parking may be provided across the street on 6th Street and also in 

below-grade facilities. A brief outline of a user profile for this entire 

facility can be seen in Table 14. 



A C T I V I T Y A N A L Y S I S 
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TABLE 14. USER PROFILE 

Retailers 

* several specialty shops 

* convenience store 

* will work mostly from 8 to 5 

* other support oriented retail shops 

* shops will be closed Sunday 

Offices 

* managers working full-time 

* administration and staff 

* public and other 

* will be used 8 to 5 Monday through Saturday 

Apartments 

* store employees (administration and staff) 

* office employees 

* managers/office heads 

* other downtown workers 

Parking Garage 

* public use (retail and office visits) 

* apartment tenants 

* other 

Restaurant and Cultural Center 

* public 

* employees, tenants, administration, and staff 
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Everyone functions on four basic levels, the public (large groups of 

people: impersonal), the semi-public (groups of poeple: personal), the 

semi-private (limited small numbers: intimate) and private (alone). Each 

activity in life involves one of these categories or becomes a bridge be-

tween them. 

Using this concept we will be able to see a variety of relationships in 

the mixed use complex (See Figure 14). The interpretation of this concept 

by the designer will in part determine the success of the project. 

In Figure 15 the diagram breaks down the activities to show the designer 

interaction that can occur amongst the mixed uses. 

PRIVATE 

PUBLIC 

FIGURE 14. ACTIVITY GROUPS 
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PRIVATE LIVING 

EATING 
BATHING/GROOMING 
EXCRETING 
DRESSING 
SLEEPING 

SOCIAL INT. SEX 
COMMUNICATION 

SEMI-PRIVATE PERSONAL 
SERVICES 

EXCRETING 
COMMUNICATION 
INFORMING 
SALES 

PUBLIC 
INTERACTION 

VERTICAL CIRCULATION 
WAITING 
EATING 

RECEPTION 
WELCOMING 
INFORMING 
WAITING 
COMMUNICATION 

SEMI-PUBLIC SUPPORT 
FACILITIES 

PARKING 
SHIPPING/RECEIVING 
WASTE 
SALES 

CIRCULATION 
VERTICAL/HORIZONTAL 
INTERACTION 
COMMUNICATION 
SIGHT 

PUBLIC ENTRY DIRECTION 
GROUPING 
VISIBLE 

FIGURE 15. ACTIVITY ANALYSIS BREAKDOWN 
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The principal activities in this project can be divided into three 

groups: activities of residents, office, and retail. 

The first group we will look at is the residents and their guests and 

visitors. There is a wide range in the ages of the users in this group. I 

have categorized these age groups as: infants 0 to 3 years old, children 

4 to 10 years old, teenagers 11 to 18 years old, adults 18 to 65 years old, 

and elderly 65 and over. 

The activities will be discussed in their relationships with particular 

user needs. This list includes: shelter, sleep, mating/sex, grooming/hy-

13 
giene, feeding, excretion, storage, protecting territory, play, and work. 

Residence Activities 

A. Shelter 

1. Shelter from environment (weather), aggression, noise, others. 

Shelter for privacy, emotions. 

2. Self-expression in shelter 

14 
Adults will use their dwelling for self-expression. There must 

be space available to allow tenant to express personal taste and 

characteristics. 

3. Shelter-openness 

To allow adequate space to prevent confinedness. Shelter should 

also allow visual communication with others. 

B. Sleep 

1. Infants. Not aware of sleeping schedules. Sleeps at random. 

Parents space same or usually near. 

2. Children. Generally forced into sleeping schedule, including naps, 

by parents. Often avoid going to s1eep due to interest in what is 

going on after put to bed. Children's sleeping space should be 

separate to allow parent privacy and not to disturb children while 
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sleeping. Space should have easy access to maintain control. 

3. Teenagers. Up at late hours. Require feeling of their own space. 

4. Adults. Sleep generally to set schedule. Share bed with mate. 

Located for easy access to children to check on them during night 

15 
and xecunty of dwelling. Require privacy without interruption. 

5. Elderly. Generally only tenants. Share bed with mate. Late 

night activities for reading and TV. Require feeling of secure 

sleeping space. 

C. Mating/Sex 

1. Older Teenagers. May seek sexudl privacy in or out of dwelling. 

1 f, 
Meet with opposite sex publicly and privately. 

2. Adults. Married or single. Must achieve privacy while others are 

in dwelling. 

3. Elderly. Little if any. 

D. Grooming/Hygiene. 

1. Children. Learning to clean and dress oneself. 

2. Teenagers. Demand privacy while cleaning and grooming. 

3. Adults. Spouse or female require more privacy than male. Need of 

more clothing space. 

4. Elderly. Require less privacy due to generally only occupant of 

dwel1ing. 

E. Feeding/Eating. 

1. Family meals set to schedule generally. 

2. Teenagers and husband late night snacks. 

3. Communication between family. 

4. Involves preparation, cleaning, storage. 

5. Space for guests and visitors to eat. 
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6. Eating occurs in many parts of dwelling (kitchen, dining, 

living room, bedroom, outdoors). 

F. Excretion 

1. Highest demand of privacy (older children through elderly), 

2. Infants. Uncontrollable, easy changing and hygiene. 

3. Privacy demands are so strict that no one wants it known where they 

17 
are going. 

4. Require visual, acoustical, and odor privacy. 

G. Storage. Food, clothing, toys and personal objects. Storage for se-

curity and dwelling maintenance. 

H. Protecting Territory. 

1. Outsiders. Preventing outsiders from visual and listening activi-

ties into private spaces in dwelling. 

2. Insiders. Allowed into dwelling's public space, but prevent intru-

sion into private spaces without owner/occupant permission. 

3. Teen identified own space (i.e. bedroom, bed, etc.) 

4. Sense of one's own dwelling identifiable from others. 

5. Interior territory. Children claiming room off limits to others; 

areas of limit to children; dwelling security from intrusion. 

I. Play/Recreation. 

1. Infants. Activities limited to motor skills. Continuous 

parent observation. Needs visual activities to learn from others. 

2. Children. Play in groups that generally are noisy activities; 

consist of running, yelling, fighting. Parents need privacy from 

the children but also to maintain control. 

3. Teenagers. Require exterior activities in safe environment. Prefer 

privacy from parents. 
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4. Adults. Play is often passive. 

5. Indoor and outdoor recreations are required for children, teenagers, 

and adults. Space should not disturb others but allow for inter-

action with others. 

J. Work/School 

1. Children. Work is usually household chores. Schooling requires 

parents' time. Space to be private to not allow disturbance from 

other activities. 

2. Teenagers. School work more intensified than requires privacy and 

parental support. Work consists of household chores and work for 

others for spending money. 

3. Adults. Full time job usually away from dwelling. Work consists 

of small maintenance of dwelling. Housewife - responsible for 

taking care of children and household chores. 

Activities within the dwelling are carried on in different spaces but 

spaces can have multiple uses. Spaces such as the bedroom and bathrooms 

have their principal functions such as sleeping and hygiene, but are also 

spaces for privacy from other and to let one's hair down. Spaces such as 

the kitchen, living room, and entry have their principal functions but it 

also serves as spaces for interaction amongst others. 

Designing spaces with these activities in mind can produce functional 

dwelling, but one should be aware of the diversity in people and family life 

styles. Therefore, a certain degree of ambiguity and loose-fit, generous 
18 

space allocation is highly desirable. 

Other areas of concern with residential activities: 

1. Interaction with others to create neighborhood activities. 

2. Identity with individual dwelling to create feeling of one's own 
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home. Exterior to express oneself. 

3. Parking for security of one's car and availability for visitors. 

4. Loading/unloading. Carrying groceries, luggage, e t c , from car 

to residence. Minimum distance and trips. 

5. Laundry. Option for coin laundry or laundry machines in individual 

dwelling. Short distance to coin laundry. 

6. Waste/Garbage. Wastedrops close to individual dwellings. 

Office Activities 

Offices in this project wi11 consist of a wide variety of size and types 

of tenants. Each tenant will have his own office space designed for his 

individual needs. The focus of the designer for this project should deal 

with circulation to and within the office spaces. The designer should allow 

flexible open office areas to accommodate the different needs. 

Exterior Circulation 

1. Entry to project should be highly visible and easily accessible 

for pedestrian. Parking should also be visible and easily acces-

sible. 

2. Entrance through public space should allow interaction. Time trav-

e1 to office space should be minimized. Identity with individual 

office spaces should be clear to visitors. Verbal and signage 

directions. 

3. Circulation option, ex. stairs, bridges, elevators, escalators, 

to allow different levels of interactions for those going to office 

spaces. 

4. Circulation. Visibility to outside and activity of the different 

uses. 

5. Allow public spaces for visitor to check appearance prior to en-

tering office. 
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Circulation Amongst Offices. 

1. To allow privacy/minimize interruption amongst different offices. 

2. Interaction amongst different offices. 

3. Identity of different office. 

4. Maximize window space as much as possible. 

Retail Activities 

There will be a wide variety of types of shops. Shops will have approx-

imately the same amount of floor space. There will be several large de-

partment stores with square footage based on owners' needs. 

Shops: 

1. Identity of shop. 

2. Circulation mainly in lobby area. Lobby area should allow for 

browsers, window-shoppers, interest, eating, and communication. 

3. Loading/Unloading. Receiving, through semi-private space to pri-

vate space. Easily accessible both manually and mechanical1y. 

4. Security from shoplifters and after closing. 

5. Visible to pedestrians to encourage shopping. 

Department Store: 

1. Identity of store. 

2. Easily accessible from lobby. 

3. Circulation within store designed to owner needs. 

4. Receiving requires easy and private access. 

5. Security from shoplifting and vandalism. 

6. Entrance and store windows to entice shopping. 

The retail area should encourage activity and lessen sense of emptiness. 

People tend not to shop at areas with appearance of little activity. 
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ACTIVITY ANALYSIS OFFICE 

Parking 

Parking will meet the specifications and codes set by the City of 

Austin. Parking facility will be in close proximity to the structure with 

easy access to users. 

Delivery/Service Area 

Delivery for office furniture and equipment will need adequate cir-

culation space both horizontally and vertically. Small deliveries will use 

circulation areas in an everyday businesslike manner. Large deliveries will 

be after office hours. Scheduling of deliveries will be handled by manage-

ment to deter congestion and confusion. 

Recepti on/Wai ti ng 

This space shall be comfortable and relaxing atmosphere. The 

space serves as a holding area to allow unfinished business to be taken care 

of by visitors prior to meeting occupant. 

Janitor Closet 

This space is a storage area for utility cleanup and equipment 

with hand tools, mop, vacuum cleaner, supplies and work clothes. 

Public Restrooms 

These facilities would be centrally located or in restaurant. This 

space is for bodily excretion, with separate facilities for both men and 

women. 

Circulation Space 

This space is walkways, pathways, bridges, etc. for horizontal 

movement. Pathways should be interesting but not obstructed to prevent fast 
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paced movement during emergencies. 

Stairways 

This space is for vertical circulation which may he exterior or 

interior. 

Elevators 

This space is a vertical circulation. 

Mechanical Room 

Space for mechanical equipment and service. Space should be gener-

ous for easy access for repairs and maintenance. 

RETAIL ACTIVITY ANALYSIS 

Parking 

Parking whould meet city's codes and specifications; should be in 

close proximity to entrance with handicapped parking spaces. 

Delivery Area 

Deliveries will be made by car, vans, or trucks. Delivery areas 

must be designated and screened from pedestrians. Deliveries will be made 

during regular store hours except for large deliveries which will be sched-

uled by management. 

Foyer 

Space for circulation to stairs, elevators, etc. Space used for 

browsing shops and meeting people. Should be interesting space with plants 

and seating. 

Retail Space 

Merchandise to be exhibited or on display for sale to public. 

Dining 
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The public will be served menus by waiter once seated. The bill 

will be paid at the table. Should be pleasant, relaxing atmosphere for con-

verstion and breaks from the office. 

Kitchen 

Space needs to be in close proximity to dining area, as wel 1 as 

delivery area. Space for preparation of food, cleaning dishes, and receiving 

orders. 

Specialty Shops and Boutiques 

This space serves special types of service with a flexible floor 

space. 

Fitting Area 

Area to try on new clothing. Space should be private. 

Window Display 

Area for display of merchandixe visible to pedestrians. 

Storage 

Area to store merchandise prior to display. Only employees allowed 

in this area. Space consists of shelves and racks for storing merchandise. 

Stairways 

This space is for vertical circulation which may be exterior or 

interior. 

Public Restrooms 

These facilities would be centrally located or in shops. This space 

is for hodily excretion, with separate facilities for both men and women. 

Mechanical Room 

Space for mechanical equipment and service. Space should be gen-
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erous for easy access for repairs and maintenance. 

Janitor Closet 

This space is a storage area for utility cleanup and equipment with 

hand tools, mop, vacuum cleaner, supplies and work clothes. 

RESIDENTIAL ACTIVITY ANALYSIS 

Parking 

Parking should meet city's codes and specifications; should be in 

close proximity to entrance with handicapped parking spaces. 

Ent ry 

Space is a transition space from circulation space for meeting guests 

Living Area 

This space is for socializing and entertainment in the apartment 

unit. Activities include TV, reading, parties, games, etc. 

Dining Area 

Dining area is for sit-down eating of meals. Used for display of 

meals, communication, games, etc. 

Kitchen 

Area primarily for preparation of food. Should be arranged for 

easy circulation. Space stores food, utensils, etc. Should be easily acces-

sible to dining area. 

Utility Area 

A space for washing and drying clothes. Should be close to kitchen 

and restroom. Serves for storage of household tools. 
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Bedroom 

Space for privacy and sleeping. Space located close to living area, 

Usually not accessible to guests. 

Bathroom 

This space is primarily for hygienic maintenance of the human body. 

This area is for bodily excretion, bathing, dressing, etc. 

Stairs 

This space is for vertical circulation. 

Elevators 

This space is a vertical circulation. 

Mechanical Room 

Space for mechanical equipment and service. Space should be gener-

ous for easy access for repairs and maintenance. 



S I T E A N A L Y S I S 
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SITE ANALYSIS 

Site Area 

The site is composed of 3-3/4 blocks immediately north of Town Lake in 

the southwest quadrant of downtown. The three southernmost blocks (south-

west quadrant blocks 2, 3, and 4 on the original City of Austin town plat) 

are defined by San Antonio Street on the west, West 2nd Street on the north, 

Colorado Avenue on the east, and West Ist Street on the south. An addi-

tional half block (Block 21) is situated between Guadalupe Street on the 

west, the Missouri Pacific Railyard on the north, Lavaca Street on the east 

and West 2nd Street on the south. The quarter-block is at the northeast 

corner of the intersection of San Antonio and West 2nd Street. 

Downtown Context 

During the seventies, Austin experienced a major surge of commercial 

growth that, combined with the University's (U.T. at Austin) expansion, 

concentrated development within, and to the northern portions of, the 

Central Business District. Now, as prime development sites in the CBD 

have been largely built upon, the warehouse district in the southwest 

quadrant has become a new area of growth. Typical of many American cities, 

Austin's warehouse district has been undergoing rapid change, due to the 

19 
shift from a manufacturing to service-based economy. 

As a result of this growth, the intimate character of Austin's down-

town has changed significantly in the past decade. What has always been 

an important academic and political center has also become a significant 

center of business and commerce. The emergence of office towers on the 

Austin skyline has greatly obscured the prominence of the gracious State 

Capitol Building, and above-grade parking structures have often destroyed 
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the scale of the downtown streets and the attractive pedestrian environment 

which had typified Austin. With this in mind, the downtown revital ization 

task force have been working to develop guidelines that will ensure a 

balanced and diverse downtown that preserves the unique features and his-

toric landmarks of the city, while providing and improved pedestrian en-

vironment. 

Adjacent Influences 

Town Lake, across West Ist Street from the site, has become a major 

recreational amenity in downtown Austin. The project being adjacent to 

Town Lake can provide outdoor activities for occupants. 

Between the northernmost boundary of the site and West 3rd Street 

is an east-west Missouri Pacific Rail Line and yard that is being con-

sidered for relocation. The city's green water treatment plant and the 

Water and Wastewater Department Administration Building are located between 

the western edge of the site and Shoal Creek. These facilities will remain 

in operation at this location for the foreseeable future. 

The Watson-Casey Company of Austin is presently constructing 213,000 

square feet of commercial space in a project one block north of the proposed 

site. They will soon begin construction on another project on an adjacent 

block to the west. This latter project will include the relocated Laguna 

20 
Gloria Art Gallery and additional commercial space. 

See Land Use Map, Figure 14, for building types in the CBD, 

Traffic, Access and Parking 

The site is well served by the city's arterials street system. West 

Ist and 2nd Streets form an east and westbound couplet allowing easy con-

nection to the two major north-south expressways. Lavaca and Guadalupe 

Streets provide a major north and south-bound couplet, joining immediately 

south of the project area at the First Street Bridge. Traffic volumes on 
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each of these arterials average between 11,000 and 16,000 vehicles per day.^"^ 

Proposed plans for the improvement of east-west traffic movement along 

the Town Lake corridor call for 3rd Street to replace 2nd Street as the ma-

jor westbound arterial, joining West Ist Street immediately west of the 

project area. When these improvements are implemented, West 2nd Street can 

be downgraded to a local level street. 

Zoning 

At the present time, the city is considering revisions to its existing 

zoning ordinance, and a11 projects should conform to the provisions of the 

new ordinance. Under this ordinance the site lies within the city's CBD 

Central Business District Zone. The three full blocks adjacent to Town Lake 

are part of the Town Lake Overlay Zone, a special district established by 

the city "to protect and enhance the scenic character of Town Lake and to 

establish a unique urban design identity" along its length. For the three 

blocks within the Overlay Zone, a maximum height of 120 feet is an addition-

a1 requirement to those of the CBD District. For the half block of the site 

located outside the overlay zone, CBD District regulations prevail. These 

include a maximum floor area ratio of 8:1 with 100% site coverage permitted 

22 
and no requirements for height. See Figure 15 for height zoning. 

Because the site is located within the Central Area Parking District, 

parking requirements for the project are 20-60% of the standard require-

ments outside of this district. The intent of the Parking District is to 

encourage the use of public transit, and to relieve traffic congestion in 

the downtown. Parking requirements for the site are as follows: 

Minimum Maximum 

OFFICE: 1/1500 sq. ft. 1/500 sq. ft. 

RETAIL: 

(less than 25,000 1/1000 sq. ft. 1/334 sq. ft. 
sq. ft.) 



58 

Minimum Maximum 

RETAIL: 
(24-40,000 sq. ft.) 1/1250 sq. ft. 1/418 sq. ft 

APARTMENTS: 

Efficiency 

1 Bedroom 

2 Bedroom 

1 space 

1% space 

2 space 

Each Add'1 Bedroom \ space 

A11 parking facilities must be separated from the adjacent street by 

enclosed commercially leasable space at ground level. No curb cuts are per-

mitted along West Ist Street, and no curb cut greater than 30 feet in width 

will be permitted at any location. Reflective glass is prohibited for any 

building facing Town Lake 

Utilities 

23 

It is assumed that present utilities will be adequate for the proposed 

project. A11 utility lines within the public rights-of-way shown on the dia-

gram below will be maintained and improved as needed. The 21" sewer line 

that presently bisects the three full blocks adjacent to Town Lake and all 

other utilities within blocks will be relocated to the adjacent rights-of-way. 

The 8" water and 8" sewer lines may be considered for relocation if required.24 

See Figure 16. 

FIGURE 16. UTILITIES 

Source: City Planning Dept. 
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Climate 

Austin lies approximately between the hot-humid and the hot-arid regions 

of the country resulting in a humid sub-tropical zone. Its summers are hot 

and winters mild with a mean annual temperature of 68.1 degrees F. During 

mid-winters, the daily range in temperature is usually from about 64 degrees 

to about 40 degrees, although wide variations from these figures occur. In 

summer the range is somewhere between 73 degrees in the morning and 95 deg-

rees for a high in the afternoon. See Table 15 for temperature and precip-

itation. Austin's warm season, the period of the year free of freezing tem-

peratures, averages 270 days from March 3 to November 28. However, freezing 

temperatures have been recorded as early as October 26 (1929) and as late 

as April 13 (1940). Temperatures of 32 degrees F and below occur about 23 

days out of the year and an average of 106 days above 90 dgrees F or above. 

Figune 17 gives a quick clear picture of Austin's climate. 

TABLE 15. TEMPERATURE 

Median 68.1 

Maximum 78.6 

Minimum 57.5 

25 
Average Precipitation - 33.37 inches 

Precipitation 

Precipitation for the Austin area is 33.23 inches but rainfall for in-

dividual years has varied from 11 to 65 inches. Rainfall is fairly wel1 

distributed throughout the year, but is heaviest in May with a secondary 

peak around September. Dry spells may occasionally occur during any part 

of the year. 

Thunderstorms are responsible for most precipitation between April 

and September with fairly heavy doses within short periods of time. The 
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leĉ  

M8 3Ô 

126»" 

|rT'3í>' 

3G3£> 

29' 

II 3C> 

FALL/^PRINQ 
MAP».2I/SEPT2I 

âhl 

hoon 

10 

pm dVH 

I80 

131* 

106" 

^ ' 

3l+. 

60 

45 30 

zs'ao' 

am 

nooh 

lO 

ô 

pm á£/rt 

160 

144 

ôr 

62" 

ál-f. 

83 30 

n 
3fc° 

O" 

FIGURE 17 



61 

average number of days with measurable precipitation is 81, 40 days of which 

have thunderstorms. 

Winds 

Winds in the Austin area blow at about 9.4 mph from the south on the 

average. Any destructive winds are infrequent and usually occur during thun-

derstorms or dissipating tropical storms from the Gulf. An average of 135 

days each year are cloudy, 115 days are partly cloudy and 115 days are clear. 

The average relative humidity is 74% at midnight, 83% at 6:00 a.m., dries to 

55% by noon, and 52% by 6:00 p.m. A monthly wind rose is depicted on Figure 18. 

Monthly Wind Roses and Percentage Frequencies 

of Wind Speed, Austin, Texas, 1951-1960 
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Topography 

The site slopes gently down from north to south at an incline of approx-

imately 1.5 to 2%, creating a maximum elevation change of nine feet between 

the northern and southernmost points of the site. See Figure 19 for contours, 

20 for slopes, and 21 for flood prone areas. 

FIGURE 19. CONTOURS 
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Soils 

Since building could definitely take place on these lots, it is imper-

ative that we do soil analysis for information on stability and drainage. 

Soil strength and shrink swell ratios are also necessary for an analysis. 

The soils present at the site are referred to as soils of the Austin-

Eddy association. They are generally underlaid with Austin Chalk (soft 

limestone as depicted in Figure 22). Frio soils are also present and usu-

ally occurring along drainage channels such as Waller Creek. 

Austin soils have a surface of about 12 inches of brown to red-brown 

calcerous sandy loam. A subsurface of gravelly sand and brown silty clay 

extends down to about 20". The substratum, a light brown mixture of weather-

ed chalk and light silty clay loam, overlays chalky marl and chalk rock. 

Austin soils are only fair as a source of topsoil due to the high clay con-

tent. These soils have a relatively high infiltration capacity, low exca-

vation potential and moderate foundation strength. Groundwater is located 

approximately 31 feet below the surface, and bedrock at approximately 45 

27 
feet. See Figure 23 for soil properties. 
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i vl Grav brown to dark brown, calcareous, gravelly clays and silt 
î loams, less than 24 inches deep 

°:̂  Dark gray to brown, gravelly clays, less than 20 inches deep 

Brown-red to brown-gray sandy loam and gravelty sand, 
noncalcareous, 4-18 inches deep 

fÃ Dark gra'y calcareous clay and clay loam, about 38 inches 
m deep 

;;] Orown to red-brown, calcareous sandy loams, silty clay loams 
'•'^ and gravelly sands, 12-20 inches deep 

BEDROCK SOILS 

Dark gray, brown, and olive calcareous days and clay ^°^^^''//^/^/i///y 
12-36 inches deep • i ' / . / t - . - ••/':-:-:..-.^ 

Dark brbwn to gray brown calcareous silty and clay loams, 

7-60 inches deep 

• : : : ; , * v 

Dark brown to reddish-brown, calcareous, clays, clay loams. :•:::. <y 

and stony clays, less than 20 inches deep; locally absent 

Dark brown, noncalcareous clay and clay loams, 12-30 inches 
deep; locally contains basalt fragments ' ^Uni 

/ / . 
Dark brown to gray brown, calcareous, silty clays, clay 
loams, and stony clays less than 20 inches deep; locally 
absent 

FIGURE 22. SOIL INFORMATION 

Source: Geology Department, Univers i ty of Texas at Austin 
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SLOPE STABILITY-moderate So low 
INFILTRATION CAPACITY-high 
EXCAVATION POTENTIAL- low 
FOUNDATION STRENGTH-moderate 
SHRINK SWELL RATIO- low to moderate 
CORROSION POTENTIAL-moderate 

D 

D 

SLOPE STABIL ITY- low 
INFILTRATION CAPACITY-moderate 
EXCAVATION POTENTIAL- low 
FOUNDATION STRENGTH-moderate to low 
SHRINK SWELL RATIO-moderate to high 
CORROSION POTENTIAL-high 

SLOPE STABIL ITY- l ow fo moderate 
INFILTRATION CAPACITY- low 
EXCAVATION POTENTIAL- low 
FOUNDATION STRENGTH-low 
SHRINKSWELL RATIO-h igh to moderate 
CORROSION POTENTIAL-high 

SLOPE STABILITY-h igh to moderate 
INFILTRATION CAPACITY- low to moderate • 
EXCAVATION POTENTIAL-moderate to high; 
FOUNDATION STRENGTH-high to moderate^ 
SHRINK^SWELL RATIO- low 
CORROSION POTENTIAL-moderate to low 

SLOPE STABIL ITY-h igh 
INFILTRATION CAPACITY- iow to high ; 
EXCAVATION POTENTIAL-high to moderatev: 
FOUNDATION STRENGTH-high j 
SHRINK SWELL RAT IO- l ow 
CORROSION POTEN l A L - l o w 

SLOPt STAUiL lTY-h iyh 
INFILTRATION CAPACn - low 
EXCAVATION P O T E N T I A L - high 
FOUf jOAÎ IOr j S T R E N G T H -high 
SHRir-;K SWf-LL RATIO- l o ^ 

FIGURE 23. SOIL PROPERTIES 

Source: Univers i ty of Texas Geology Department 



E C O N O M I C A N A L Y S I S 



67 

ECONOMIC ANALYSIS 

To arrive at an estimated cost for this project, several steps had to 

be taken. Initially, the cost of land in the CBD had to be determined. As 

shown in Figure 24, land in the heart of the CBD, the parcels along Congress 

Boulevard and adjacent north/south streets, were as expected in the 15 to 

25 dollar per square foot range. As we move away from the center of the CBD, 

however, the land drops in value quite significantly. The three blocks un-

der study fall under the less than five dollar per square foot price range 

as can be seen on the map. 

FIGURE 24. LAND VALUES 
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To get a more accurate valuation of these parcels of land, a visit to 

the tax assessor for the City of Austin was in order. It was brought to my 

attention that the land, while almost definitely less than $5 per square 

foot, had no set value. Cost of the land is determined by the market. 

Studies of what land had sold for on adjacent lots and what the buyer is 

wiHing to pay determines land cost. For the basis of this report I will 

use $3.50 per square foot, based on cost of land adjacent to site. 

My cost data analysis which follows, was generated through the use of 

the 1979 Means Building Cost Data Annual. As an architect, one would be 

interested in knowing what kind of money would be involved in a venture for 

investment. He'd be interested to know how much of the whole he would be 

making. Figure 25 shows a typical cut of the architectural pie. One can 

easily see that most of the cost goes to mechanical systems so that indeed 

interest in finding ways to reduce these costs should be sought. 

Overall cost is usually estimated on a per-square-foot basis. A 

breakdown of the square footages and cost for typical building types follows 

in the next few pages. To get an idea of returns on investment for the 

under-going of such a project, a first year pro-forma is usually worked out. 

This will include the money that it is expected to generate during that 

first year of business. From this information, cash flow and return on 

equity can be calculated. 

Since this project is purely hypothetical, I will just mention the pos-

sibilities of subsidizing through Federal, state, and local governments in 

addition to charitable organizations, leagues, and other agencies. To ob-

tain these monies is an art in itself and usually requires a well-organized, 

well-conceived and planned package showing need and benefit to the commu-

nity. 
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ARCHITECTURAL PIE 

SITE WORK 

MASONRY 

ROOFING 

FINISH HARDWARE 

FLOOR COVERING 

PAINTING 

SITE DEVELOPMENT 
3.2% 

ARCHITECTURAL 
6.3% 

EQUIPMENT 

ELEVATORS 

PLUMBING 

HUAL 

ELECTRICAL 

TOTAL MECH. & ELEC, 

MECH. EQUIP, 
52.5% 

STRUCTURAL 38% 

^ITG 

FIGURE 25. 
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28 
APPROXIMATE SQUARE FOOTAGES 

Residential 400,000 sf 

Office 300,000 sf 

Retail 100,000 sf 

Parking 250,000 sf 

TOTAL 1,050,000 sf 

COST PER SQUARE FOOT 

Residential $23.50 sf 

Office $40.65 sf 

Retail $24.25 sf 

Parking $14.00 sf 

TOTAL $102.40 divided by Y 

25.60 X Austin cost 

factor of (.89) = 22.78 x 

size cost (.9) = 20.50 per sf 
factor 
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PRO FORMA 

This is an approximate prediction of the first year's rentals on the 

combined square footages of a11 the buildings rented on a per-square-foot 

basis. 

A) Gross Rent 640,000 sf @ $8.00/sf = 5,120,000 

B) Vacancy Expense 5% of Gross = 256,000 

C) Effective Gross A - B = 4,864,000 

D) Operating Expense 30% = 1,459,200 

E) Net Operating Income (NOI) = 3,404,800 

With a capitalization rate of 14 which is divided into the NOI yield an 

economic value of $24,320,000, multiplied by a mortgage ratio of (.8) = 

19,456,000, mulitiplied by a constant (K) of (.12348), gives us a debt 

service charge of 2,402,426. 

Land Cost @ $3.50/sf x 266.616 
= $933,156 

Construction Cost 0 $20.50/sf 
x 1,050,000 = 21,525,000 

add soft costs (10% of const.) 
2,125,000 

gives us a maximum project budget 
of = 23,650,500 

Less Mortgage 19,456,000 

equals an owner's equity of 
= $4,194,500 

CASH FLOW 

NOI - DS = Before Tax Cash Flow 

So 3,404,800 

- 2,402,426 

B.T.C.F 1,002,374 

The Return on Equity (ROE) 

= 3,404,500 

= 3,650,500 

gives us an ROE of 14%. 
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BUDGET ANALYSIS 

A) Total Building Cost: (including fixed equipment and site work) 

$20.50/sf x 1,050,000 sf = $21,525,000 

B) Site-work separated: (3.2% of total) 

(.032) (21,525,000) = 688,800 

C) Movable Equipment Cost: (5% of A-B} 

(Maximum cost if furnished by owner) 

(0.05)(20,836,200) = 1,041,810 

D) Professional Fees: (10% of A) 

(0.1) (21,525,000) = 2,152,500 

E) Contingencies: (10% of A) 2,152,500 

F) Total Predictable Building Budget 

(A + C + D -H E) 21,525,000 

1,041,810 

2,152,500 

2,152,500 
$26,878,810 



C L I E N T 
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CLIENT 

Since this project is hypothetical my client is the City of Austin, 

Texas. The objectives and goals stated below are based on goal and objec-

tives outlined by the Downtown Revitalization Task Force, a Division of 

29 
City Planning. 

Land Use 

Goal 

* To achieve a balanced and diverse downtown which functions as 

as an attractive and effective core of Austin. 

Objectives 

* Preserve a compact Central Business District. 

* Encourage increased residential opportunities and supportive 

services in or near the CBD. 

* Encourage redevelopment of blight, underutilized, and incompatible 

land use. 

* Encourage mixed use development. 

* Encourage development of downtown entertainment, cultural, 

tourist and civic activities. 

* Promote public projects which reinforce downtown revitalization. 

Economic Development 

Goal 

* To insure economic development and vitality of the Central 

Business District 
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Objectives 

* Increase downtown employment opportunities and job training. 

* Increase the tax base of the central city-

* Promote development ofunderutilized downtown property. 

* Promote energy efficient downtown development concepts. 

* Promote retention of existing retail and encourage new retail 

business in the CBD. 

The Other Client 

In designing a mixed-use complex, one must not only deal with ideas 

generated by the city as a client. A far more important client is the users 

He determines if the project is a success or failure. 

The users are not easily defined; there is a wide range of user types. 

Such users could be businessmen, housewives, doctors, lawyers, plumbers, and 

so on. A successful project will be compatible to all users. For the pro-

ject to succeed the architect must consider the needs of the city and the 

users. 



S Y S T E M S P E R F O R M A N C E C R I T E R I A 
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SYSTEMS PERFORMANCE CRITERIA 

Office 

Structura! 

A11 office areas shall have long spanning truss systems which will be 

fireproof according to codes (fire retardant material or sprinkler). Al1 

structural framing systems will be at regular intervals and allow for a common 

facade finish and allow the structure to be exposed where the design requires 

vibrations of the structural system will be minimized. 

Floors 

All horizontal surfaces shall be designed to support all informal distri-

butive live loads as in LIVE LOADS: Flooring shall be sound absorbing or fin-

ished to be sound absorbing. 

Wall Partitions 

Vertical planes floor ceiling creating visual barrier between spaces shall 

be of sound absorbing materials to reduce sound vibration (decibels) between 

spaces. Fire rating of materials should conform to local codes and fire zones. 

A11 interior walls may be of load bearing quality depending on exterior ma-

terials used in design. 

Note: Public and private areas should be separate or semi-private. 

LIVE LOADS 

LOCATION LIVE LOADS (psf) 

Reception/Waiting 100 
Circulation Areas 80 
Public Stairs and required exit corridors 100 
Office Space 80 
Balconies or Mezzanine 100 
General Office Space 100 
Storage Areas (light) 125 
Lounge 60 



76 

CONCENTRATED LOADS 

LOCATION LOADS (Ibs.) 

Office Floors (area 2.5 sq. ft.) 2000 
Accessible Ceilings, ribs of marquee and 

skylight (area 4 sq. ft. in) 200 
Floors Carea 4 sq. ft.) 300 
Roof (area 4 sq. ft.) 250 
Stair Treads (area 4 sq. in.) 300 
Elevator Machine Room (area 4 sq. in.) 300 

Ceilings 

Office ceiling heights for spaces may vary from 8'0" to lO'O". Ceiling 

material is suspended lay-in acoustical tiles to reduce sound levels on a 

2' X 4' grid, with mechanical , electrical, and plumbing above it. Ceiling 

design may vary depending on tenant design and personal requirements. 

Note: Spaces relating to each other should be in close proximity to 

one another. 

Doors and Windows 

All doors and windows of each leasable space of office shall be of the 

same common brand and type to conform to one another and shall be designed to 

dominate attention over competitors. A11 designing of such doors and windows 

shall be on the interior of the leasable space.. 

Mechanical 

Heating 

The arrangement of the majority of office space shall be designed to 

maximize the most efficient use of solar radiation. Reducing the use of 

conventional central HVAC forced air methods will be the back-up system to 

providing the lowest cost possible utilities when in use. Insulating duct 

work and mechanical chooses to reduce heat loss and gain. Separate thermo-

static controls for areas will meét the ASHRAE guidelines for obth heating 

and cooling. A11 equipment shall be sound absorbing material to reduce 
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sound vibrations. 

Coolinq 

The design of the units shall maximize natural ventilation circulating 

during warm months or power failures and sunlight shall he screened to reduce 

radiation on interior or bright days when needed. 

Note: A comfortable temperature range will be provided for activities. 

All windows shall be operable or space without windows or skylines shall 

have mechanical means of ventilating. 

Power 

Electrical 

A safe and adequate source of energy will be provided for al1 mechanical 

systems, lighting and convenient office application. A11 wiring will be con-

veniently arranged for minimum interruption of service when partitions are 

relocated for new leases with convenient outlets at 12' intervals. Each leas-

able space shall be circuited separately so that separate metering and breaker 

boxes are feasible. Electrical power for normal uses will be 110 volts and 

220 volts for special equipment. Proposed 2 and 3 phase transformers for 

electrical needs. Lighting shall supply recommended foot candles/job task. 

This system shall be in accordance with local electrical codes and shall 

also meet the N.F.P.A. standards and requirements. 

Communication System 

A11 communication systems (telephone, intercom, etc.) shall be provided 

by tenants for their own needs depending on the nature of their business, on 

a direct dialing line with a common or above the ceiling height. 

UtVljtlÊl. 

Note: A11 services will be supplied by Austin City Public Services with 
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determined by Federal Law. 

Water 

Each office space that requires the need other than restroom need, 

unless required by lessee, wi1l provide adequate water supply, pressure and 

disposal of domestic waste. 

Proper drainage and sewer systems shall meet all requirements according 

to codes. 

All supply water shall be installed in accordance with local and uniform 

building codes. 

Site Drainage 

A11 water drainage from site is natural to the lake and by surface 

drainage system for storm drainage water. 

Waste 

Provide sanitary garbage collection areas and removal of garbage from site 

on a contract basis. Distance of collection area and dumpsters no greater than 

200 feet. 

Life Safety Systems 

Smoke detectors, pull fire alarms, fire hose cabinets, multipurpose fire 

extinguishers and overhead sprinkler system will a11 help reduce loss of life, 

property and be easily accessible. 
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SYSTEMS PERFQRMANCE CRITERIA 

Retail/Commercial 

Structural 

Open retail areas shall have open long spanning truss systems which will 

be fireproofed according to codes (fire retardant material or sprinkled). 

A11 structural framing systems wiH be at regular intervals, allowing for 

various types of facades, finishes and allow them to be exposed where the de-

sign requires. Vibrations of structural system must be minimized. 

Floors 

A11 horizontal surfaces shall be designed to support all informal 

distributive live loads as in LIVE LOADS. 

Wal1 Partitions 

Vertical planes floor to ceiling creating visual barriers between spaces 

shall be of sound absorbing materials to reduce sound vibration (decibels) 

between spaces. Fire rating of materials should conform to local codes and 

fire zones. A11 interior walls are non-load bearing and exterior walls may 

be of load bearing quality depending on exterior materials used in design. 

Note: Public and private areas should be separate or semi-private. 

LIVE LOADS 

LOCATION LIVE LOADS (psf) 

Lobbies 100 

Circulation AReas 80 
Public Stairs and required exit corridors 100 
Retail Space 80 
Balconies or Mezzanine 100 
Merchandise Show Room Areas 100 
Storage Areas (light) 125 
Restaurants (Private Dining} 60 
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CONCENTRATED LOADS 

LOCATION LOADS 

Retail Floors (area 2.5 sq. ft.) 2000 
Accessible Ceilings, ribs of marquee and 

skylight (area 4 sq. in.) 200 
Sidewalks Vaulted (area 2.5 sq. ft.) 8000 
Floors (area 4 sq. in.) 300 
Roof (area 4 sq. in.) 250 
Stair Treads (area 4 sq. in.Í 300 
Elevator Machine Room (area 4 sq. in.) 300 

Ceilings 

Retail ceiling heights for spaces may very from 8'0" to 18'0". Ceiling 

material is suspended lay in acoustical tiles to reduce sound levels on a 

2' X 4' grid, with mechanical electrical and plumbing above it. Ceiling 

design may vary depending on tenant design and personal requirements. 

Note: Spaces relating to each other should be in close proximity to 

one another. 

Doors and Windows 

Al1 doors and windows of each leasable space of retail shall be on a 

same common brand and type to conform to one another and shal1 not be designed 

to dominate attention over competitors. Al1 designing of such doors and win-

dows shall be on the interior of the leasable space. 

Mechanical 

Heating 

The arrangement of the units, both retail and residential, shall be 

designed to maximize the most efficient use of solar radiation. Reducing the 

use of conventional central HVAC forced air methods which will be the back-up 

system to providing the lowest cost possible utilities when in use. Insu-

lating duct work and mechanical chooses to reduce heat loss and gain. Separate 

thermostatic controls for areas wiH meet the ASHRAE guidelines for both 
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heating and cooling. A11 equipment shall be sound absorbing materials to 

reduce sound vibration. 

Coolinq 

The design of the units shall maximize natural ventilation circulating 

druing warm months or power failures and sunlight shall be screened to reduce 

radiation on interior or hright days when needed. 

Note: A comfortable temperature range will be provided for activities. 

A11 windows shall be operable or space without windows or skylines shall 

have mechanical means of ventilating. 

Power 

Electrical 

A safe and adequate source of energy will be provided for all mechanical 

systems, lighting and convenient retail/commercial application. A11 wiring 

will be conveniently arranged for minimum interruption of service when par-

titions are relocated for new leases with convenient outlets at 12' intervals. 

Each leasable space shall be circuited separately so that separate metering 

and breaker boxes are feasible. Electrical power for normal uses will be 110 

volts and 220 volts for special equipment. Proposed 2 and 3 phase transform-

ers for electrical needs. Lighting shall supply recommended foot candles/ 

job task. This system shall be in accordance with local electrical codes 

and shall also meet the N.F.P.A. standards and requirements. 

Communication System 

A11 communication systems (telephone, intercom, etc.) shall be provided 

by tenants for their own needs depending on the nature of their business, on 

a direct dialing line with a common or above the ceiling height. 

Utilities 

Note: All services will be supplied by Austin City Public Services with 
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qualities determined by Federal Law. 

Water 

Each retail/commercial space that requires the need other than restroom 

need, unless required by lessee, will provide adequate water supply, pressure 

and disposal of domestic waste. 

Proper drainage and sewer systems shall meet all requirements according 

to codes. 

A11 supply water shall be installed in accordance with local and uniform 

building codes. 

Site Drainage 

A11 water drainage from site is natural to the lake and by surface drain-

age system for storm drainage water. 

Waste 

Provide sanitary garbage collection areas and removal of garbage from 

site on a contract basis. Distance of collection area and dumpsters no great-

er than 200 feet. 

Life Safety System 

Smoke detectors, pull fire alarms, fire hose cabinets, multipurpose fire 

extinguishers and overhead sprinkler system will a11 help reduce loss of life, 

property, and be easily accessible. 
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SYSTEMS PERFORMANCE CRITERIA 

Residential 

Structural 

Residential areas shall have open long spanning truss systems which will 

be fireproofed according to codes (fire retardant material or sprinkled). 

A11 structural framing systems will be at regular intervals, allowing for 

various types of facades finishes and allow them to be exposed where the de-

sign requires. 

Floors 

All horizontal surfaces shall be designed to support all uniformal 

distributive live loads in Live Loads: 

LIVE LOADS 

LOCATION 

Lobbies 
Circulation Areas 
Public Stairs 
Residential Space 
Balconies 
Kitchen 
Storage Areas 
Dining 

LIVE LOAD (psf) 

100 
80 
100 
80 
100 
100 
125 
60 

CONCENTRATED LOADS 

LOCATION 

Residential Floors (area 2.5 sq. ft.) 
Accessible Ceiling Ribs 
Sidewalks Vaulted 
Floors 
Roof 
Stairs 

LOADS (Ibs.) 

2000 
200 

8000 
300 
250 
300 
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WaVl Partitions 

Vertical planes floor to ceiling creating visual barrier between spaces 

shall be of sound absorbing materials to reduce sound vibration between 

spaces. Fire rating of materials should conform to loca1 code and fire zone. 

All interior walls are non-load bearing and exterior may be load bearing 

quality depending on exterior material used in design. 

Note: Public and private areas should be spearate or semi-separate. 

Ceiling 

Ceiling heights for spaces may vary from 8'0" to 16'0' at loft area. 

Ceiling material is gypboard with sprayed on acoustical material to reduce 

sound vibration with mechanical , electrical and plumbing above. 

Doors and Windows 

All doors and windows of each leasable unit of residential space shall 

be of the same common brand and type to conform to one another and shall not 

be designed to dominate attention over one another. 

Mechanical 

Heating 

The arrangement of the majority of residential space shall be designed 

to maximize the most efficient use of solar radiation. Reducing the use of 

conventional central HVAC forced air methods will be the back-up system to 

providing the lowest cost possible utilities when in use. Insulating duct 

work and mechanical chooses to reduce heat loss and gain. Separate thermo-

static controls for areas will meet the ASHRAE guidelines for both heating 

and cooling. A11 equipment shall be sound absorbing material to reduce 

sound vibrations. 

Cooling 

The design of the units shal1 maximize natural ventilation circulating 
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during warm months or power failures and sunlight shall he screened to reduce 

radiation on interior or bright days when needed. 

Note: A comfortable temperature range will be provided for activities. 

All windows shall be operable or space without windows or skylights 

all have mechanical means of ventilating. 

Power 

Electrical 

A safe and adequate source of energy will be provided for all mechanical 

systems, lighting and convenient office application. All wiring will be con-

veniently arranged for minimum interruption of service when partitions are 

relocated for new leases with convenient outlets at 12' intervals. Each 

leasable space shall be circuited separately so that separate metering and 

breaker boxes are feasible. Electrical power for normal uses will be 110 

volts and 220 volts for special equipment. Proposed 2 and 3 phase transform-

ers for electrical needs. Lighting shall supply recommended foot candles/ 

job tasks. This system shall be in accordance with local electrical codes 

and shall also meet the N.F.P.A. standards and requirements. 

Communication System 

A11 communication systems (telephone, intercom, etc.) shall be provided 

by tenants for their own needs depending on the nature of their requirements, 

on a direct dialing line with a common or above the ceiling height. 

Utilities 

Note: A11 services will be provided by Austin City Public Services with 

qualities determined by Federal Law. 

Water 

Each unit will provide adequate water supply, pressure, and disposal 

of domestic waste. Proper drainage and sewer systems shall meet a11 require-
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ments according to codes. A11 supply water shall be installed in accordance 

with local and uniform building codes. 

Site Drainage 

A11 water drainage from site is natural to the lake and by surface drain-

age system for storm drainage water. 

Waste 

Provide sanitary garbage collection areas and removal of garbage from 

site on a contract basis. Distance of collection area and dumpsters no greater 

than 200 feet. 

Life Safety System 

Smoke detectors, pull fire alarms, fire hose cabinets, multipurpose fire 

extinguishers and overhead sprinkler system will all help reduce loss of life, 

property, and be easily accessible. 



D E T A I L E D S P A C E L I S T S 
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SPACE SUMMARY 

OFFICE 

Delivery Area 

Delivery circulation areas wi1l be 24' wide to allow circulation and 

maneuvering of trucks. No truck or vehicle taller than 14 ft. or wider than 

8 ft. will be allowed for deliveries. A designated unloading zone will be 

stripped off as a delivery area for limited time use and semi-isolated from 

viewing. 

Receptionist/Waiting 

Reception/Waiting is a circulating, receiving, and space for moving of 

people in and out by the receptionist and executive guardination. 

Circulation 

Circulation approximately 65% of total leasable structure 300,000 sq. 

ft. x .65 = 195,000 sq. ft. 

Stairway 

4' wide landings 

Landings every 12', floor to floor 

Handrails at 34' height from run to top of rail parallel 

Tread no less than 10-1/2" 

Riser no greater than 7-1/2" 

Elevator 

Equipment - 6 Passenger Cars 

Capacity 3500 Ibs. each 

1 Service Car 4500 Ib. 

Mechanical 
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Equipment - Elect. - Metering; 8/box 

Heating - Forced air 

Cooling - Forced air 

Telephone - Central Box location 

Janitor Closet 

Equipment - Mop Basin 30 x 30 

Service Sink 

Tool Rack 

Storage of supplies 

Floor Drain 

Public Restroom 

A total of 360 sq. ft. for both men and women's rest rooms 

Equipment - Urinal 

Water Closets 

Lavatories 

Mirrors 

Metal Partitions 
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SPACE SUMMARY 

RETAIL 

Delivery Service 

Delivery areas shall accommodate trucks no larger than 8' wide and 14' 

high. The entrance to the delivery area shall be no less than 24' in width 

to accommodate two-way traffic. This traffic space shall not be obstructed 

by canopies, traffic, powerlines or landscape. 

Retail Space 

This space is the primary floor space of merchandising. A11 lease 

spaces must be equipped with its own shelving, racks and storage cabinets to 

display its own merchandise. Signage restrictions must conform to the property 

manager's guidelines. A11 lease space must be in multiples of 20' bays or 

500 sq. ft. 

Dining 

Equipment - 8 to 10 sq. f t . per person 

4 chairs per table 

Kitchenette Area 

Non-sl ip f l oo r i ng 

Kitchen 

Flooring will be provided with drains. Flooring will be of a non-slip 

surface. COp and sprinkled in all of kitchen area. Freezer size 10x8x10, 

refrigerator 10x8x10, microwave oven, steam warmers 10x4x3, and various types 

of preparation equipment depending upon nature of the eatery. 

Stairs_ 

4' wide Landings 

Space landings e^ery 12' f l oo r to f l oo r 
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Handrails at 34' height from run to top of rail parallel 

Tread no less than 10-1/3" 

Riser no greater than 7-1/2" 

Public Restrooms 

A total of 360 sq. ft. for both men and women's rest rooms. 

Equipment - Urinal 

Water closets 

Lavatories 

Mirrors 

Metal partitions 

Mechanical Room 

Equipment - Elec. - metering; 8/box 

Heating - forced air 

Cooling - Forced air 

Telephone - Central Box Location 

Janitor Closet 

Equipment - Mop basin 30 x 30 

Service Sink 

Tool Rack 

Storage of supplies 

Floor Drain 

Specialty Shop 

Equipment - Fixed, Rack & Shelves 

Moveable, Rack & Shelves 

Cash Register 

Special equipment; needed 
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Dressinq Area 

Equipment - Stool 2.6' in height 

2 X 4 ft. mirror 

3 hooks to hang clothes on 

Window Display 

Equipment - Several manaquets 

Storage areas and shelves are also required 

Exterior lighting is required for exterior display. 

A11 signage in accordance to property manager's guidelines 

Storage 

This area can be as large as 20% of store area. 

Equipment needed - ladders; moveable 

Shelves 

Dollys 

Table and Chair 



SPACE SUMMARY 

RESIDENTIAL 

Ent ry 

Approximately 1% of total unit. 

Living Area 

Approximately 22% of the total unit. 

Equipment - Couch 

2-arm chair 

TV/Stereo 

Dining Area 

Approximately 10% of leasable area. 

Equipment - 4 chairs, straight back 

Table 

Kitchen 

Approximately 80-100 sq. ft. 

Easily accessible to outdoor entry 

Equipment - Refrigerator; 6' x 42" x 40" 

Stove/Oven under 

Dishwasher 

Double sink w/disposal 

Utility Area 

This space need not be greater than 6-18 sq. ft. 

Equipment - Washer/dryer connections 

Storage area and shelves 

Bedroom 

B u i l t - i n shelving or bookcase 
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Equipment - Spot lighting 

Bed, Double 

Chair 

Dresser 

Nightstand 

Bathroom 

Approximately 6' x 9' 

Equipment - Bath/Shower combination 

Water closet 

Lavatory 

Mirror 



OFFICE 

SPACE SUMMARY SQUARE FOOTAGE 
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RETAIL 

Parking 
Lease Space 
Stairs 
Elevators 
Restrooms 
Janitor 
Circulation 
Mechanical 
Total 

60,000 sf 
195,OQQ sf 
4,000 sf 
1,500 sf 
2,880 sf 
240 sf 

31,380 sf 
5,000 sf 

360,000 sf 

Parking 
Foyer 
RetaiT Space 
Dining 
Kitchen 
Specialty Shop 
Fitting Area 
Storage 
Total 

30,000 sf 
20,000 sf 
80,000 sf 
1,050 sf 
800 sf 

5,000 sf 
2,500 sf 
10,000 sf 
140,000 sf 

RESIDENTIAL 

Parking 
Apartments 
Circulation 
Stairs 
Elevators 
Total 

GRAND TOTAL 

70,000 sf 
290,000 sf 
41,380 sf 
4,000 sf 
1,500 sf 

470,000 sf 

970,000 sf 



S P A C E L I S T S 
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SPACE LIST 

OFFICE AREA 

Off ice Floor Area 

Units Floor Area 

Total 300,000 sf 

2,000 to 4,000 sf 

SPACIAL REQUIREMENT FOR OFFICE 

RECEPTION AREA 

WAITING AREA 

PUBLIC RESTROOMS 

INTERVIEW/COUNSEL ^ 

REPRODUCTION 

GENERAL STORAGE 

COFFEE BAR 

STAFF LOUNGS 

SECRETARIAL AREA 

WORK AREA 

CONFERENCE 

MAIN OFFICE 

Relationship 

X Direct 

0 Indirect 

Actual office space will be designed to specific owner needs. 
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RESIDENTIAL AREA 

Residential Area 

Unit Floor Area 

Total 400,000 sf 

1,200 to 800 sf 

SPACIAL REQUIREMENTS FOR APARTMENTS 

CIRCULATION 

PARKING 

POINTS OF ARRIVAL 

MAIL ROOM 

STAIRS 

ELEVATORS 

WASHATERIAS 

TRASH 

MECHANICAL 

SHOP 

PERSONAL SERVICE 

DINING/KITCHEN 

BATHROOM 

BEDROOM 

LIVING 

RECREATING 

DAY CARE 

TRANSPORTATION 

Relationship 

X Direct 

0 Indirect 
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RETAIL AREA 

Retail Floor Area 

Unit Floor Area 

Total 100,000 sf 

1,200 to 2,000 sf 

PARKING 

STORAGE 

DELIVERY 

TRASH 

CASHIER 

OFFICE 

SELLING 

PEDESTRIAN 

CIRCULATION 

MECHANICAL 

SPACIAL REQUIREMENTS FOR RETAIL 

ENTRANCE/EXIT 

DISPLAY SPACE 

PUBLIC RESTROOMS 

Relationship 

X Direct 

0 Indirect 
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SPACE REQUIREMENTS FOR PARKING FACILITY 

Total Parking Area 250,000 sf 

Unit Area 200 sf 

ENTRANCE 

COLLECTION BOOTH OR TOLL GATE 

RAMPS (CIRCULATION SPACE) 

PARKING SPACE 

STAIRS 

ELEVATORS 

MECHANICAL ROOM 

Possible Restaurant Space Requirements 

ENTRY 

REGISTER/COUNTER 

DINING 

BUFFET ROOM 

KITCHEN 

WAITER/WAITRESS BOOTH 

LOCKER/DRESSING 

RESTROOMS 

BAR 

STORAGE 

TRASH AND REFUSE 

DELIVERY/SERVICE 

OFFICE 



99 

OFFICE DETAILED SPACE LIST 

101 PARKING 

Program - Space to park user vehicular transportation 

Number of units - 300 

Floor area - 60,000 sf. 

General Requirements 

Acoustics - minimum noise to occupant structures 

Lighting- General accent lighting 

Support Areas - Elevators, Stairs 

102 LOADING/DELIVERY 

Program - Delivery space for office supplies, furniture, etc. 

Number of units - 3 spaces 

Location - Outside structure w/24' lanes for circulation 

102 RECEPTIONIST/WAITING 

Program - Directing visitors to the people they need to see or a tempo-

rary holding place until meetings are ready to be conducted. 

Number of Units - Approximately 100 

Floor Area - 100 - 300 s.f. 

General Requirements 

Acoustics - Use sound absorption material; minimize sound from circulation 

Lighting - General 

Support Areas - offices, corridor, circulation 

Furniture - Desk 6' x 3' x 32", Arm Chair. 2 Straight Back Chairs, Couch 
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104 LEASE SPACE 

Program - Allow for open area with spacial structural system to accommo-

date variety of office spaces 

Number of Units - 100 

Floor Area - 195,000 s.f. 

Support Areas- Stairs, Elevators, Public Restrooms, Circulation 

105 STAIRS 

Program - Emergency or interior circulation 

Number of Units - 4 

Floor Area - 4,000 s.f. 

General Requirements 

Acoustics - Prevent noise vibration from stairwell to user space 

Lighting - Emergency & General 

Description - 4' wide landing, landing e^ery 12' (floor to floor); 

handrails at 34" high from run to top of rail, tread no less than 

10-1/2", Riser no greater than 7-1/2" 

106 ELEVATOR 

Program - The mechanical transportation of people vertically through 

structure 

Number of units - 6 

Floor Area - 1,500 sf 

General Requirements 

Lighting - Emergency lighting and general 

Supoort Areas - Elevator pit, mechanical 

Equiment - 6 passenger cars, capacity 3,500 Ibs. each, 1 service car, 

4,500 1b. 
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107 PUBLIC RESTROOM 

Program - Separate space for men and women; performing human hygiene 

Number of Units - 1 each per floor 

Floor Area - 150-200 sf 

General Requirements 

Acoustics - Noise transmission to adjacent rooms to be minimized 

Equipment - Men: 2 Urinals, 2 lavatories, 1 handicapped toilet, 2 

soap dispensers, 2 towel dispensers, 1 waste dis-

penser, 2 toilets 

Women: 4 toilets, 1 handicapped toilet, 5 napkin dispensers, 

2 lavatories, 2 towel dispensers, 1 waste dispensers 

Flooring: Tile 

108 JANITOR CLOSET 

Program - This area is for storage of equipment and supplies for daily 

cleanup of spaces in structure 

Number of Units - 1 per floor 

Floor Area - 50-60 sf 

General Requirments 

Lighting - General 

Support Areas - Offices, corridors, etc. 

Equipment: Mop basin 30x30, service sink, tool rack, storage of 

supplies, floor drain. 

109 CIRCULATION 

Program - Corridors or passageways that lead to offices and exits 

Number of Units - 35% of leaseahle space 

Floor Area - 8' wide primary, 4' wide secondary 

General Requirements 

Acoustics - Noise transmission to adjacent room should be kept to a 
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minimum. 

Lighting - General, emergency 

Support Areas - Offices, restrooms, elevators, stairs 

110 MECHANICAL 

Program - Area for installation of mechanical equipment 

Number of Units - 1 

Floor Area - 5,000 sf 

General Requirements 

Acoustics - Noise transmission to adjacent rooms should be kept to 

a minimum 

Lighting - General 

Equipment - Electrical metering, heating unit, cooling unit, telephone 

central box 

RETAIL DETAILED SPACE LIST 

201 PARKING 

Program - Space to park user vehicular transprotation 

Number of Units - 150 

Floor Area - 30,000 sf 

General Reguirements 

Acoustics - minimum noise to occupant structures 

Lighting - general accent lighting 

Support Areas - Elevator, stairs 

202 LOADING DELIVERY 

program - Delivery space for office supplies, furniture, etc, 
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Numher of units - 3 spaces 

Location - Outside structure w/ 24' lanes for circulation 

203 FOYER 

Program - Primary circulation to retail area, stairs and elevators. 

Meeting place for others. 

Number of units - 1 

Floor area - 10,000 sf. 

General Requirements 

Acoustics - Noise transmission to adjacent rooms should be kept to a 

minimum 

Lighting - general room illumination should be provided with additional 

accent lights. 

Support Areas - Retail area, offices, residential 

Furniture - Plant, benches, planters. 

204 RETAIL SPACE 

Program - Display and sales of stores merchandise 

Number of Units - 50 at 1,600 sf 

Floor Area - 80,000 sf. 

General Reguirements 

Acoustics - Noise transmission to adjacent rooms should be kept to a 

minimum 

Lighting - Genera! room illumination should be provided with additional 

accent lights. 

Support areas - Delivery, Storage, Foyer 

Furniture - Clothes racks, cash register, shelves, counter, displays 
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205 RESTAURANT 

Program - The restaurant is a quiet, family oriented restaurant special-

izing in regional food (steaks, Mexican, barbeque, etc.) Service is 

fast, but not with a fast food atmosphere. 

Number of Units - 1 

Floor Area - 14-15 sq. ft. per person: seating - 36" wide service aisle, 

seats 75. 

Restaurant accommodations - diners, servers, relaxing, nourishing, drinking, 

communicating. 

General Requiremeht 

Acoustics - noise transmission to adjacent rooms should be kept to a min-

imum 

Lighting - General room illumination should be provided with additional 

accent lights. 

Support Areas - Service areas for receiving food, depositing dirty dishes, 

storing condiments - 30 sq. ft. ea. 

Cashier - 20 sq. ft. 

Furniture - Tables (20) - 48" dia. 

Chairs (80) - 23" x 19" 

206 SPECIALTY SHOPS 

Program - Area (flexible) for sales of craft goods by local vendors 

Number of Units - 1 at 12 to 20 sf 

Floor Area - 5,000 sf includes circulation 

General Requirements 

Acoustics - Noise transmission to adjacent rooms should be kept to a 

minimum. 

Lighting - General room illumination should be provided with additional 

accent lights. 

Furniture - Moveable racks and shelves, cash register, floor plugs 



207 FITTING AREA ^ °^ 

Program - Changing of clothes to try on new clothes 

Number of units - 5/store 

Floor Area - 2,500 sf 

General Requirements 

Acoustics - Noise transmission to adjacent rooms should be kept to a 

minimum. 

Lighting - General room illumination should be provided with additional 

accent lights. 

Equipment - Stool 2'6" in height 

2' X 6' mirror 

3 hooks for clothes 

208 STORAGE 

Program - Storage of merchandise 

Number of Units - 1 

Floor Area - 10,000 sf (200 sf per store) 

General Requirements 

Acoustics - Noise transmission to adjacent rooms should be kept to a 

minimum. 

Lighting - General room illumination should be provided with additional 

accent lights. 

Equipment - Shelves, racks. 

RESIDENTIAL DETAILED SPACE LIST 

301 PARKING 

Program - Space to park user's vehicular transportation 

Number of Units - 350 

Floor Area - 70,000 sf 
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General Requirements 

Acoustics - Noise transmission to adjacent rooms should he kept to a min-

imum. 

Lighting - General accent lighting 

Support Areas- Elevators, Stairs 

302 DELIVERY AREA 

Program - Delivery space for furniture, etc. 

Number of Units - 3 spaces 

Location - Outside structure w/ 24' lanes for circulation 

303 APARTMENTS 

Program - Rental space for people to live, provide essential services 

and shelter. 

Number of units - 1 bedroom (800 sf) 2 bedroom (1200 sf) 3 bedroom (1500 sf) 

Floor Area - 290,000 sf leasable, 42,000 circulation 

General Requirements 

Acoustics - Noise transmission to adjacent rooms should be kept to a 

minimum. 

Lighting - General room illumination should be provided with addtional 

accent lights. 

Furniture - see each unit 

304 ENTRY 

12-16 square feet. This area is for receiving guests when they enter 

your living unit. The location of this area should be adjacent to 

the living area with an occupant load of about 2 normally. The 

lighting will be special task lighting for the entry way to see the 

person who comes into the living unit. Furnishings may consist of 
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screening wall and plants. The ceiling will be of textured tape and 

bedded gypboard as are the walls. Flooring will be of cushioned back 

carpet over concrete slab, parkway wood or V.A.T. 

305 LIVING 

This area is for entertaining guests of your home or relaxation of the 

user of the living unit. The occupant load of about 6 normal and with 

limited use up to thirty people. The lighting for the type of job to 

be carried out. The furnishings will consist of 1 sofa, 1 coffee table, 

1 arm chair, 1 end table, 1 table lamp and television. The ceiling 

will be of textured tape and bedded gypboard as are the walls. Flooring 

will be of cushioned back carpet over concrete slab. All hallways open-

ing off the living area will be 44" wide. 

Dining Area 

The function of this room is for entertaining guests at a dinner table, 

for general dining use and a work area for limited use. The occupant load 

of this area will be 6-8 persons. The lighting may be of natural or of 

overhead direct lighting and task lighting. The ceiling wi11 be of tex-

tured, tape and bedded gypboard as are the walls. The flooring will be 

of either carpet over cushion or of V.A.T. 

306 KITCHEN/BREAKFAST AREA 

This area is a multi-use area for preparing meals and for consumption of 

quick meals, such as sandwiches and breakfast. This area should be adja-

cent to the dining area and occupant load of 3. Thei lighting will be of 

special task lighting for work areas and overhead direct lighting for the 

area. Furnishings will consist of cabinet and counter space of 32" 

height, stainless steel double sink with disposal, dishwasher, stove with 

ven-a-hood, oven and refrigerator. The walls and ceilings are tape and 
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bedded, textured gypboard. The flooring is of parkay wood or V.A.T. 

307 UTILITY AREA 

The area's function is a work area for storage, laudnry equipmeht and 

household appliances such as ironing boards, vacuum cleaners, mpps and 

brooms. The location of this space is adjacent to the kitchen/breakfast 

area, for no more than one person at a time. Lighting will be of task 

space lighting with the walls and ceiling of tape, bedded, finish texture 

and gypboard. The flooring will be of V.A.T. or parkay wood. 

308 BEDROOM/SLEEP/STUDY DEN 

This space is a rest and relaxation multi-use area with several possible 

functions, primarily an extra sleeproom. The occupant load is no more 

than 2 and shoulid be near the bathroom. Lighting will be overhead space 

lighting with ceiling and walls of gypboard with tape, bedded, and fin-

ished textrue surfaces. The flooring will be of parkey wood and cushion 

back carpet. No equipment is necessary. Furnishings are 1 double bed, 

2 night stands, 1 dresser and mirror. 

309 BATHROOM 

The function of the bathroom is for human hygiene needs such as cleaning 

the face and body, bodily waste and occasional dressing area. This area 

should be in close proximity to the living, dining and bedroom/study/den 

areas. The furnishings will require a medicine cabinet, toothbrush hol-

der, water closet, bath tub with shower, vent fan, and lavatory with 

cabinet underneath. The user will require task lighting over the lava-

tory and the ceiling and walls will be of gypboard, tape, bedded and 

finish textured. The flooring and wainscot will be of glazed ceramic 

tile. 
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310 MASTER BEDROOM 

The function of the space is a sleep or rest area primarily with intimate 

personal overtone oftheprivate user group of 2. This space is furnished 

with 1 double bed, 2 night stands, dresser and 2 mirrors and closet space. 

This area should be near the bedroom/study den with walls and ceiling 

gypboard, taped, bedded and finish textured. Lighting wiH be of over-

head space and task lighting. Flooring will be carpet over cushion 

padding. 

311 MASTER BATH 

The function of this space is for human hygiene needs such as cleaning the 

face and body, bodily waste and occasional dressing area. This area 

should be adjacent to the master bedroom user's area. The furnishing will 

require a medicine cabinet, toothbrush holder, water closet, mirror, show-

er, vent fan, and lavatory with cabinet underneath. The user will require 

task lighting over the lavatory and the ceiling and walls will be of gyp-

board, tape, bedded and finish texture. The flooring and wainscot will 

be of glazed ceramic tile. 

312 COMMON CIRCULATION/HALL 

This area is a transition area that connected several areas. There are 

no furnishings or occupant loads of people but should be 44" in width. 

The lighting will be of space task lighting and the walls and ceiling 

will be gypboard, tape, bedded, and finish texture. The flooring will be 

carpeted over a padded cushion. 

313 STAIRWAY 

These stairs function as a vertical circulation space between floors. A 

self-contained fireproof space with nonslip tread and tread nose. No 

furnishings are required but a 34" handrail is required from tread to 
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rail. Walls, ceiling and flooring are textured concrete. Emergency 

lighting in stairwell is required with 4' landings between floors and 

firedoors with panic hardware where enclosed. 

314 B.ALCONIES 

This area functions as an outdoor private space for 2-6 occupants. This 

space may also be of common public use space. There will be no perma-

nent furnishings, but must have a 34" handrailing. Lighting will be 

exterior task lighting and the floor will be a concrete slab with non-

skid texture or a brick pavee surface. 

315 STORAGE AREA 

There will be a small storage for linen and space of clothing and coat 

storage. There are no lighting requirements, and flooring will be car-

peted with padding under it. The ceiling and walls will be gypboard, 

taped, bedded and finish textured. 
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THE GALLERIA 

Context: 

New York's Galleria, a mixed-use space of office, rental and residential 

uses. The Project was promoted by New York's midtown City Planning Department 

through. zoning and economic advantages to developers. By allowing the floor 

area ratio to increase to 21.6% it made it more economically advantageous to 

developers. The goal of City 

Planning was to prevent offices, 

airlines, and banks from taking 

over New York's fabled shop-

ping promenade. With the 

introduction of mixed-use 

projects they hoped to 

lengthen the occupancy of 

downtown beyond the hours of 

nine to five. The charac-

ter of the building resembles 

a more liked luxury hotel with 

residential space, retail 

shops, private club with 

separate dining and swimming 

a11 tucked into a 55 story 

high structure. 

fmictjori: 

The Public Space consists of 90 feet high skylit atrium located to 

allow for the movement of different activities pertaining to the mix-uses 

of the building. Circulation for each is separated by pedestrians, sight-

seers, browsers and cafe-goers to pass through the space. One of the draw-
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backs of this space is that it allows peddler and riffraff, of the sort to 

enter the space which is less desirable to the occupants. The project con-

sists of 55 floors: Floors 1-14 consists of offices, retail and atrium 

(Floors 1-9); Floors 15-16, mechanical; Floor 17 residential service; Floors 

18-51, residential [south facing apartments have winter-gardens); Floors 

52-51 Penthouse (at upper level a farming garden)., 

Form: 

The building is 

a high rise structure 

with a nine-story 

atrium at its base. 

The entrance is 

through the atrium 

which pedestrians 

have to descend 6 

feet while entering 

the building. To 

the West of the 

project the buildings 

have a classy atmos- WINTER-GARDEN 

phere such as the Ritz Tower Hotel. The areas to the East are increasingly 

tacky and run down. The location of the site was based on zoning and econom-

ic values other than aesthetics. From the street level the interesting 

interior space of the atrium is not visible due to the tempered glass and 

the dark granite exterior finish. The nicer spaces in the project other 

than the atrium are the winter-gardens on the south-facing condominiums. 

These condominiums are the most demanded. 
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Buildinq Systems: 

The building is constructed from reinforced concrete. Due to the 

farmer's garden which has two feet of planting soil at the Penthouse Level, 

the first 22 floors had to b.e designed for 6000 PSI, which has increased the 

cost of the project. The atrium consisted of 30 feet 

The mechanical system's main problem is at the atrium. In order for venti-

lation to work properly there must be two exterior openings open at all 

times at the entrance level to the atrium. This was achieved by placing 

awnings above the two entrance doors. 

Site Analysis: 

Due to existing easement on the site only 40% of the site is usable. 

The project is built adjoining 58th and 57th street and doesn't allow pedes-

trians to cross except through the building. The 

zoning requirements of the city were drastically 

altered to make the project advantageous to the devel-

opers. The site location encourages wealthy occupants 

which coincides with the city planning goal of rais-

ing their tax base. The site allows no aesthetic views 

for residents at the upper levels and due to the mater-

ials used pedestrians are not able to experience inter-

ior activities. The surrounding buildings are in con-

flict with the classy Ritz Hotel to the west, three- to 

four-story high rundown projects to the 

east. 

SECTION 
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Special Features: 

90 feet high atrium space 

Condominiums with winter garden 

Interior circulation system 

Diversity of multi-use 

Penthouse (garden) 

Experience Gained: 

The programming of using 

mul t i -use projects to r e v i t a l -

ize down-town. The use of 

publ ic spaces w i th in a 

mul t i -use p ro jec t . 

Data 

Project: Galleria 

117 E. 57th St., New York City. 

Architect: David Kenneth 

Specter, New York City; Gerald 

L. Jonas, project (and pent-

house) architect. John Davidson 

AHen, duplex apartment design 

associate; with the office of 

Philip Birnbaum, New York City, 

as architects for apartment 

residences. 

proqram: 458,945 sq. ft. of residential, office, and retail structure 

on a small midtown site. Project would include a public "covered pedestrian 

space" extending through the block with some 15,000 sq. ft. of shops. 

ATRIUM 
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Site: 17,200 sq. ft. of vacant land, plus 12,000 sq. ft. of land to 

which client owns development rights. 

Structural system: Reinforced concrete frame and flat slab; high strength 

concrete on first 22 floors with 6,000 psi loading. Transfer girders 12 ft. 

deep, 30 ft. long on the 15th floor. Sixty percent of the columns shifted 

from five to fifteen feet in lower floors. 

Mechanical system: Steam supplied to air handling units in interior 

zone, steam generated hot water circulated to heating coils in incremental 

units and baseboard fin tubes in exterior zones. Centrifugal chiller supplies 

chilled water to air handling units interzone, incremental units, exterior zone, 

Major materials: Reinforced concrete, Caledonia granite, brick, concrete 

block, quarry tile and terrazzo paving; glass skylights and clear plate glass. 

Client: Madison Equities, New York City. 

Cost: Figure withheld at request of client. 

Project Date: 1975 

Summary 

The circulation in the project is very interesting and allows interac-

tion with the different uses but still has privacy amongst the uses. The 

proportion of the occupants tend to be more residential yet the exterior 

(except the south apartments) does not reflect this. There are no exterior 

spaces which makes it hard to raise children in the complex. 
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OLYMPIC TOWER 

Context: 

New York's Olympic Tower is a mixed-use project consisting of retail, 

office and residential spaces. At the time of the planning of the project, 

the public perceived the Tower as the first step toward salvation of Fifth 

Avenue. The goal is not simply to generate more square footage of retail or 

residential use, but to create an urban focus and vitality on the Avenue. 

The mixed uses 

revitalize Fifth 

Avenue and add 

life after dark 

to midtown. 

The complex 

catered to 

wealthy occu-

pants with condo-

miniums selling 

for 122,000 to 

650,000 and 

retail leasing for 

100 doHars per 

month. The condos 

and offices have 

been successful 

but the mall area 

has had its problems. Except for a few major European department stores 

have occupied the building. 
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function: 

The 51-story Tower contains retail spaces on two levels, offices on 17 

floors, and apartments on 30 floors. At tFie ground level is the shopping 

mall for easy pedestrian access. The different uses are located in one part 

of the building only. Retail at lower levels, offices at intermediate levêls 

and residential at upper levels. There are no spaces where these different 

uses are connected, each having their own separate lobby. The pedestrian mall 

is an enclosed environment creating a barrier for pedestrian access. 

Form: 
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The building 

was the first mixed 

use project in the 

Fifth Avenue area. 

The tower was de-

signed by S.O.M. 

and it represents 

the office's style 

yery well with its 

sleek, impassive, 

opaque skin and 

taut rectangular 

form which today 

is associated 

with corporate 

offices from the exterior. There is no awareness of interior activities and 

clue to where offices end and residential begins. The building does not 

late to the four and five story structures with mansard roofs not Saint 

Patrick's Cathedral in the area. The interior resembles a modern office 

building, discreet, and no flash except maybe the mall's waterfall. 
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The mall's entrance doors do not allow casual access. 

Building System: 

The use of curtain walls allows little opportunity to express residential 

areas. The choice of environmental control in the mall does not allow casual 

access, but hecause of zoning allowed for honus square footages. 

Site Analysis: 

The site is located within the area of New York's major shopping area. 

The zoning re-

quires ground 

floors within 

50 feet of 

Fifth Avenue 

be restaurant 

or shop spaces 

to prevent 

bank and 

from 

dominating the 

area. The 

zoning of the mixed use project allowed developers bonus square footages. 

For example for every 45 sq. ft. floor area of residential, 1 sq. ft. bonus 

area is allowed for retail. 

Data_: 

Project: Olympic Tower, 645 Fifth Avenue, New York City 

Architect: Skidmore, Owings, & Merrill 

program: A 79,645 sq. ft. building including 253 condos, 480,000 sq. ft. 

r office space, ground floor retail space and a 8766 sq. ft. mall with retail 

space and restaurants. 
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Site: 25,600 sq. Ft. lot plus 14,800 sq. ft. client owned property. 

Structural: Structural steel columns and girders used for first 21 

floors of offices; galvanized steel decking with concrete fill. Residential 

reinforced concrete slab and column. 

Mechanical: Steam service for heating and cooling. 

Major materials: Steel , block anodized aluminum, curtain wall system 

Client: Arlen Realty Corp. and Victory Development Corp. 

Cost: Withheld at request of client. 

Project Date: 1975 

Summary: 

The project did not allow for exterior activities, nor does it allow for 

semi-private areas which would instill communication amongst residents. The 

interior nor the exterior express residential space. The building resembles 

and functions as an office complex which to me would not be an enjoyable 

place. If outdoor terraces, circulation amongst different activities, and 

the visual expression of each of the uses the project would have been more 

successful. 
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RENAISSANCE CENTER 

Contex;t: 

Detroit, Michigan Renaissance Center is a multi-use project consisting 

of office towers, a hotel, retail shopping mall. The project was an attempt 

to revitalize the downtown area. The hotel has been successful with its fa-

cilities booked until 1985. The shopping mall, on the other hand, has 60% 

leased, yet 20 our of 100 shops are vacant. Most shoppers are drawn by 

curiosity rather than routine shopping. The project came about not out of 

the social and cultural needs of the city, but a challenge to Henry Ford from 

G.M. officials and industrial leaders to do for Detroit what he had done by 

building Fairlane Center (Ford Motor Company headquarters). 

Function: 

The primary function is to draw people to the downtown area. With the 

existence of 4 major department stores and 100 retail shops, the project will 

draw the local people to shop in the downtown area. Other functions are the 

hotel and office areas. The three primary functions are joined by a centrally 

located atrium. The atrium allows circulation to each of the primary reas, 

this allowing interaction amongst the three areas. 

Secondary functions consist of a restaurant, ballroom and exhibit hall. 

These functions mostly cater to the hotel for conventions. 

Form: 

The units of the project are ^ery geometrical. The bundling together 

of the gloss tubes, though aesthetically pleasing, do not express shopping. 

The entrances are not designated clearly, making it difficult to encourage 

pedestrians to enter. The centrally enclosed atrium with pond and waterfall, 

exposed elevator shafts, enlarged sculptural pieces and abundant greenery, 

plLis three- and four-story escalators, spiral staircases, and ramp make it 
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ân interesting circulation space allowing movement in many directions. The 

interior finishes of rough textured concrete, colorful vinyl wall covering 

and greenery create a lively atmosphere. The open elevators could have come 

off better if the exterior view of the river was visible. 

The exterior finish of tinted glass causes the structure to stand alone 

from the existing brick and stone buildings in the area. 

Site Analysis: 

The site is located in a dense urban area with a major freeway and river-

front adjoining it. The project blocks the view of the Detroit River, except 

for those offices on the south side. The project also cuts off pedestrian 

greenways along the river front. The scope and finishes of the project make 

it appear as an island apart from the rest of the city. The developers had 

the land formerly zoned for a mix of residential residential and industrial 

uses, but was rezoned for multi-uses. 

Cost Analysis: 

The final cost of the project was $337 miHion. In 1971 the original 

estimate was 175 million for the first phase. By 1973 (groundbreaking) it 

was revised to 237 million. With the Arab oil embargo, an additional 100 

million was added in 1974. 

Special Features: 

Interior atriums circulation and waterfalls 

Revolving restaurant 

^yppri^ce Gained: 

Problem of expressing function from exterior 

Problem of expressing entrance to pedestrians 

Linkage with CBD (Central Business District) 
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Pataj_ 

Project: Renaissance Center, Detroit, Michigan 

Architect: John Portman and Associates 

Client: Renaissance Center Partnership 

Program: Hotel (1400 rooms), office towers (2.2 million sq. ft.) 

and retail shopping mall with 100 shops, 13 restaurants, convention support 

facilities in complex with central (hotel) tower 73 stories high, office 

towers 38 stories. 

Site: 32.5 acres on riverfront at the edge of the CBD 

Structural : Office towers are steel framed, with tinted glass and 

aluminum curtain wall; hotel tower is reinforced concrete frame except 3-story 

steel framed revolving restaurant 

Mechanical: Central heating and cooling supplying project with chilled 

water, steam. 

Cost: $377 million 

Project Date: 1975 
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The project in appearance is yery high-tech, which I feel helps the 

success of the office and hotel areas. The project's lack of incorporating 

the pedestrian access and site around it (The River Front) does not allow 

the project to reach its full potential. If the atrium was not centrally 

located and located to the exterior perimeter of the project, pedestrians 

(shoppers) would have enjoyed the site. 



Dirk Lykins 
Thesis 1985 

DISSERTATION 

The site it's seif determined a large portion of the 

°cation of the three different functions to be built on the 

site. Town Lake fronts the site which played a large part to 

the orientation of residential spaces. I felt it was best to 

iocate them facing the lake to allow far a more reiaxed 

atmosphere. The Retail spaces were used as a iinkage between 

the three functions. The center biock's were used as the 

central core for the retaii with branches on the adjacent 

blocks, linked by bridges and underground passages serving 

as craftsman oriented retail spaces. The offices were iocated 

in the 5th a thru 30th floors of the centrai biocks and 

aiong the perimeter of the adjacent biocks. 

In the design of the retaii circuiation I chose to make 

aH-a iarge atrium space in order to express a characture of 

the mass of the project and aiso to allow the users uniimited 

views of the retail dispiay areas. 

The building B shown on the pians was designed by 

using the perimeter as functionai space and the core as park-

T'h-is heip to keep the underground parking to a minimum. 

The buiidings is stair steped to aiiow for decks to be the 

primary circuiation. 

The characture of the exterior is that the base is the 

vc;pntation of the oid that progresses to the new. The grid 
j-Qpes-^^'''- ^ 

tem is pureiy aesthic but serves as the iinkage between 

ĵ ew and oid styies. The use of trees on the buiiding are 

us 
j to iink with town iake and shading, 



The mechanicai system is a district piant with 

oilers and cooiing towers. The plant sends piped hot 

and chiiied water to the buiiding which is converted 

to forced air at each fioor. This was done to minimize 

size of ducts and amount of mechanicai sguare footage 

needed in the buiidings. 

The structurai system is fiat siab (conc). This 

system was chosen to aiiow the iowest fioor to fioor 

heights as possibie due to height cimitations. 

I am very pieased with the way the design turned 

out and if asked, I wouidn't change anything. 


