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Surely we need to clarify our conceptions of 
what constitutes public life and to make some 
useful distinctions, such as that bct>veen public 
life and communiU' life, as Mike Brill argues in 
this issue.

In thinking about public spaces, we need to 
look more broadly for the sorts of places where 
|)eople encounter real differences, exchange con
ceptions of value (however implicit) and generally 
form their notions of what it is to he one person 
among many, and, for that matter, to be in one 
place among the traces of many times.

We also need to look with more ingenuity at 
how the many spaces that make up a city can be 
shaped not only to serve, but also to enhance, the 
life outside our everyday living and working envi
ronments. Purpose-built, delil)erately shaped 
public spaces remain essential elements of an 
urban infrastructure, central to the constniction 
of a city’s identity. Yet the qualities <jf the full 
fabric of spaces that are built within and around 
both public and private institutions structure the 
underUnng discourse of a city. Streets, alley's, 
small gathering spots and infbnnal places of 
assembly, even parking lots and sports venues 
enter more ubiquitously into the lives of their citi
zens and condition the nature of their e.xchaiige.

If the spaces we form are intcndetl to help 
transfonn encounter into community, then they 
also need to sustain our attention am! stay in the 
mind. 'I'hey must be distinct enough to remember 
and refer to as common ground, easy enough to 
use and access that they are experienced by many, 
and have elements in them that will encourage 
exchange among users.

This issue presents a number of approaches to 
the consideration of such issues, ranging from the 
re-evaluation of open spaces that zoning incen
tives spread through New York City in the name 
of the public, to questions about how new' forms 
might better be derived from the mix of w ays in 
which people use open space.

It also brings into focus the role of private 
institutions in structuring the spaces that arc 
availal)lc for common access. Public agencies have 
become increasingly intertwined with businesses 
and non-pnjfit organizations in the creation of 
the spaces that we move through in our daily lives. 
Often the results of such collaborations arc places 
that we now consider to he quite metnorahle and 
desirable, and which would even rank high on a 
scale of places where public encounter happens.

With this issue we als«> announce the presenta
tion of the Place.Mark .\ward to the architect 
1 high 1 lardy, of 1 lardy I loizman Pfeiffer Asscjci- 
ates in New York. Hardy has fur decades con
tributed not <uily to the public life of the city 
through a continuing series of projects, but also 
helped to change the understanding of what 
architects must do t(j reach out to nurture com
plex linancial, organizational and artistic rclation- 
-ships that support and extend the life <jf a place. 
His work shuns dogma and instead captures the 
spirits of time and [ilace, often through acknowl
edging and giving vigorous new life to the imagi
native legacy of previous generations. I le sees 
promise where others .see restriction, proffers 
bravado when others are cowed, and stewards the 
qualities of place with a fertile imagination and a 
fearlessly unconventional sense of propriety. VVe 
would all do well to pay attention to his example.

As citizens or tlesigners, we enter public life 
when we move beyond comfortable and defined 
roles. If we take public spaces to he those where 
we deliberately come upon others with whom we 
may or may not have common interests and with 
whom we may or may not agree, then such spaces 
need be readily accessible to all. ’I'hey need also 
to present qualities that many different kinds of 
people will enjoy, And maybe, just maybe, they 
need to catch us by surjirise.

WTiere is the public? In spirited places.
When are we (or they) the public? Wlien we 

(and they) are induced to care.

—Doniyn Lyndon
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ALBUM

as evolving conditions, and to hope always for 
spaces that expand, rather than contract, possibili
ties for public life.

In AVtP City Spaces, Jan Crehl and Lars Gemzoe, 
students of and advocates for the remarkable 
transformation of Cxjpenhagen’s downtown 
streets and squares over the last thirty years, offer 
an updated assessment of urban public spaces, 
primarily in Europe. (Their previous book, Public 
Spaces, Public Life, won an ^QK.\/Places Award for 
Place Research in 1998).

In the context of this debate, Geh! and 
Geinzoe’s book makes important contributions. 
First, the authors set fonh clearly and succinctly 
what they consider to be the fundamental roles of 
public space—meeting place, market place and 
thoroughfare—attributes that provide a sound 
starting point for any discussion about what’s 
happening to the public realm.

Second, and just as importantly, the authors 
re-assert the critical relationship l>etween public 
space and pedestrian life. They argue convinc
ingly that the force acting most fversistenlly 
against the ailtivation of good public space is 
“car culture” (not the privatization of public space 
nor the exponential increase in telecommunica
tion), precisely because it so thoroughly destabi
lizes pedestrian life. Conversely, the authors 
demonstrate the powerful w'ays in which good 
urban transit, which turns passengers into pedes
trians at both ends of the trip, supports street life 
and public space—especially when coordinated 
with land-use poliq^.

Furthermore, Gehl and Gemzoe provide 
a useful description of the relationship betw^een 
car culture, urban form, pedestrian life and public 
space by suggesting clear distinctions between 
traditional cities, “invaded cities” (whose urban 
pattern was established before the automobile but 
have been invaded by cars) and “abandoned cities” 
(whose physical form was established largely after 
the advent of automobiles, and which therefore

Review: If You Build ft...
Jan Gehl and Lars Gemzoe, Ne\A/ City Spaces, 
(Copenhagen; Danish Architectural Press, 2000)

There seems to have been no shortage of 
hand-wringing in recent years about the decline 
of public open space—the plazas, squares, parks 
and streets that are the classic elements of the tra
ditional public realm—and public life. Yet few 
debates have been characterized by the confusion 
of passion, romanticism and multiple reference 
points as this one has, especially in regard to 
American cides.

The basic construction of the argument sug
gests that there was a golden age of public space 
and public life to which we might return, or at 
least refer, though when that might have been is 
rarely stated explicitly. In fact, it might l>e more 
constructive to regard public space and public life
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never develo|>ed a tradition of pedestrian life)—a 
differentiation that is sometimes eas)' to overlook. 
It is these latter cities, of course, that have the 
most difficulty in sustaining urban public spaces.

Finally, the book demonstrates convincingly 
that there are many cities in the w orld that, as a 
matter of will and public policy, have refused to 
pve up on public space. It proHles nine cities 
which, it argues, have had more or less systematic 
(K»licies of cultivating public space, and provides 
an album of thirt\ -nine significant public spaces 
built In those cities and elsewhere in recent years.

Yet Neu' City Spaces has significant weaknesses. 
The case studies are wildly uneven. Portland (the 
only U.S, city among the nine profiled), admired 
by planners for many reasons, has added only a 
handful of significant public spaces (Pioneer 
C^ourthouse Square, riverfront parks) in the last 
quarter century'; its greater success has been in 
maintaining a consistently walkable scale of 
streets downtown. A more convincing case could 
be made for San Francisco and the remarkable 
transformation of its Embarcadero; Chicago 
and its ambitious riverfront, schoolyard and park 
initiatives; or even New York's renewal of so 
many parks.

More fundamentally, the spaces profiled com
prise a remarkable lack of diversity'. Virtually no 
waterfront spaces, no parks and no streets are pro
filed (save streets that have been converted to 
pedestrian use). In demonstrating that traditional 
squares and plazas are still being built (the Danish 
title is lYw City Roosns), Gehl and Gemzoe miss 
the opportunity to e.vplore the exapnding range of 
public spaces that cities are creating. In particular, 
their survey offers designers and planners in 
“abandoned cities" little to learn about.

The write-ups on the thirty-nine spaces are 
generally perfunctory. Disappointingly, the crite
ria for selecting or evaluating the spaces in the 
book are not made evident; there is not even a 
reflection on characteristics of market place,

meeting place and thoroughfare that are posited 
at the outset, lliere is no analysis (as opposed to 
description) of how any of the spaces are actually 
used, W'hich is particularly ironic in that (lehl’s 
first book, Life Between Buildings, published cxjn- 
temporarily with Wdliam H. Whyte’s studies <»f 
New York City spaces, underscored the impor
tance of understanding human perception and 
use of space. Even for designers working on the 
increasing number of small urban spaces being 
reclaimed from parking or traffic circulation, 
there is a dearth of useful information al>out 
the construction, management and ownershij) 
of the spaces.

Nevertheless, New City Spaces offers numerous 
pleasures. One of them is the exuberance, inven
tiveness and appropriateness of so many of the 
tiesign details. 'I'he light standards in Pla^a del 
Sol (Barcelona), the variable lighting schemes for 
Rathausplatz (St. Pblten, Austria) and the effec
tive combination of tree plantings, surfacing anti 
public art in Bismarckplatz (I leidelberg) are 
worth keeping in mind.

The graphics, which present plans of the cities 
and public spaces at the same scale throughout the 
hook, make for easy comparisons. Such attention 
to the legibility of graphic infonnation is still, sur
prisingly, rare in books like this.

New City Spaces renews our confidence in the 
potential for public space, reminds us of the spirit 
with which they can be designed and built, and 
suggests the pleasure they can offer. It reinforces 
important, fundamental principles about transit, 
pedestrian life and public space. But the book 
offers few concrete lessons about the art of 
designing new spaces or providing for them as an 
act of public policy, either in cities where tradi
tional urbanism is still alive, or in the problematic 
places w here such urbanism has never had a 
chance to take hold.

^ToddW.Bressi
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ALBUM

New Life for an Old Plaza

Balsley Park is a prototy'pe for the transforma
tion of useless, barren urban plazas. It offers hope 
to the hundreds of such spaces in New York and 
elsewhere that could, if given a second chance, 
bring civic life and pride to the neighborhoods 
they have disappointed and scarred.

The park is at the corner of Ninth Avenue and 
57th Street in Manhattan, an area where Clinton, 
a working-cla.ss neighborhiHrd of walkups and 
workshops, gives way to .Midtown, Columbus 
Circle and the institutional campuses of the West 
Side. Originally known as Sheffield Plaza, it was 
built in 1978 under zoning rules that granted 
extra development rights to projects that provided 
public spaces like plazas, arcades and gallerias. 
Unlike most spaces of this type, the plaza was not 
adjacent to the project under whose auspices it 
was built, an apartment building nearly a half
block away.

The plaza failed almost immediately—partly 
because of its detachment from its sponsor build
ing, partly because it was poorly maintained, 
partly because of its dependence on an amphithe
ater program for the space, which never sustained 
itself. One bright spot was a twice weekly farmers’ 
market that had “become a neighborhood gather
ing place where the relationships l>etween regular 
customers and long-time vendors have been 
cemented.”’

The community pressured for change, but 
rejected the first two proposals for redesigning 
and reconstructing the space. The plaza owner, 
i\dam Rose, then commissioned 'I'homas Balsley 
Associates to come up with a new plan, under the 
condition that the finn act as lead in the public 
approval process. 'Fhe landscape architects 
wtirked with a local design committee, which 
helped establish a consensus on a new program 
(“a green park serving a broad constituency”) and 
encfmraged the designers to translate the pro
grammatic elements into artistic gestures of fonn

P<ac«s to Lin9«r

Plaza owners commonly dixourage people from lingering in their 
spaces. Balsley Park invites people to stay: ftetair^ing walls, movable 
cafe chairs and tables, benches and a grassy lawn offer visitors 
a variety of of places in which to sit or even lie down.

Corner Cafe

A cafe is at the corner, with service windows facing the terrace 
artd ihe street: the owner pays no rent. The closest public restroom, 
though. Is in a Starbucks a half-block away

Balsley Park, pedestrian shortcut and cafe terrace 
Photos courtesy niomas Balsley Associates
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A Satisfying Edge

The previous plaza had suffered from its ambiguous relationsh^ 
to the adjacent building. The plaza butted against the building, 
with no functional connection to it, creating a lengthy dead zone.

The new design incorporates a multi-layered yet clear boundary 
for the park Along the buildirrg edge, colorful ribbon wall panels 
alternate with Kreens made of pipes placed dose to each other; 
behind them are evergreen trees. In front of the wall are transition 
spaces, such as a moutsd, garden and play area, that allow park 
users to occupy the edge. The combination of colors, materials and 
visual permeability creates a complex, layered edge that serves as 
a soft backdrop

Sunlight and Shade

The openness of the central area, combined with the southerly
slope and relatively low-rise buildings to the south, allow sunlight
to stream into the park from midday onward. Trees artd building
edges create shade along the perimeter of the park; the high canopy
of thebosqueatthecafe terrace allows for views in and out.

Places to See and be Seer

The site plan takes advantage of, and accentuates, the elevation
changes in the park. The high points—the cafe terrace and mounded
lavvn—are designed as places that encourage people to stay and
provide multiple vantages over the entire space.

Limited Access
Rooms and Halls Originally, the city required urban plazas to remain open all the 

time. In exchange for commitments by private owners to upgrade 
their spaces, the city now allows the spaces to be closed at night. 
Thus the perimeter of Baisley Park has been hardened, with fences 
aisd planters along most of two sides and slidirtg ar>d swinging gates 
closing off the entry points

:afe terrace, lawn.The park is laid out as a series of discrete spaces- 
children's play area-connected by an allte and a diagonal walkway.

The diagonal short-cut for pedestrians walking between Ninth 
Avenue and 57th Street creates extra activity in the park; The north 
end lines up with a stop on a crosstown bus line; the shortcut also 
accommodates pedestrians heading from the Clinton neighborhood 
to a subway station one block east.

While the differentiation of functions allows the park to accommo
date numerous activities, the differentiation of spaces from each 
other and from the street (with walls, fences and grade changes) 
creates a sense that the park is fragmented and cramped.

Babley Pack, site plan 
after reconstruction 
Courtesy Thwnas Babley 
Associates
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and color rhat would strike a distinctive pose for 
this prominent comer.

Balsley’s plan incorporates several design and 
programming strategies to help it accommodate a 
range of uses and users. The new park includes a 
children’s play area, cafe terrace and lawn for sit
ting in the sun, as w ell as a transverse path that 
pnjriiles a short-cut from one street to the other 
(the presence of pedestrians reinforces a sense of 
activity in the park). 'I'he new park has room for 
the farmers’ market and includes a new cafe at the 
comer, although early plans for bookselling stalls 
fell through.

Indeed, the park attracts a wide range of visi
tors—including neighborhood residents of all 
ages, from the elderly to children with their 
nannies; hospital stalF, blue-collar workers and 
Midtown office workers; high school students 
and others—who come alone or in small groups. 
\Mten the weather is right, it’s a spot for lunch
ing, meeting, sunning, reading, plaving, enjoying 
an unexpected breeze or simply watching every
one else.

Like so many reborn public places, Balsley 
Park offers unexpected glimpses of the graces of 
urban life. One recent day, a maintenance worker 
meticulously wended his way through the park, 
picking up litter, dusting off the benches. Along 
the way, he paused to acknowledge each park visi
tor with a lip of his cap and a “good afternoon.” It 
w'as a gentle, gracious act that conferred owner
ship of the place on park worker and park visitor 
alike, a moment of social connection that has 
blossomed from the web of agreements between 
owner and community, designer and user, that are 
the roots of the civic realm.

AParV, not a Plaza

The large, mounded lawn, perennial gardens and evergreen cypress 
plantings along the edges are meant to convey the notion that this Is 
an urban park, not a plaza.

Top; Sheffield Plaza, before reconstruction 

Bottom: Balsley Park, lawn and cafe terrace

Credits

Balsley Park
Location; Manhattan, gth Ave. between 56th and 57th streets 
Client: Rose Associates
Designer: ITiomas Balsley A.«isodatcs CPbomas Balsley, 
Steven Tupu)
Design; 1998-1999 
Construction: i999*zooo 
Cost: $1,000,000

— ToiLl IV. Bressi

Note

i.Jerold Kayden, 1‘rh‘dtely (hrned Puhltc Space, The New York 
CVfy/ivym'fnff (New York: Wiley, 2000), 113-114,
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Neighboring on a 
New Yofk City street

Photos courtesy 
Project for Public Spaces

Eleven Ways to Turn a Place Around
rhiriy years ago in New York City, the pri- 

maiy activities of a neighborhood took place in 
on stoops and sidewalks, next to lire 

hydrants and in empty lots. Veiy little neighbor
ing itMik place in the city’s parks, markets or civic 
spaces, because these more traditional public 
spaces were either in disrepair or simply not avail
able. In cities where people still gathered, they 
gravitated to the historic places built prior to 
World War II, because the newer public spaces 
w'ere either non-e.xistent or unusable. It was a sad, 
deeply disturbing time, yet highly motivating for 
those of us seeking to effect change.

The last half of the twentieth century'was a 
devastating time for public spaces of all kinds— 
from grand city parks and plazas to neighl)orhood 
greens and town squares to downtown main 
streets every'W'here. Suburbanization drained 
urban areas of many of their families, and urban 
renewal razed much of what was left, abetted by 
designers foaised on creating objects, and city' 
agencies interested in advancing the narrow agen
das of their departments.

Its streets-
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Short-term activities, such as 
markets and booksellers, 
can attract people to a space 
and build a constituency for it.

Watch what people do, as 
well as what they say. when 
evaluating a public space.

As a result, many cherished public spaces have 
been destroyed while opportunities to create new 
ones have been fumbled. VVe must do a better job 
of learning from these mistakes, and work harder 
to create new spaces in the context of the dramatic 
changes now taking place in American cities.

But the good news is that we are making 
progress. Citizens, civic leaders, designers and 
public space managers are rediscovering the art 
of making public spaces, recovering lost lessons 
and creating new community frameworks, visions 
and technical strategics that enable public spaces 
to succeed.

'1‘he principles outlined in this article repre
sent our view of what it lakes to reverse this 
destructive process, to repair unsatisfactory places 
and create great new ones. 'I'he key to the equa
tion is to focus on making places: cultivating con
stituencies for a place, learning from them,

designing to su[)fMjrt them, and allowing the place 
to evolve in incremental steps that incor|>orate 
feedback and accommodate ime.xpecied energies 
and opportunities. This approach, we believe, 
can create thriving civic and neighborhood places, 
whether they are streets, transit hubs, parks,
[)lazas or libraries.

I. The community is the expeti. The peo|)le who 
live or work near a place know from experience 
which areas are comfortable, which are dangerous 
and why; where children can safely walk, ride 
bikes or play; and where traffic moves so fast that 
people are discouraged from walking along or 
crossing a street. Unfortunately, people are rarely 
asked to contribute this information to the plan
ning and design process. It’s hard to imagine how 
much human knowleilge and experience has lieen 
lost because we haven’t figured out how to use it 
In a meaningful way, or simply haven’t asked.

PLACES14:210



2. You are acating a place—mtadesigit. WTien 
people descril>e a place they enjoy, they use words 
like “safe,” “fun,” “charming” and “welcoming." 
These types of adjectives describe the intangible 
qualities of a true place—the kind of place people 
talk about, and return to over and over. Intangible 
qualities can Ik: measured quantitatively in a vari
ety of ways, by using existing statistics or by con
ducting research, although experience has shown 
that such measurements have their limitations.
In researching more than i ,000 public spaces 
around the world, we have found four key tjuali- 
ties of sticcessful public spaces: accessibility, 
activities, comfort and sociability.

The central question is what the role of design 
is in creating a place, From our experience, place- 
making requires a much broader appn>ach than 
most designers use. CTcating a place depends 
more on effective management than it does design 
and retiuires the involvement of many different 
disciplines because of the extremely complex 
issues that need to be addressed.

h’or example, good maintenance and effective 
security' are important to the success of a place, 
and require attentive design at the outset as well 
as f{K'used, ongoing management. But it is just as 
important for a place to be accessible by foot and 
by public transportation, which might require 
coordination with other agencies and projects.

3. You can V do it alone. A gootl public space 
requires more resources and expertise than any 
one individual or organization can offer. Partners 
can contribute innovative ideas, financial support 
or in-kinti g(MMls and services. They can help by 
collalK>rating on activities such as joint marketing, 
fundraising and security that are difficult to orga
nize at the scale of a single public space. They can 
broaden the impact of a public space by coordi
nating with their own schedule for programming 
or improvement projects. And a strong partner
ship can move a project forwartl bv giving it 
more political clout.

4. They'll always say, “//rar/V/v ” Because 
government is compartmentalized and frag
mented, public officials have a limited ability' to 
deal with public spaces effectively, livery city has 
numerous agencies concerned with issues that 
impact public space, but no city has a single 
department or person responsible for developing 
and managing public places. And the professionals 
responsible for activities that impact public 
spaces—planning, traffic, transit, recreation and 
education, to name a few—often have larger man
dates that make the creation of effective public 
spaces a secondary consideration. 'I'herefore, 
when an idea stretches beyond the reach of an 
organization and an official says, “It can’t be 
done," what that usually means is: “We’ve never 
done things that way before."

5. You can see a ht justly observing. VMienyou 
observe a space, you learn about how' it is actually 
used, rather than how you think it is used, 
whether the [)lace is a .small neighborhood [)ark,
a bus stop or a train station used by thousands of 
people each day. .Methodical observations enable 
you to quantify what would otherwise be regarded 
as intuition or opinion.

By watching the ways people use spaces, you 
c'an also learn a lot alM)ut what they want from 
a space. People will often go to extraordinary- 
lengths to use a space in the manner that suits 
them l>est. We have seen people use waste recep
tacles as places to sit, to sort through their mail 
or even to cook clams. Actions like these clearly 
speak louder than words, yet they frequently con
found the designers and managers of public space.

6. Dei’elop a vision. A vision for a public space 
essentially concerns the activities that will occur 
there. It follows, then, that a vision for a place 
should l>e defined by people who will use it, {)ar- 
ticularly those who live and work around It, rather 
than professionals or public agencies.

Hverv' community' has numerous jK'ople whose 
ideas can contribute to a visit)n for a place, if they

KENT. SCHWARTZ : HOW TO TURN A PLACE AROUND 11PLACES14:2



New ideas for Baltimore's 
City Hall plaza are tested.

are asked. Professionals can help bring forth these 
ideas by asking people to think about other places 
thej’ have been to and enjoyed, and talking with 
them alKmt the activities that tx:cur in those 
places and the physical elements that support 
them. Pictures of successful spaces (and even 
unsuccessful ones) are a gotjd way of eliciting 
more discussion about the activities (or lack 
thereoO in a space, and they can help illustrate 
physical elements, character, types of manage
ment and so forth.

7. Form supports function. .-Mthough design is a 
critical ingredient in creating public spaces, the 
most successful spaces grow out of an understand
ing of how the coiiimunit)’w ill use the space. 
Drawing on the talents and vision of the commu- 
nit)- does not have to mean foregoing a strong 
design statement. Ifa designer pays attention to 
the activities or uses that space should or could 
support, it will greatly contribute to the strength 
of the project.

'Fhe reality is that in most erases, it is not until 
after a space is built that much thought is given to 
how' people will use it. In fact, a good deal of 
retrofitting goes on in failed public spaces simply 
because the function was never seriously consid
ered at the outset. In this respect, we believe that 
the designer, by following and incorporating the 
needs articulated by the community, can ulti
mately make the design of the space more attrac
tive, more interesting to look at and be in because 
it will be used.

8. Triangulate. Triangulation means locating 
elements in a way that greatly increases the 
chances of activit)’ occurring around them, so 
that the use of each builds off the other. For 
example, a bench, a trash receptacle and a tele
phone placed near each other at a bus stop create 
s)’nerg\’ because U)gether, they offer more chances 
for activity than if they w ere isolated from each 
other. Or, if a children’s reading room in a new 
library were loc'ate<! next to a playground in a park
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with a food kiosk, more acti\ity would occur than 
if these facilities were sited separately.

9. Starr ti-ith the petunias. Placeinaking requires 
more than long-term planning and large-sc'ale 
changes. Many great plans become bogged down 
because they are too big, cost too much and take 
too long to happen. Short-term actions, like 
planting flowers, can be a wav of not only testing 
ideas, but also giving people confidence that 
change is occurring and that their ideas matter.

For example, we were working in a downtown 
park that needed a complete capital restoration to 
restore its vitalit)'. Since this would be an expen
sive, long-term campaign, a preliminary step was 
to set up a book market in small tent structures 
around the park’s perimeter. This experiment 
gave confidence to the organization managing the 
park’s restoration and demonstrated that retail 
uses would draw people and animate the park. 
W’hen the park was finally reconstructed several 
years later, other t\pes of retail uses were included 
in its management plan.

Good public spaces don’t happen overnight 
and people don’t have all the answers at the 
outset. The key is to provide for flexibiiiy—to 
grow the space by experimenting, evaluating and 
incorporating the lessons into the next steps.

10. Money is not the issue. All too often, the lack 
of money is used as an e.xcuse for doing nothing.
In fact, we’d venture to say that too much money 
might discourage the inventiveness, creativitv' and 
persistence required to create a great place. WTien 
money is the issue, this is generally an indication 
that the wrong concept is at work, not because the 
plans are too expensive, but because the public 
doesn’t feel like the place belongs to them.

11. You are nrcerfinisbed. We estimate that 
al>out eighty j>ercent of the success of any public 
space can be attributed to its management. No 
matter how good the design of a space is, it
will never become a true place unless it is cared 
for well.

Experiments heip determine 
how a pubik space wiM 
work after it is redesigned. 
TraffK officials plan for the 
narrowing of a park road 
in Portland, Maii>e.
Courtesy City of Portland

Management is critical because good places 
are not static; they change daily, weekly and sea
sonally. Given the certainty of change and the 
fluid nature in the use of a place at different times, 
the challenge is to develop the abilit\’ to respond 
effectively, and a good management structure will 
provide that flexihiliy.

— Fred /. Kent, .dndtvxv G. Setnvartz
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PlaceMark Awar 
Hugh Hardy

-V '■ V

'I'he PlaceMark award is given by the directors 
of the Design History Foundation to a person 
who, through a distinguished career in design, 
has enriched our language of making places.
This year, the board has chosen to recognize 
architect Hugh Hardy, partner in the firm Hardy, 
Holzman, Pfeiffer Associates in New York City.

Hardy is being recognized for his leadership 
in reviving a celebratory and shared spirit of 
American urbanism, particularly in New York 
City, but by extension throughout the nation.
He has helped to create a realm of places that are 
public in the most profound way, carefully extend
ing our cherished traditions and articulating them 
through design that embodies wit, wonder and 
the unassailable pleasure of public life.





Part of a citizen’s responsibility is to help take 
care of things. The thought that the government 
should do it all, even if there were enough public 
funds to do so, would not provide as good a result 
as we have now, where there are responsibilities 
both ways.

Collaboration. Working and living in a city- is a 
form of exchange, a form of sharing interests in 
which each participant contributes something to 
the whole. City’ life depends on a sense of civility', 
you do have to stop at red lights, after all. That is 
the implicit bargain in the business of people 
liN-ing close together.

In architecture, working collaboratively helps 
strengthen your ideas. Design is a process of 
making choices. You start out with general ques
tions, such as how should w’e organize this site, 
then proceed to specific ones, such as where is the 
front door? In a collaborative situation, you’re 
forced tti articulate what you’re trying to do, and 
seeing other people’s reactions helps you under
stand your own concerns. Some of the greatest 
projects in this city’ are the results of collabora
tion. Certainly RcKrkefeller Center is better than 
any one of the individual designers w ho worked 
on it could have done by themselves.

Redaiming. One of the most fascinating oppor
tunities in the design of public space is to make 
places accessible, especially to reclaim places that 
laymen or even professionals would not think are 
valuable. This theme is evident in all the projects 
featured here—from Bridgemarket to the James 
A. Farley/Pennsylvania Station Redevelopment, 
from Bryant Park to the noth Street Streetscape, 
we are opening and reopening places that had 
fallen out of people’s conception of the public city.

The restorations we’ve done are a reclaiming 
of a different sort, a recomiecting of people to the 
city’’s architectural and urban heritage. For us to 
do that, w'e have to l>e able to read the original 
design intent. Of course we really can’t put our
selves in the designer or the architect’s shoes.

Public Spaces:
Partnership, Collaboration, Reclaiming

Hardy has established a model of public-spirited 
practice through his work with cultural institu
tions and public-private partnerships, as well 
as his passionate, persistent civic involvement. 
The following projects illustrate themes of 
collaboration and public-private partnership 
that are expanding the possibilities for urban 
public places—and characterize Hardy's, and 
HHPA's, engagement in civic placemaking.

The conventional wisdom is that our culture’s 
interest in public space is waning. But I think 
something else is happening: American public 
space is evolving, and with this evolution has come 
a necessary diversification of the processes used 
to design and operate public space, and that, in 
turn, has revealed new opportunities for creating 
public space where there had been none before. 
'Fhree themes—partnership, collalK>ration and 
reclaiming—underscore what is happening.

Partnership, The notion of public-private 
partnership is almost a cliche these days. Yet it is 
fundamentally important: You can’t operate a city’ 
without public institutions, and those are in place 
because of private interests. Cities have a public 
realm and a private realm, and how' these come 
together defines life in the city. At the most basic- 
level, streets are public and the buildings that 
front them are usually private, and it is the inter
face between the two that makes a city work.

The possibility of a private organization 
assuming res{)onsibility for a park or plaza seems 
laudable to me. 'Fhat’s w-hy I found Bryant Park’s 
public space so interesting. It doesn’t just take 
care of itself: it is managed, programmed and paid 
for by a private entity. But the space is completely 
public, remarkable in its ability to absorb all kinds 
of people. It is what one hopes for in the city.
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Left: Bryant Park.
Photo C Elliot Kaufman

Ri9ht; Urban sqaure at 
Bridgemarket. Photo 
O Peter Aaron/ESTO

was aloof and alien, more a symbol of power than 
a welcoming public place. Because of its raised 
height, above surrounding streets, the connec
tions that woiihl have made it part of the neigh- 
btiring city were absent, and the l<K>ming vertical 
mass of the two towers made individuals seem 
puny and uniin{>ortant.

Now it is |KJSsible to establish new a connec- 
titm between the trade center site and the city 
beyond; a new public space couhl be created, one 
that allows a variety of activities to take place day 
and night, season to season. Rather than establish 
a special preser\e divorced from the city, this 
shoultl be the [)lace for a great public plaza, one 
filled with jM)Ssibilities for conteinplati{)n or cele
bration, for cultural or commercial activities, for 
profound or foolish pursuits. This effort will 
require partnership, collaboration and reclaiming 
at a scale undreamed of before September 11. 
WTtat better response could be imagined?

but we can certainly capture the spirit of their 
thinking. I’m |M)sitive of that, l>ecause that’s the 
nature of the whole creative life; We receive mes
sages from our forebears through the work that is 
there, and hope to be sufficiently clear in creating 
new things that people in the Future will under
stand what we were trying to do. That is, I sup- 
|>osc, a form of collalxiration as well.

Public space is the city'’s highest achievement. 
Bringing people together from all walks of life, it 
represents an accomplishment that can have a 
great influence «m the city e.xperience. More than 
tall l)uildings, great density or competing inter
ests, urban living finds its true expression in the 
[daces where people gather together. And now 
this generation has a new challenge; the renewal 
of Manhattan south ofC^anal Street. This ambi
tious task will rezquire resources, resolve and 
creativity on a scale that cannot be attempted 
without collaboration between public and private 
institutions. F.ven for New York, die immense 
scope of the challenge is unusual.

Southern .Manhattan never had a great public 
gathering space. The World Trade Center’s plaza

—Uu^h Hanh
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Shaper of the Civic Lands

OaiKC Theatre of Harlem 
Photo O James Morse

For n» enty-five years, New York C^lty has 
l)cen clawing its way back from the depths of fiscal 
crisis, seemingly out-of-control crime and hous
ing abandonment, and the near-collapse of its 
infrastructure. The turnaround was noticablc to 
New Yorkers by the early 1990: 
election of the city’s law-and-order maytjr and 
Wall Street’s late ‘90s lx>om—and was especially 
evident in the face of the city’s public spaces.

Just as the proclamations of New York ( jty’s 
death were premature, so were the eulogies 
alxmt the demise of its great public spaces. Hut 
just as New York is a different city from that of 
the l)ooming post-war decades, so is the current 
notion of what public spaces are, and what it takes 
to make them succeed,

Nowadays, the city rarely takes on great public 
works itself, as it did in the days when Olmsted 
and Vaux oversaw the design and construction 
ofC’entral and Prospect parks, or when Robert 
Moses created a vast realm of playgrounds, parks 
and beaches (as well as highways and housing 
projects).

lijday the lines are blurred, with public-private 
partnership, community participation and inter

disciplinary collaboration creating a more com
plex process of building and managing public 
works. .-\nd this blurring suggests that between 
the e.vtremes of public and private, there is a 
vast specmim of places that share attributes 
of both. Paradoxically, it is thisc'omplication of 
matters that has so expanded the prospects for 
the civic realm.

More than most architects in the city, I high 
I fardy is associated with projects that are consid
ered to he part of this revival of New Viurk’s civic 
realm. From historic theaters around 'I'imes 
Square, from the Rainbow Room to Radio (jty 
Music Hall at Rockefeller Center, from modest 
park facilities to performance and adniinislrative 
spaces for cultural organizations located in neigh
borhoods outside Manhattan’s cultural districts,
I lardy and his linn. Hardy I lolzman Pfeiffer 

,Associates, have again and again given impetus to 
New York’s new civic landscape.

It’s not just that Hardy and hhpa have had the 
right clients, it’s also that their design sensibilities 
seem just right, connecting us to places in a 
manner that transcends the traps of nostalgia, 
doctrinaire preservation, corporate timidity and

■well iK'fore the

ia PIACESI4:2



Left: Radio Gty Music Hall 
Photo by Whitney Cox.
C Radio City Musk Hall Archives

Right: Joyce Theater, Chelsea 
Photo O Norman McGrath

an aljiintloncd elevated railway in Chelsea, for 
public open space. The first project extends the 
reach of New York’s revival to a place that has not 
so readily enjoyed its benefits; the second chal
lenges the prev'ailingagcnda of tear-down-and- 
rcdcvclop, offering a vision for a new kind of 
public space in the city.

Certainly, edgier, bolder, more visionary pro
posals for New York’s public realm are advanced 
from time to time. Hardy’s work is remarkable 
in a different way. Again and again, it captures 
the moment, without forgetting that this is one 
numient among many, and that the architect is 
one voice among many. It coaxes more out of a 
place than we knew was there, and it claims for us 
more of city life than wc thought we could expect.

architectural iconoclasm into w hich so many simi
lar projects fall. The Joyce Theatre jar.zes uj) its 
Chelsea surroundings, sparking to the neighbor- 
h«K)d rather than swamping it, as so many urban 
entertainment projects unfortunately do. I’he 
New \^ictor)- and New .Anisterdaiii theaters actu
ally calm Times Square down; they are two of a 
handful spaces in the area that encourage serious 
reflection about the role of architecnire and 
public space in such a dynajuic setting. Hardy's 
restoration teams somehow fbuml mtjre glory’ in 
the Rainlnjw Room and Radio Chty .Music I lall 
than had been remembered, yet in subtle ways— 
what is it al>out the colors of the seat ctjvers now, 
or of the new marquee lighting, that makes those 
places better than before? .-^nd the collaborations 
that revived Bry’ant Park, Herald Square and 
Greeley square respected the actnimulaied 
wisdom of numerous designers and researchers.

Then there are the projects that aren’t yet on 
the public agenda. In those cases, civic design 
activism is called for. In these pages, Hardy has 
highlighted two of the projects he has helped 
champion: a new strcetscape for i loth Street in 
Harlem, and the reclamation of the I ligh Line,

—'/(M H; Bress/



New Amsterdam Theatre,
New Victory Theater

The restoration of two historic theaters
not only jump-starts Times Square's
recent revival but also enables theater-

Top: New Amsterdam Theatre 
signape and interior detail 
reflect different eras of renova
tion. Left photo 9 Qtrls Lovi, 
right photo by Whitney Cox. 
e Disney Enterprises, Inc.

Above: The new theatres, 
which face each other across 
the street were among the 
first signs of change along 
redeveloping 42rtd Street. 
Photo O Elliott Kaufman
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Theater Row
420 W. 42nd St.. MCtion. 
showing weaving of multiple- 
theater access lobby, upper- 
level theater, and apartments 
into a complex site.
Courtesy Hardy Hoizman 
Pfeiffer Associates

A careful collaboration between 
theater companies, theater operators 
and a residential developer extends 
Times Square's renewal westward and 
strengthens its residential community.

After more than a decade of false starts, the 
l imes Square redevelopment burst to llle with 
the opening of the New' Victory Theater in 1995 
ami the New'/\msterdainTheatre in 1997.Hardys 
“interpretive restorations” became touchstones 
for public discourse about l imes Square’s nature, 
conversations that until then had Iieen colored 
by distant memories, nostalgia, even m\th.

Before the completion of these theaters, the 
most visible manifestation of change at 'limes 
Square was the cacophony of signage erected 
under special 'rimes Square zoning rules and 
an interim redevelopment plan for 42nd Street 
between Seventh and Eighth Avenues—urban 
design initiatives that extrapolated, perhaps 
exaggerated, one of the brashest aspects of the 
area’s history.

The restorations, instead, were true to the 
evolutionan’ nature ofTinies Square, not restor
ing the theaters to any one jKiint in time, not 
elevating them to nnthical status, hut embracing 
the multi [>le layers of their history as evidenced 
in various architectural modifications, offering 
rich revelations of color, ornament and space.

Since then, redevelopment attention has 
turned to the surrounding area. 'I'heatcr How, 
n vibrant strip of tiny, experimental theaters two 
blocks west of'I'imes Square, dates hack more 
than twenty-five years, when small companies 
started leasing space in the block. A non-j)rofit 
group sul)sequcntly purchased much of the block- 
front and created a theater lalxrratorv.

The current project incUules the cx)nstruction 
of six new theaters, x arj'ing in size from 99 to 499 
seats, rehearsal studios and support spaces, all 
topped by a forty-one-story residential building, 
420 W'est 42nd Street. I lere the greatest archi
tectural challenge was stitching the complex 
program together, juggling the needs of theater 
operators, actors, and future patrons and 
residents. Thus the block will continue as an 
incubator for productions, yet in fresher, more 
supportive facilities, and add to the life of the 
theater district by increasing the residential 
presence there.

Just as the l imes Square redevelopment 
demonstrates the constellation of public, civic 
and private resources that must align to inspire 
urban regeneration, the I'heater Row project is 
emblematic of the symbiotic relationship betw een 
the arts and urban development. I'heater has 
cxdonized Times Square once and again; in recent 
years, the income from large real-estate pix)jects 
has l>een increasingly necessaiy to underw rite 
spaces that afford arti.sts fidl creative liberty. Not 
surpri-singly, it is architecture that again strikes 
the bargain.

—Todd IV. Bressi
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Bridgemarket,
James A. Farley Building—Pennsylvania Station

Architectural visions inspire the 
transformation of bypassed spaces 
into civic and neighborhood amenities, 
and keep the projects on course 
through lengthy approval processes.

Amtrak's new station in 
New York would recreate the 
qualKies of space and light, 
and the experience of movirtg 
between concourse and 
platform, that characterited 
the historic Penn Station. 
Rendering by Skidmore, 
Owings S Merrill. Courtesy 
Pennsylvania Station 
Redevelopment Corporation.

Above: The fames A. Farley 
Building/General Post Office 
Photo e Farley Post Office 
Archives

The renewal of NW York’s signature streets, 
park-s ami public spaces has given the city the 
courage to consider how a wide range of byiiassed, 
abandoned, or never accessible places can be 
added to the public realm. I lardy has helped the 
city rediscover abandoned spaces, such as Bridge- 
market, or re-imagine how space that have histor
ically l>een off limits, such as the work areas of the 
James A. Farley Biiilding/Cieneral Post Office, 
could be reconfigured for public use.

'Fhe Farley post office has been chosen as the 
site for relocating Amtrak's Pennsylvania Sta
tion—a project with incomparahly high architec
tural stake.s for the city. The demolition of 
McKim, Mead and White’s classic tenninal struc

ture and the burial of the station l>eneath an office 
complex and arena was regarded as a civic disaster 
from the get-go, while the public is demanding 
that the S300 million the transfonnation of this 
building (also designed by McKim, Mead & 
WTiite as a companion to the lost station) must be 
more than an act of architectural atonement.

The architectural design for the conversion 
of the Farley post office into a new version of 
Pennsylvania Station is l)cing headed by Skid
more, Owings and Merrill, while hhpa is serving 
as a consultant {>n historic preservation, restora
tion and de.sign. This is a collaboration of the 
highest civic order, occurring at the interstices 
of memory, tradition, myth and the desire of
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Bridgemarket, creatad under 
and adjacent to a bridge 
connecting Manhattan to 
Queens, attracts people from 
different neighborhoods to 
its supermarket, restaurant 
artd furniture store. The place rs 
now a transition point between 
different communities, rather 

than a barrier.

shciUhcd in terra cotta, and the \ aults were turned 
into a tile-colored canopy. For decades, the space 
nourished as a public market (part of the city’s 
efforts to clear pushcart vendors off the streets) 
until a city agency commandeered it for garage 
space and workshops.

hhpa’s involvement in the project spanned 
more than twenty years, working with various 
development teams and merchants, and 
the project was shaped by market demands, the 
community review process and landmark preser
vation oversight.

architecture to embody the spirit of the day. I'his 
conversation has been terribly polarized at its 
worst, and at its best remains stilled and uneasy. 
The Farley Building will likely win accolades as a 
visionary new transportaticm center, hut its 
greater significance may lie in demonstrating the 
possibility of architectural collal)oration in 
dj'naniic, yet historic, environments.

Bridgcmarket, which included the creation of 
restaurant and shopping space under the Queens- 
Ixiro bridge, restated the public’s claim to a long- 
lost market space. U'hen the steel-frame bridge 
was built in 1909, the exterior of the Manhattan 
ajiproach was covered with a granite and terra 
cotta veneer, the bridge’s structural supports were

Top l«ft: Guftavino's restaurant. 
Photo O Georgia Glynn Smith.

Top light: Food Emporium 
supermarket. Photo courtesy 
Great Atlantic & Pacific Tea Co.

Above: The Terence Conran 
Shop. Photo O Peter Aaron, 
ESTO.

—mi W. Bressi
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Herald Square and 
Greeley Square Kiosks

Carefully designed, carefully placed 
pavilions help bring two small 
Midtown public spaces back to life.

The restoration of parks and public spaces 
in New York City has been a long and patient 
process, abetted by the emergence of private, 
non-profit groups skilled at marshalling necessarj’ 
financial, organizati«)nal and political resources. 
.'\ltht)ugh this broadening of responsibility and 
initiative has raised questions al)out public 
accountability and equity, these projects have nev
ertheless revealed possibilities for the public 
realm that had essentially Iwen foreclosed.

(^nc of the earliest examples was the restora
tion of Bryant Park, Alidtown’s largest open 
space. By the 1980s the park had l>ecome domi
nated by dnig dealing and fallen into a state of 
disrepair and disregard. Earlier studies of use pat
terns by public space advocates—most notably 
U'illiam 11. WTiyte—and environmental psychol
ogists clearly documented its design deficiencies.

The park plan, a collalMiration of the Hanna- 
Olin Partnership, iiupa and Lynden Miller, set a 
standard for restorative lamiscape design, hhpa 
designed kiosks that bracket two park entrances, 
providing a watchful eye and welcome, as well as 
a restaurant, which sits snugly against the New 
York Public Librarv’’s rear wall and turns what was 
once a dead edge into an important destination, 
activity generator and visual focal point.

The project involves a partnership that was 
groundbreaking at the time: rcconsmiction, 
maintenance and programming were taken on by 
the Biyant Park Restoration Coqioraiion, a local 
business improvement district. The construction

of the restaurant—a prolit-making entit\'and 
therefore an anathema to w atchdog park advo
cates—was possible because it occupies the back 
terrace of the library (a private institution), and 
thus does not sit on park land.

The structures know iK’tter than to steal the 
scene—which, of course, is all about the dramatic 
layers of space created by the skyscrapers that sur
round the park, the trees that embrace the lawn, 
and the landmark library that sen’es as a back- 
ilrcjp—as well as the fascinating, everchanging 
human activity on the lawn and under the allees.

Hardy is now Involv ed in the renewal of 
1 Icrald and Greeley Squares, two wedge-shaped 
spaces at the intersection of Broadway, Si.xth 
.Avenue and 34th Street. 1 Icre, the task of estab
lishing ftincrional puldic spaces was complicated 
by the extraordinary volumes of vehicular traffic 
that choke the squares.

HHPA designed four new kiosks that comple
ment landscape and traffic-calming improvements 
implemented by another bid, the 34th Street 
Partnership. The stnictures impel people into 
the space; their chamfered comers offer intrigu
ing sight lines and draw jicdestrians in like planets 
lugging on satellites. 'They provide space for 
newsstands, coffee bars, even public restrooms, 
amenities that make lingering at the cafe tables in 
the gardens an all the more reasonable—and given 
the squares’ location, remarkable—proposition.

Greeley Square kiosk 
Pholo C Chris Lovi

Herald Square restroom

—Todd IT. Bn\isi
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Bryant Park Kiosks, 
Cafe and Grill

An unprecedented public-|>riv^ef. ; I 
partnership and effective'desicfnr.-'Si^ 

collaboration revives Midtown 
Manhattan's greatest operi'S^a^^t-*

Th* Bryant Park Grill and cafe 
attract |>eot>l« into the back 
of the park, enlrvenin^ an area 
defirted by the rear wall of 
the New York Public Library.

Top photo O Chris LovI, 
bottom photo 6 Paul Warchol.
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The High Line,

noth Street Streetscape

The power of collaborations and 
partnerships, successful in reviving 
New York City's sigrtature public

bein^^)i^d to advocat 
for places with less*^dkt\.^!^^<lout. |
spaces, is now

\

r Ci\nc tlesigners have helped frame broad 
visions for American cities, certainly since the 
days of Frederick Law Olmsted. ’Ibday civic 
designers not only require visitjn and foresight, 
as they ditl in Olmsted’s time, hut also the capabil
ity to work with fragmented jmwer structures 
and diverse constituencies. 'I'he work of the civic 
designer requires not only a long view but also an 
articulate voice anti a skilled hand.

I lardy has brought these qualities to the civic 
projects on which he has collalxjrated in New 
York. Long active in civic design advocacy organi
zations, he is currently a member of a group of 
designers and community leaders who seek to 
preserve I he 1 ligh Line, an abandoned, elevated 
railroad track in Manhattan’s Chelsea neighbor
hood. 'Phe I ligh Line has long fascinated design
ers and parks advocates; there were first a spate of 
proposals for using it as a light rail corridor and 
now, more magnificently, perhaps, as an aerial 
park, an aerie, much in the spirit of the Prome
nade Plaiitee in Paris.

HHPA is also working with residents of Harlem 
and the non-profit Cityscape Institute to make the 
streetscape along Central Park’s northernmost 
border every' hit as elegant as those that front the 
park in tonicr neighhorh<KKls. 'I'he project, which 
involves improved street fumirure, graphics and 
lighting and combines the talents of a lighting 
designer, landscape architect and a design archi
tect, will reverse priorities and identifv this lK)ule- 
vard as a place primarily for people, not cars.

In part, this project recognizes that Central 
Park’s wondrous tran.sf’ormation cannot slop its 
boundaries. For Hardy, it is a statement that civic 
streets in Harlem deserve as much civic attention 
as parks and squares in Midtown, hhpa’s earlier 
work in the neighborh<M)<l, administrative and 
artistic space for the Dance 'I'heatre of Harlem, 
showed that New York’s civic, urban and artistic 
spirit can be used to lift local neighborhotnls as 
well as define the global city.

Tile 110th Street Streetscape 
project helps transfer the 
energy from the refurbished 
Central Park to the adjacent 
neighborhood. Graphic O Hardy 
Holeman Pfeiffer Associates

—Todd W. Bressi
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N«w Amsterdam Theater 
Client. Walt Disney Imagineeiing 
Design Hardy HdOTian Pfeiffer 
Associates (Hugh Hardy, partner- 
m-charge, Stewart Jones, project 
manager, Maya Schati. protect 
architect, iohn MueHer. 
construction architect, Krisima 
Walker, vitenors, Massoud 
Ghassen. Cart Karas)
Theater Cctvsultant;
Theater Projects 
Acoustical Consultant Taffe 
Holden Scarbrough Acoustics 
Lighting Consultant 
Fisher Maranty Reniro Stone 
Historic Preservation Comultant 
Building Conservation Associates

Vasin AbduHah. Jason Chang,
C King-Wen Un; Intenors,
Caroline Bertrand)
Design architect (Guastavirw^ 
Restaurant and TTw Terence 
Conran Shop) Conran S Partners 
(Director-in-Charge. Ridiard 
Doone, Design Director, James 
Soane, Project Designer. Tina Ellis, 
Design Team Hmg Chan, Jane 
Houghton, Cathy Tram, Michael 
Sandford, Steven Separovich) 
Landscape Design Lynden B. Miller 
Pubkc Garden Design

Architectural Lighling Fisher 
Maranta Renfro Stone Inc, 
Hstoric Preservation Consultant; 
Building Cortservation Associates

110th Street Streetscape, 
Harlem Gateway Corridor
Client' Cityscape Institute 
Design. Hardy Hofzman Pfeiffer 
Associates (Hugli Haiiiy, paitiiei- 
tn-charge: Jean Gath, project 
manager. John Fontillas. project 
planner; Vasin Abdullah, Ching- 
Wen Lin. Steve Stainbrook,
Ryan Bussard)
landscape Architect J-P Design 
Groi4>, Ken Smith 
Lighting Design Ckne Bettridge 
Bernstein Lighting Design. Inc 
Environmental Graj^cs' 
SMiitehouse & Company 
Signage Design The Williams 
Group, ITK

Herald and Greeley Square 
Par1( Kiosks
Ckent. 34th Street Partnershp 
Design Hardy Holman Pfeiffer 
Associates (Hugh Hardy, partner- 
in<harge: John Fontillas, project 
manager; Vasin Abdullah, 
construction administrator,
Jason ChangJ

Bryant Park Kiosks.
Cafe and Grill
Client/Devebper Bryant Paik 
Restoration Corporation 
Design' Hardy Holman Pfeiffer 
Associates (Hugh Hardy, partner- 
in-charge, Pam Loeffelman. 
project manager. Robei Kunz. 
interiors. David Rau)
Landscape Architect (Park! 
HannafOlin Ltd.
Landscape Design. Lynden 8 
Miller Pubk Garden Design 
Lighting Consultant Howard 
Brandston Lighting Design, Inc

Pennsylvania Station.
James A. Farley General 
Post Office
Clients Pennsylvania Staton 
Redevelopment Corporation. 
United States Postal Service. 
National Railroad Passenger 
Corporation
Architectural DesigrVProject 
Management Skidmore, Owings 
& Merrill LLP (David Childs, partner, 
design; Marilyn Taylor, partner, 
project manager; Christopher J 
McCready, Ross Wimer, Kevin 
Peters, associates)
Historic Preservation. Restoration, 
Building Design consultants Hardy 
Hoizman Pfeiffer Associates (Hugh 
Hardy, partner-in-charge; Pam 
Loeffelman, principal; David G 
Cornelius, prqect manager) 
Architectural Design (USPS)
Ismael Leyva Architects 
Acoustics Shan Milsom &
Wilke Lighting: Susan Brading 
Lighting Design 
Conservation: Building 
Conservation Associates 
Graphics: Pentagram

Theater Row. Theater Tower 
Clients The Shubert Organization 
(Shubert/Sprecher Theater), The 
Brodsky Orgamzalion (Theater 
Tower), 42nd Street Development 
Corporation (six small theaters) 
Design. Hardy Hoizman Pfeiffer 
Associates (Hugh Hardy, pailner- 
in-charge; Jack Martin. Marina 
Berendeeva, Arturo PadXIa, 
Margaret Sulltvan. Ely Valpay) 
Theater Consultants Fisher 
Dachs Associates, Inc , Jeff Hams 
Acoustical Consultants Jaffe 
HoWen Scarbroi^, Cerarm 
& Associates. Inc.
Lighting Consultant 
Robert Brannigan

A signature aspect of the 
PlaceMark is that we fashion 
a stainless steel medallion 
which we give to each Place- 
Mark recipient, who is asked 
to place it in a location that 
they have helped to create 
and consider to be most 
emblematic of their work.

Hardy has chosen to set his 
PlaceMark in New York's 
Bryant Park, which was hon
ored with and EORA/Pfaces 
Award for place design in 
1998 and is again reported 
on in this issue.

Bridgemarket 
Owner City of New York 
Department of Tran^jortalion 
Owner's Agent New York 
City Economic Development 
Corporation
Developer Bridgemarket 
Associates LP
Tenants: The Terence Conran 
Shew (Conran Holdings), 
Guastavino's Restauiam 
(GuastavmoS Inc >, Food 
Emporium (The Great AtlaniK 
PacTfK Tea Company)
Design archrted (Bridgemarket) 
and architect of record 
((suastavno's Restaurant and 
The Terence Conran Shop). Hardy 
Hoizman Pfeiffer Associates 
(P^tner-m-Charge. Hugh Hardy; 
Project Manager, Pam Loeffelman, 
Project Architect. Steve Maisano; 
John Mueller, Setrak Ohannessian, 
Design Team, Juhee Lee Hartford,

New Victory Theatre 
Client' The New 42nd Street, Inc 
Design Hardy Holzrrvan Pfeiffer 
Associates (Hugh Hardy, partner- 
in<harge, Stewart Jones, project 
manager, Raoul lowenberg, 
construction architect. Douglas 
Stebbms, project architect, 
Kristma Walker, mtenors. 
Massoud Ghassem, David West, 
Daniel Barrenchia)
Acoustical Consultant: Jaffe 
Holden Scarbrough Acoustics 
Theater Consultant Fisher Oachs 
Associates, inc

The High Line
Friends of The High Lme (Steenng 
Commrttee Ftiiltp Aarons. Joshua 
David, Olivia Dougis, Robert 
Hamnxxid, Lynden B. Miller, Mario 
Palumbo. Richard Socarides)
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The Anatomy of Sprawl
Brenda Case Scheer

Imagine a physician who has never studied 
human anatomy. He knows the common medi
cines all the doctors use, the usual tests ever\'one 
orders. Like an actor on er, he yells “cbc! Chem 
7! Bag him!” but he does not know how to inter
pret the test resulK and cannot understand why 
the patient recovers or dies.

We know more about the ctmiplex systems of 
the universe than we do aU)ut the formal growth 
and change of our own cities. Planners and 
designers offer medicine: “New waterfront! 
Streetscape! Design guidelines! stat!” but may 
have only an informal understanding of how these 
interventions actually operate.

Unlike human bodies, cities are greatly varied 
in their physical fonn. In order to study them 
comparatively, we have W) establish a sj'stem of 
analysis that breaks the physical cit)- down into 
fundamental elements that can be found in all 
cities, regardless of their location, history and cul
ture. rite study of the physical fonn of cities is 
called urban moqjhology.

'Fhis case study examines the anatomy of sub- 
urfran growth patterns that (H.*curred during the 
last fifty years. The h)^>othesis is that suburban 
growth develops in patterns that are strongly con
ditioned by the pre-urban fal)ric, such as farm 
roads and fields. 'I'hcse patterns can generate 
extremely sc-attered and disordered suhurfran 
environments, which are difficult to plan or 
change liet-ause they are structurally flawed.

The area selected for study is I ludson, ()hio, 
w hich is an independent city-township situated 
Iretween (Cleveland and .\kron. Although 1 ludson 
has a historic village center that is almost 200

yeare old, recent growth there has far overshad
owed that which occurred during the first 150 
years of its existence.

Analysis of Form
WTiat are the important physical components 

of the city? Urban planners generally treat the 
city as a functional object, classifying areas and 
corridors by use. The most common breakdow n is 
land use, which c'ategori/.es areas by the activities 
that lake place there. This is complemented by 
transportation analysis, which describes how 
people move l>etween different areas.

These tools, while important, are not verj’ 
informative about the physic'al character ofa 
place. Areas marked “residemial” on a land-use 
map could consist of bungalows, mansions or 
apartments. “Cominerciar areas amid include 
comer stores, malls or gas stations.

Although there is a relationship between the 
fonn of a building and the activities that occur 
there, the form of something cannot be presumed 
from its function. One nee<i only consider the 
many instances In which houses are re-used for 
offices or restaurants to rccogni/.e that the house 
form is not married to the act of dwelling.

On the urban seale, it is sometimes useful to 
set aside the consideration of the function of 
buildings in order to discover more fundamental 
phv^ical patterns. The physic'al nature of different 
residemial neighlM)rho(His may l>e quite distinct, 
because of differing street patterns, building t)'j)es 
and scales. I hcse differences may indicate that 
the neighborhoods were built at different times 
or that they house differeiu economic groups.
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'I’he basic componems analyze<i by all urban 
morphologists are land subdivision (plots or lots), 
buildings and other structures, and streets. These 
are ccnnbined in various ways to fonti larger 
com|K)nents such as blocks, districts or tissues, 
and regions.

Urban morphologists usually conceive of the 
basic spatial and physical systems of the city as a 
hierarchy defined by physical scale; that is, a 
building is smaller than a lot, which is smaller 
than a block, and so on.> Especially in the mcHlel 
developed by C^aniggia and iMaffei, there is the 
concept of a nesteil hierarchy: the larger parts are 
composed of aggregations of the smaller parts.- 
I'his model places an emphasis on the building 
tyjie, especially the dwelling unit, as the defining 
element of urban fonii. Developed especially to 
explain traditional European cities, it presupposes 
a strong relationship between the basic building 
h'pes and lots, blocks and streets.

In many recently built suburbs, though, the 
urban form usually depends much less on individ
ual building txpes because the bullding-lot-streel 
relationship is much weaker (particularly in com
mercial areas). Lots may be much larger than the 
standard tv'}>es, giving substantial flexibility to the 
site plan (think of the standard “big-lM>x” t>"|>e, 
floating indefinitely in its parking lot). Lots are 
not necessarily arranged in geometrically defined 
blocks. Street and block patterns are not related 
to the building ty|>e.

the tree rcsptmds more slowlj' and integrates 
these short term changes. (Change in the species 
composition of the forest occurs even more 
slowly, requiring decades or even centuries.^

As the city grows and changes, its physical 
components also grow and change at different 
rates. The site of the city—its landfonn and 
IkkHcs of water—changes on a geologic time 
scale. Streets and public waj’s are very persistent; 
in cities like Florence and (Cologne, two-thtui- 
sand-year-old Roman street plans peek out from 
!}ehind a curtain of accumulated medieval and 
Renaissance buildings. By contrast, most build
ings last only too to 300 years, and during their 
lifetime are re|K*atedly added to or altered by 
their inhabitants and owners. Objects like street 
trees and road signs normally ha% e a much 
shorter endurance.

jMoreover, each physical component can lie 
comprised of a bundle of characteristics that have 
different rates of change. WTien considering 
streets, for example, the paving may change fre
quently while the right-of-way (path) may jK*rsist 
for a very long time.

Two broad groups of spatial ordering compo
nents—paths and plots—can he thought of as the 
checkerboard ujxm which the physical elements 
of the city are composed am! built. The path of 
the street is the most persistent of human spatial 
demarcations, and its abilitj' to endure for millen
nia places it in a different temporal order from the 
phir'sical structures of the city.

Researchers also rcc«.)gni/.e the plot as a key 
spatial element of the city.^'Lhe plot is the divi
sion of the land into discrete units of ownership 
or control. .Although it is not a phj^ical obiect, it 
is often markctl by more ephemeral objects like 
fences or walls, just as the path is made obvious 
by its paving. On any giten plot of land, buildings 
may be adapted or rebuilt over and over while the 
outlines of the plot entlure.

These com|K)nents—site, |wths, plots.

A Spatiotemporal Model of Urban Form
It) better understand the relationships among 

these basic urban cimifKincnts, 1 have turned to 
a model that ecological scientists use to study 
complex ecosystems. In this nuKlel, the various 
aunponents arc organized by the rate at which 
they change:

For example, individual tree leaves respoml 
rapidly to moinentar)- changes in light intensit)-, 
(U)2 concentration and the like. 'I’hc growth of
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hulldings and objects—not only have different 
rates of change hut also they appear at different 
moments in the construction of a city. It is useful 
to divide the paths and plots into two classes, the 
superstructtire, which occurs on a large scale and 
pre-dates most urban development, and the inhil, 
which represents the filling out of the urbanized 
growth, usually at a Hner-grained scale.

These urban form com[K)nents, shown as dif- 
ferem layers of the same place, are shown in an 
accompanying illustration. The progression of the 
layers represents a hierarchy of expected rates of 
change from the most slow (site) to the most 
ephemeral (objects). I'hese layers are:

Site. 'I'his includes landform, btKiics of water 
and vegetation.

Superstntctnre. 'I'his includes paths and land 
boundaries that exist prior to urban settlement 
or are created to substantially restructure an 
urban settlement (such as urban renewal areas 
or new highway’s).

Infili. 'I'his includes finer-grained patterns of 
paths and plots that nestle within the superstruc
ture, and are the basic framework for the con
struction of all built forms.

Buildings. This includes habitable structures 
including houses and institutional and commer
cial buildings; also the enduring and highly visible 
structures (such as bridges) that inhabit the space 
of the paths. 'I'hese structures are built within the 
areas defined by the plots or paths of the infill atid 
endure for decades or centuries.

Objects. 'I'his includes cultivated vegetation 
(hedges, trees and lawns), man-made objects 
(fences, towers, signs, monuments, wires), under
ground infrastructure and surfaces (parking lots, 
driveways, sidewalk and street paung). 'I'hese 
objects are also constructed within the plots and 
l>aths of the infill hut have a shorter endurance.

It is j>ossihle to interpret the laj'ers t)f the city 
as a ricli txdlage of interaction between the way 
the cirv was and the w’av it is today. 'I'he relatively

The spetio-ttmpofal hierarchy 
Introduces the element of 
time Into urtxn morphological 
analysis.
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static layers represent, in a tangible, physical way, 
the city’s history ami an intense relationship with 
the land. More ephemeral layers reflect more 
immediate acti\ ities and ideas.

As in the ecological model, the more slowly a 
layer changes, the more it conditi<ms changes in 
layers that change more quickly. For example, the 
relative pennanence of the site, its resistance even 
to minor changes, makes it an enormous con
straint on the location and distribution of paths 
while providing for a certain continuity in the 
urban pattern, '['he superstructure conditions the 
infill, the infill conditions buildings, and these in 
turn condition ohjects. Disturbances or disconti
nuities in older, more slowly changing layers can 
l>e very powerful. For example, dramatically 
widening an old road can affect every plot, build
ing and object nearby.

Conversely, the faster-changing layers can 
only affect change in the slower layers through 
an aggregation of multiple changes that (Kcur 
to many similar elements. The deterioration of 
a single building would not affect the layout of a 
block. 1 lowever, the deterioration and destruction 
of multiple commercial buildings in an older 
d{)wntown may eventually lead to the joining of 
small lots into larger ones.

The everyday changes of the cit)' occur at the 
level of objects and Iniildings. Individuals alter 
objects every day: switching a sign or putting up 
a fence, buildings, too, are relatively easy to 
change, perhaps hy adding a room or filling in 
a porch. Buildings and objects are routinely 
destroyed anti replaced, often replaced by quite 
different stnictures that are bigger, or a different 
t)'pe altogether. During the same time peritKl, 
however, the spatial matrix of the paths and plots, 
especially the superstructure, usually remains 
constant. This layer is resistant to change l>ecause 
it rctpiirc^ tremendous social, economic and p<ilit- 
ical |K>wer to change it—and when change occurs, 
it often signals an iin|>orTam historic event.

Hudson's Urban Morphology
Using this mtKiel, the following analysis 

descril>es I ludson’s site, superstructure, infill pat
terns and buildings.

Hudson 'Fownship was originally j>art of the 
V^'estern Reserve ofCJonnecticut. 'Fhe Western 
Reserve was divided into townshifw that are five 
miles square, or 2 5 square miles. I'he owners of 
Hudson 'Ibwnship surveyed the 'Fownship into 
100 equal s<]uares measuring i/a mile by 1/2 mile. 
'Fhese are called quarter-sections, l»ecause four of 
them make up a square mile (a section). This 
survey took place in 1799 and within one or two 
years settlers began to arrive.^

'Fhe original plan for the township t'alled for 
a crossroads carjo anti Jecumanus, typical in the 
Western Reserve. Rut the topography and pres
ence of water was not considered when the town
ship was originally divided; as it turned out, the 
western third of the township was (and is) covered 
in swamp, and the plan was not completed. Nev
ertheless, the earliest roads were in place by 1H39, 
only 20 years after the sur\ e)ing of the township, 
and the superstructure was essentially complete 
by 1901.

[n 1950, Hudson was a small village on the 
verge of rapid expansion. One factor set it apart 
from its neighbors: an intense awareness of its his
tory ami its New England village qualities. At the 
turn of the century, in an attempt to rescue their 
little town from stagnadon, citizens became 
ol)sessed with preserv ation, at a rime when the 
r.s. preservation movement was in its infancy.

Outside the village boundaries, in the rural 
parts of the township, preservation was not an 
issue. Beginning in the 1950s, the township grew 
in re.spon.se to the rapid growth of the adjacent 
urban areas, whicii were reached easily l>y the new 
interstate highway system. Since then, sul>stantial 
amounts of farmland have been converted to 
housing subdivisions, and there is now veiy little 
undevelo|>ed land.
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Top; Th* wperstructura of 
Hudson, Ohio: sKe conditions, 
pn-urban roads, and early 
lartd subdivision

Bottom: Hudson's growth

Although the township’s population and land 
coverage Itegan to grow tremendously, the under
lying superstructure did not change. Except for 
the interstate highway (which has no exit within 
Hudson), the primary road network did not 
change at all from 1953 to 1995, and the roads 
that existed in 1839 have evolved into major roads 
today. Numerous internal sulxlivision streets have 
been added to the street network, but none of 
them pro\ide connections outside the borders of 
the subdivisions they serv'e.

Infill subdivisions seem arbitrarily shaped and 
capriciously related to the street network. But 
their Inmndaries trare the spatial strucmre 
descril>ed by the original grid lines, pre-urhan 
streets and pre-urban ownership patterns, mostly 
foniier wheat Helds. In fact, about half of the 
quarter-section boundaries that existed in 1799 
are preserved as paths or as lot lines.

'Phe conclusion is umiiistakahle: the overall 
suhurl)an form is directly conditioned by the size 
and shape of ilie pre-urban superstructure. No 
amount of sul»seq\iem planning or zoning has had 
close to the impact on patterns of suburban devel
opment that the original land survey and the divi
sion of the land into farms and Helds have had.

Three Suburban Tissues
Even so, the infill areas in Hudson have not 

all developed in the same manner, either in regard 
to street-lot-building relationships or to their 
ability to adapt over time. Indeed, it is possible 
to find within f hidson’s suburban infill develop
ment at least three distinct patterns of hl<Kk, lot 
and building aggregations, or what I call urban 
tissue, which differ in terms of their form ami 
relative endurance.

'Phe vast majority of the area has been devel- 
ojK.*d as what 1 call “static” tissues, or (ilanned sub
divisions, in which lots and streets were deveh)ped 
and s(dd for the construction of single-family 
homes. \ second pattern has l>een “campus



tissues,” or tracts of land that are developed with 
several buildings but not subdivided into distinct 
properties. Finally, in some places, especially 
along the pre-urban paths, land development pro
ceeded as “elastic tissues,” or a thickening of the 
existing settlement pattern, evolving from rural to 
urban almost imperceptibly as farmhouses were 
joined by other roadside stnictures.

Static tissues. ITie most extensive development 
in Hudson has been in the form of planned subdi
visions. These have veiy distinct path-lot-build
ing type patterns whose txjrrespondence parallels 
that of tissues in traditional cities. The tenn 
“static” refers to the relative siabilit)’ of these 
tissues, which have the following characteristics:
• The lots a?ul paths are planned together, surveyed 
at about the same time, and are originally built out 
■within a short period (ten to twenty years).
• The subilivided lots are small cotnpated to the pre- 
urban lots they occupy and are roughly consistent in size 
throughout each area of tissue.
• Each lot usually contains a primary structute. of 
a type that the tissue itse^'was specifically designed to 
accommodate or that has evolved from the original type 
without requiring either an aggtegation or frrther 
subdivision of the lots.

Over the course of I Iudst>n’s development, 
static tissues have come in several forms, consis
tent with the modem siihdi\’ision tj'iK’S identified 
l>y Michael Southworth and Peter Owens.^ They 
evolved from the original small-scale blocks of the 
Village to the newer, curvilinear sulxlivisions of 
the outer town. The most recent of these static 
tissues cannot be sulnlividcd easily into bhxrks or 
other smaller physical units.

Since 1970, for the most part, variations in the 
arrangement of paths and lots in static tissues have 
been a matter of style, not a consequence of 
changes in the nTJoiog}' cd’the houses intended to 
occupy the lots (although the most recent houses 
arc larger). This trend reflects a growing self- 
ahs{»rption on the part of house owners, who want
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to project an image of individuality, which is pro
vided by the larger lots and curved streets that 
bring each home into separate focus as one travels 
through the area. In earlier tissues, by contrast, 
several houses are visible at the same time, creat
ing a clear sense of the common public space of 
the street.

'I'he “static” lal>el reflects a presumption almut 
the expected long-term endurance of tissues with 
the above characteristics. The relatively small size 
of the lots indicates a dhided fonn of ownership 
and management that resists wholesale change 
throtigh lot aggregations; these forms also tend to 
be protectetl through codes that prevent further 
subdivision. 'I'he rapid build-out of these tissues 
also tends to favor a consistent application of 
building t>'pcs, which in turn tends to stabilize an 
area: redevelopment that is inconsistent with the 
existing fabric is discouraged iKcause it can have a 
chilling effect on the value of nearby properties.

Over a long peritMl of time, of course, this sta
bility can he eroded by the many incremental 
changes that occur in the buildings or objects. 
Rooms are added, lurches are removed, houses 
are re-sided, garages are replaced by rec rooms, 
lawns are paved; eventually, enough small 
changes accumulate so that the neighborhood’s 
consistency is eroded and it is vulnerable to 
larger changes.

FJastic tissues. 'I'he least stable of the three tj [)es 
of inlili is the elastic tissue. In I Iiulson, elastic tis
sues develojwd a.s a thickening of the niral devel
opment patterns, mostly along the pre-urban 
paths. 'I'heir characteristics include the following;
• The tissue is not pre-planned: it evok'es over time 
and has a rapid change rate compared to static tis.tues.
• Lots tend tn he highly varied in size, though they an 
generally larger than lots in static tissues, and gener
ally contain a single major structure.
• Elastic tissues tend to produce very fev.' paths, relying 
on pre-uriuin paths for access. Eaths tvitbin the tissue 
are built individually rather than tis logical nera orks.

Areas of elastic tissue are primarily composed 
of retail, commercial and industrial uses, such as 
strip shopping centers, fast food emporiums and 
gas stations (although residential buildings are 
sometimes mixed in).

F.lastic tissues fonn the breathing spaces of a 
rapidly developing suburb. They lack the congru
ence of building types, lots and streets that char
acterize traditional cities or static tissues. (Change 
in these areas occurs at a faster rate than else
where in the cHty, and is characterized hy rapid 
turnover in businesses; obsolescence, major 
remodeling and desmiction of buildings; and the 
aggregatu)n ami .subdivision of land to create new 
development <»pportunities. 'Fhc tremendous 
pressure to develop and redevelop these areas is 
not inhibited hy consistent fabric or small-scale 
ovi-nership patterns, as it is in static areas; in effect, 
the elastic ikssues are the only place that signifi
cant change can happen in a short period of time.

Campus tissues. Significant areas of the devel
oped sul)iirharecoinpt>sed of larger tracts of land 
owned by single entities and develo|K‘d with mul
tiple buildings. 'Fhc characteristics of campus tis

sues are:
• The pre-urlfan lot is not sulviii'ided and contains 
more than one signifwant structiae.
• Internal paths are organized as private streets; as 
such, they ik mtfoivt boundaries henveett lots.

Examples of campus tissues are universities, 
shopping complexes, airports, apartment com
plexes, medical c*enters, corporate c-ampuses, 
industrial complexes, civic centers, recreation 
areas and government centers.

It is difficult to generalize about the change 
charac teristics of campus tissues. Most of the 
time, internal changes take place relative to 
changing functional requirements, without the 
usual inhilfitions of lot boundaries or surroumling 
paths or smiciurc's. In this regard, c-ampuses are 
quite flexible. There is also a marked tendency for 
c-ampuses to expand into other tissues nearby, or
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(less commonly) to contract if the current use no 
longer warrants the land area. More recently, 
campus tissues have been car\’ed from left over 
space between subdivisions, or established with
out reference to the surrounding development.

Suburban Tissues and the Spatio-temporal Model 
I'he spado-tcmporal model suggests that the 

longer the natural lifespan of a sv’stem, the more 
influence it has on the slower layers in the hierar
chy. Using this model to understand the suburban 
form of Hudson, we see that the most enduring 
layers—the site and su|>crstnicture—limit the 
location and expansion of the infill, while the infill 
may have little or no effect on the superstructure.

I'he static tissues anti campus tissues respond 
neatly to this model, fitting comfortably within 
the superstructure. In static tissues, the lots and 
paths form a semi-rigid matrix within which cer
tain changes can easily take place and others are 
constrained; breaking the bounds of this matrix is 
difficult and unusual, (Campus tissues are likewise 
structured by paths and plots, but in a less rigid 
manner that allows a far greater range of changes 

to occur.
Elastic tissues, on the other hand, cling tightly 

to the superstructure. They do not generate a 
structure of infill streets; thus, there is no semi
rigid matrix that limits further change. In most 
instances, building types are not particularly con
ditioned l>y the lots, since the lots arc nut planned 
to accommodate a specific building type. Instead, 
lots have been aggregated from smaller lots and 
any particular building may l>e planned to ina.xi- 
mi^e the use of a randomly sized lot. Another 
common change is to subdivide a large lot along 
its road frontage, leaving a larger parcel in the 
back with road access, and smaller lots in the 
front. .\]\ this leads to a tissue where the buildings 
are extremely varied in size, tyj>e and orientation.

t
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Examples ol etastk tissues 
in Hudson

Examines of campus tissues 
kt Hudson
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Urban Planning and the Spatiotemporal Model

Much planning for suburban areas is done 
with little understanding of the spatio-temporal 
processes that form these places. The model of 
physic*al growth presented here suggests that 
different planning and design interventions are 
appropriate for different layers of urban form 
and different kinds of development tissue.

In planning f(»r undeveloped territory, for 
example, it would be wise to examine the physical 
arrangement of existing property l>oundaries and 
niral roads, as these are likely to be the checker- 
iMiard on which the real estate game is played. 
Once development begins, the road structure is 
more or less fixed, whether it is adequate or not. 
Inter\ention at the earliest stages of development 
of an /Vraerican suburban region could most pro
ductively take the form of rethinking rural net
works for new suburban growth.

I'his is especially important in the locations 
where elastic tissues are expected to grow, which 
are generally predictable. Areas of elastic tissue 
areas could become denser, more limited in their 
extent, easier to amtrol and more attractive if an 
orderly pattern of streets and lots were established 
in advance, much as it is for housing subdivisions. 
The tissue pattern itself would help t'ondition the 
fonn of the development, while a larger number 
of streets would improve access and relieve traffic 
congestion, thereby encouraging business activity.

Planning for the evolution of'already devel- 
o|)ed suburban areas is extremely difficult l>ecause 
they are highly constrained by the su|)erstructure 
and, in some cases, the infill layers. VMdespread 
densificiation of sprawling static tissues is 
unlikely; if anything, planning tools are config
ured to promote stability, not change, in these 
places. Rapidly changing elastic tissue areas are 
structurally disordered at the level of lots and 
paths, and deeply comlirioned by their relation
ship to the superstructure, but most cities focus 
on building design, .signage and landscape

/• •

■
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Distribution of static, oiastic 
and campus tissues
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controls rather than addressing these more funda
mental structural issues. Campus tissues, which 
can evolve into large, inacessible islands, are 
largely left unregulated.

The regulator)' techniques that suburbs com
monly rely upon are either insufficient for con
trolling suburban form or poorly used. Most 
significantly, no regulations or local agency con
trol the formation, continuity or distribution of 
the superstructure. The spraw ling infill layer, 
conditioned by low'-density zoning and subdivi
sion codes, is largely designed by private land 
developers, who pay little regard to any relation
ships outside their subdivision boundaries.

Suburban form is most strongly related to pat
terns and shapes that do not nonnally come to the 
attention of planners. Modem regulator)' 
processes do not address some of the most influ
ential and long-lasting layers of the city, lending 
instead to interv'ene in transitory conditions such 
as specific land use, building details, and built 
landscape. Such transitory' conditions should 
f)e lightly regulated to provide more leeway 
for growth and change, while the urban frame
work should be more controlled than airrent 
practice allows.
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Eichlers l^ntenzd an<l his distinguished stable of underem
ployed architects created the Case Study 1 louse 
program, a fantasy during the war and a reality of 
limited sco|>e afterwards. The Case Study pro
gram was the precursor to F.ichler, who studied its 
results, appropriated what he liked and discarded 
what didn’t work for him. Fichler also studied the 
works of W’illiam I.,evitt whose Levittown, Long 
Island, was the mode! of rationalized mass pro
duction of housing for the G.l. Bill.

Richler’s formula was comprised of equal parts 
of Entenza’s Case Snidies and I.evittown, hut the 
sjmihesis of the two was something quite different 
from either. Like Levitt, Eichler had no illusions 
about changing the techniques or materials of 
home building. I le saw correctly that the exquis
ite steel fabrication of the Case Study houses was 
a romanticized view of war technolog)- that could 
never Ik‘ adapted to housing on a large scale. Like 
Entenza, he believed that there was a moral basis 
to the aesthetics of modern architecture that 
masses of people coukl understand, respect and 
learn to love. (Eichler himself lived in a Frank 
Lloyd Wright Usonian House and he saw himself 
as a missionary bringing the grace of modem 
architecture to a mass market.) Thus Eichler’s 
houses look like modest versions of the Case 
Study Hou.ses, but they were made of timl>er, ply- 
w(hhI, light wootl framing and particle board, not 
unlike the houses of Levittown.

Eichler was an aesthetic missionary, but the 
times were larger than he was. I lis noble accom
plishment was part of something that was far from 
noble—the post-war policies that built our 
sprawling, isolating suburbs and wrought ruthless 
damage on our cities and city-regions. Eichler 
houses promised a lot, hut they also delivered 
something their creators never thought about, 
something more terrifying and more enduring 
than all they set out to do.

C’uriously, the bimgalows promoted hyA}neri- 
can CraftsiHan and Bungalov.' Magazine thirty )'ears

Daniel Solomon

In 194? mv father was an Army doctor at a 
base outsiile Sacramento. .My parents made friends 
with three other Jewish families whose l>readwin- 
ners were a furrier, a dentist and an architect. The 
three families got together all the lime to cook 
and eat, play bridge and tel! funny stories.

The furrier lived in a bungalow w ith a |M>rch 
and a great sloping front lawn. The dentist lived 
in paradise, a pink house on a corner in old Sacra
mento with big screen porches, a swimming pool 
and a rose arbor.

The architect had a l)eautifui daughter named 
Missy who was six months younger than I. Shortly 
after the war, they moved to one of the first Eich- 
Icr hou.ses outside Sacramento. 1 will always 
remember the architect’s pride as he conducted 
the first tour of his dream house for the other 
three families. For reasons I did not understand as 
a little kid thi.s speech entered the comedic lore of 
the other families and all of the adults cx>uld do a 
version of it to the vast amusement of the others 
for years afterwards. I liegan to see what was 
funny years later when Miss)- and I found the 
open plan of the architect’s utopia an uncongenial 
setting in w hich to share the first gleams of hor
monal dawn. The indelible stolen moments of 
early adolescence look place in the furrier’s cozy 
nooks and the dentist’s magic rose arbor.

By many measures, Eichler’s houses are one of 
the success stories of the post-war years, and they 
are cult olijects UMlay, like vintage race cars. 
During the war years there was verv' little work for 
architects and some, like John Entenza, the spon
sor and editor ai Arts ami Anbifecture, made work 
for many of the leading architects of the day by 
imagining what post-war life might l>e like.
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[)efore proniisecl exactly the same things and 
delivered none of tliem. The kitchens were dark 
and segregated, rooms didn’t open to gardens and 
the tectonic morality of the Arts and Crafts ideal 
was only there on the front porch. 'I'he rest was 
framing, cladding and a symbolic language of 
trim, not unlike Mies van der Rohe’s symbolic 
language of trim masquerading as structure in a 
different American building context. Yet the bun
galows also delivered something their purs’cyors 
were apparently totally indifferent to, at least 
they never wrote a word about the subject. They 
delivered beautiftil streets, common courtyards, 
neighlHjrluKHls, communities—the .American 
town at its noblest, most democratic and most 
civil. It is why bungalow neighborh(K>ds are so 
popular today.

Eichler’s .streets are the opposite. Periotl piece 
puhlicity photographs depict an entirely private 
world in which no two buildings reside next to 
one another, in which there is never a relationship 
to something older or different. It is a world in 
which the vanity fair of the street has given way to 
the carport, to endless rows of them, whicli in the 
real world most often have the totemic autos of 
the staged photographs displaced by the detritus 
of daily life.

The grand things that Eichler accomplished 
did notsur\'ive Eichler, the man. VMthout him as 
the force and the conscience, the art of the Eich
ler house quickly vanished. VMial did not vanish 
quickly, what w'as left for a later generation to 
struggle with, was the vanquishing of tl»e street— 
the hegemony of the private over the public.
Frank Lloyd Wright and the Case Study archi
tects imagined private utopias in which townscape 
would magically melt away; Eichler realized their 
dreams on a huge scale. It is for our generation 
and our successors to learn to build the .American 
tow n all over again from scratch—like stroke 
patients learning painfully in their old age to 
walk and talk.

San Mateo Highlands 
(CalH.) development, 19S6

Ekhicr photos by 
Ernie Braun, courtesy 
Eichler Networli Archives

39P L AC E S 1 4 : 2



Unknown location
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One of the first Ekhler etrium 
models. Ashen ft Allen design. 
Sen Mateo Highlands (Calif.) 
development. 19S8

Dusk in the rear patio. 
Terra linda development, 
San Rafael, Calif., 1960

EICHLERS : SOLOMON 41PLACES142



Back patio barb«<|u« 
Unknown location

Fairbrae devalopmant, 
Sunnyvale, Calif., 1960
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From William Phillips, 
Sunpatows, Campt »nd 
Mountain Houses 
Courtesy AlA Press
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Lucas VaH«y, Calif., 
development. 1956

Fairbrae devel^HTient 
Sunnyvale, Calif.. 1960
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Above: Hinchett Residence 
Park, San Jose, Calif., 1978 
Graphic by Historic American 
Building Survey. U S. Depart
ment of the Interior, courtesy 
Beth Wyman

Left: Bungalow community 
In Beisd, Ore.
Courtesy Michael Houser
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Performance
Standards
Gwendolyn Wright

The early photographs ofEichler homes 
announce a distinctively American hybrid func
tionalism, one that fused the manifest visihilit}' 
of structure and economy with subliminal human 
needs for comfort, familiarity, and joy. This com
bination ofnew technologies with more tradi
tional concerns epitomized middle-class suburban 
life in (California in the 1950s and 'dos.'I'he 
longing for a union between the two remains 
resonant today.

These were marketing photographs, of course, 
and F.rnest Braun’s work captured Joseph Eich- 
ler’s keen awareness of the needs and opjKjrruni- 
ties of his time and milieu. Many pictures depict 
actors performing the roles of happy family and 
friends in surroundings that are at once generic 
and distinctive settings for these dramas. Togeth
erness radiates as they laugh and embrace one 
another; at the same time, a teenager, strangely 
unmindful of her parents and their friends watch
ing from the patio, asserts her autonomy on the 
telephone. If today we cannot fail to sense the 
strained upbeat emotions, especially on the faces 
of women and adolescents, and the consumerism 
that defines well-being, we also recognize a com
pelling simplicity and directness.

Like the houses themselves, Braun’s images 
never look back nostalgically to an idealized past. 
Thej’ tout the benefits of new materials and pro
duction techniques developed during World War 
II, then maintained by the military-industrial- 
university complex that flourished in northern 
(California during the decades that followed. 
Inexpensive wartime materiel—ply'wotMl, foam 
insulation, high-gloss durable plastic paints and

laminates, clear acrylic skylights—were deployed 
in these homes. The simple framing and roof sup
ports were left exposed; modular wall elements 
interspersed fioor-to-ceiling panels in wood, glass 
or sliding glass doors; space and activities flowed 
easily between the bright, simple interiors and 
their lush natural surroundings.

The architectural quality is evident, without 
ever suggesting that it serv es to ratchet up the 
occupants’ taste. For his first houses of 1949, 
Eichler turned to Robert Anshen of Anshen & 
Allen, who designed a few basic prototypes that 
could be varied along a block. Popular magazines, 
such as Life and Home Beatitifiil, as w ell as profes
sional magazines, mnab\y Architectural Fonnn, 
carried Braun’s photos of their products to a 
larger national audience. The San Francisco 
Museum of /Vrt placed some of these photographs 
alongside the major 1949 exhibition, “Domestic 
.Architecture of the San Francisco Bay Area,” 
with its more fonnal jxjrtraits (including two by 
Braun) of custom-designed houses in a similar 
vein by Anshen & Allen, Hamilton Harris, Gard
ner Dailey, Joseph Esherick and other architects. 
A decade later Eichler brought in Quinc)'Jones 
for his southern California houses and ('laude 
Oakland for new developments in the north.

These houses, as w ell as their systems of pro
duction and marketing, are resolutely modem— 
in the sense of the term as we use it now, and as it 
w'as understood in the 1950s. Wliereas European 
modernism of the 1920s and ’30s had alternated 
between the free flow of space in elegant private 
villas and well-designed if spartan Flxistenzmini- 
nnim housing for urban workers, the American
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movement turned its attention toward suburban 
single-family houses for a mass market, liraun’s 
images eml>ody that dem<K*ratic \ision of “the 
good life” available to every’one. (Indeed, while all 
the actors are white, tichler insisted on racial 
integration in all his developments.) They also 
reveal a contemporary concept of collaboration: 
l)ctween architect and builder, building and set
ting (both natural and social), director and actors. 
V\e recognize an ongoing process of social and 
spatial change, rather than a static representation 
of modernity.

Experimentation thus takes many forms. The 
builder and the architects explored ingenious 
ways to improve the quality of domestic architec
ture while making good houses more affordable. 
'I'he marketing sought to promote their endeav
ors and to foster like-minded efforts elsewhere. 
.\ll the same, we are reminded, it is ultimately the 
residents themselves who create new possibilities, 
bringing their own ambitions and adaptations to 
the construction of joyhil evety'day lives.

Fairbrae devalopmefit 
Sunnyvale, Calif., 1960
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Problems With Mistaking 
Community Life for Public Life
Michael Brill

Some time ago I was asked to review Peter 
Calthorpe’s excellent iHXjk, The Next Atneritan 
A letivpo/is: Ecology, Cmumunity and the American 
Drean/, In preparation for a public mano-a-mano 
(a very gracious one) about the role of Public life 
in the New Urbanism.

I recalled the movie The Trutnan Sbov.\ set in 
an inspired locale, the mjihical “Seahaven 
Island," actually the real Seaside, New L^rbanism’s 
touchstone beautiful community. The movie is 
the candy-coated nightmare of'Iruman Burbank, 
whose whole, drearj', perfect private life has 
been—unknown to him—broadcast as a twenty- 
four-hour-a-day, everj’ day, television soap opera. 
In this compelling parable about what is really 
real, the entire population of Seahaven are extras 
in his life-show and Seahaven-Seaside is an elalx)- 
raie stage set inside a giant dome. As well as show
ing his public “private” life, the film shows his 
dreary, perfect public “public” life, strongly struc
tured by Seaside’s design, all exemplifying the 
strange transformation of Public life in America, 
and most probably in the New Urbanism. Of 
course, it isn’t Public life at all, but something 
else. Valuable, but “else.”

Ualthor|ie correctly critiqued our “deadly and 
fragmented-life suburbs,”* discussed strategies 
for creating walkable and livable communities, 
and showed completed and on-ihe-boards projects 
embodying these strategies. My response to this 
fine body of work focu.scd on the Public life and 
public places in Calthorpe’s work and thinking,

since they play such a central role in presentations 
about New Urbanism. Basically, I argued that:
• Many people see social relationships as either Private 
or Public. They don V distinguish an important third 
fonii, Cotnmunity life.
• Most people, like Calthotpe, don V differentiate 
betu'een Public life and Cofnmnnity life, u bich are 
ftindamentally different. Public life is sociability with 
a diversity ofstrangers^ Community life is sociability 
with people you know somewhat.
• IVitb our long-term and inaeasing emphasis on 
the private realm, we are losing both of these forms of 
broader social relationships, and many momii that loss.
• In Calthorpe's book, there seems to be more concern 
for revitalizmg Community life than for reviving 
Public life, although it is often ref hred to as public life 
or public uses.

Calthor|>e's design guidelines speak of tradi
tional public places—plazas, parks and civic build
ings, place-forms that are associated with an older 
Euro|>ean ecology of high local density and social 
diversity’, and which facilitated interactions with 
strangers. But this form of Public life is not really 
desired in Seaside, Truman’s “Seahaven Island” 
or New Urbanism. (And, given the population 
density of the “new urbs,” it may not even be 
possible.) What is really sought seems to l>e Com
munity’ life, like that in The Truman Show, but 
certainly letter.

There is, therefore, a misfit between the place 
forms offered and the social behavior desired. 
There is also a high degree of design detenninism
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A vision for a New Urbanist 
town center: public square 
or community space?

here, suggesting that buikling the classical forms 
of Public life (or Comimmity life) will actually 
generate it.

;\s C^althorpe and others observe, there has 
been some real loss of Public life, especially that 
which occurs in the presence ofa diversit)’ of 
strangers, and im|>ortant graces, tolerances and 
social learnings are becoming lost to us. Never
theless, there is still more Public life than scK'ial 
critics and designers believe. It occurs less and 
less in the classical venues of the street, square 
and park, but flourishes in alternative, less

formally designetl venues, many of them 
virtual and electronic.

(Community life was alread)’ being revitalized, 
for people in certain social strata, by forces that 
precede and arc inde|>endent of New Urbanism. 
But this revitalization often occurs in ways that 
diminish the possibilities for social relationships 
of tolerance, diversity and richness for urbanite, 
suburbanite and villager alike.

'f’hus, an important planning and design 
research agenda involves rethinking both places 
for Public life and for (’.omtnunity life, by
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recognizing their differences, so that we can 
improve both the design of, and life in. New 
Urbanist communities. We need an expanded 
vocabular}' of places for us to support the variety 
of social relationships we have, and need.

purposes, mechanisms and customs; each requires 
different physical environment.s in order to Ik* 
robust. To mistake one for another makes it easy 
to create a good design for the wrong purjx>se. 
Public life and Community life may he especially 
easy to confuse iK’cause many of us now have little 
of either (and therefore wouldn’t much know the 
difference) and our mourning may be generic 
enough to mistakenly collapse the two into one 
generic fonn.

New Urbanism speaks of itself as a rediscover)' 
of planning traditions, gleaned from analyses of 
highly livalile, well-sc*aled and memorable com
munities, particularly the “traditional American 
town,” and it “borrows from many traditions and 
theories: from the romantic environmentalism of 
Ruskin to the City Beautiful Movement, from the 
medieval urbanism of Sitte to the Ciarden (Cities 
of Kurope, from streetcar suburbs to the tradi
tional towns of America.” Calthorpe’s brand of 
New Urbanism calls for region-knitting transit- 
oriented developments (tods) small enough to be 
comfortable for walking and big enough to offer 
reasons to walk—to shops, neighbors, work, a vil
lage green and a transit stop that connects tods to 
other TODS and to larger urban centers.’

A key concept in C>althorpe’s 'iod guidelines 
is centrally-located, pedestrian-accessihle public 
places in the forms of “parks, plazas and civic 
buildings” and the less formal “village green'

These are, largely, the physical forms 
of classical Public life (life with a changing diver
sity* of strangers). But on a closer reading of the 
guidelines. Public life with strangers is not what 
really seems to be desired or envisioned. Commu
nity life is. Further, when you calculate the popu
lation of a IOD, it seems highly improbable that 
there would be enough bodies, or diversity, to 
have a Public life with strangers,

In the guidelines, the Public life is not much 
described, only the places are. But the few de
scriptive phrases almut Public life make it clear

The Search for Community Life
Many people tend to think that there are two 

types of social relationships. Private life and 
Public life. However, our spatially defined social 
relationships have three basic forms:

Private life, with family and close friends, those 
we know most well and intimately, the portion 
of social relations least oj>en to scrutiny because 
its locations are few and often privately held, like 
the home.

Public life, spent in the occasional company of 
a diversity of strangers of whom we know little 
more than what we see, not all of them projecting 
personas comfortable to engage, in locations all 
may use, many of them publicly held for the 
common go<jd, like the square, park and street, 
and many privately held for common pleasure and 
commerce, like the night club and the .Mall.

Community life (or parochial life, as it is called 
in the literature), spent with and among neigh
bors, nodding acquaintances, shopkeepers, locally 
resident polite, fire, mail and town officials, and 
people in local fraternal, sporting and religious 
groups. Its varied locales are ones you know and 
frequent, a mix of both semi-public and semi-pri
vate places, like the neighborhood bar, the often- 
walked public street, the school pta meeting and 
the church dinner.

One characteristic of modern life is an 
increased emphasis on physical and social isola
tion and the private sphere, with an attendant loss 
of, and a mourning for, both Public life and 0>m- 
munity life, which critics often lump together.
The distinction between Public and Community 
life is important, because they operate at very 
different scales and densities; each has different

or
commons.
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thai the social relationships to be supported are 
actually ConununiU'or parochial life; “village 
greens where workers meet during lunch time 
and shoppers see their neighbors.” All the place- 
forms recommended for public use, even parks, 
are clearly intended for Communin' life. “Parks 
and plazas in tods act as neighborh(K)d meeting 
places, recreational activity centers, child-care 
facilities and lunch-time picnic s|M)ts.

It seems like a mismatch l)et\veen many of the 
proposed place-ty^s anti ilesired place-behavior.
The behavior desired is about neighboring; about 
relationships with shop keepers that are more 
than merely economic; alwiut kids playing, safely 
watched, in small ItKal parks; alx)ut the nodding 
and chatting happening between those strolling 
on pedestrian-scaled streets and adjacent porches; 
about everyday local use by people who know each 
other somewhat. Yet the l’<)rins often called for are 
those of public, civic speciaincss of the |)laz.a and 
park. The guidelines ask for vistas, even calling 
for public buildings to “he proudly located.”"^

.Misappropriating these fonns may well stunt 
the real contributions New Urbanism can make to 
revitalizing precious Camuminity life, one of its 
clear goals. A piece of iniportant work for us all 
would be to seek more appn)priate forms, by 
understanding Community life more fidly (and 
how it differs from Public life), in some joint 
effort by those in psychology', sociology, anthro
pology, urban design and landscape architecture, 
ami by citizens,

Calthor{K* and others call for a new approach 
to the fonns, variety' and marketing of dw elling 
units and for a new approach to organiz-ing the 
time-space-use and scalar relationships among 
the various components of roos. In the same way, 
might we not also re-envision the physical forms 
for Community life to include forms other than 
the park, plaz.a, village green, commons and 
proudly located civic building, forms from an ear
lier public tradition we seem to hold on to so

dearly? C^ould the same le\ el of thought and 
openness to innovative concepts he brought to 
full spectrum of urban social relationships (and 
places for them)?

Stmie may argue that some of this full spec
trum of relationships in the New Urbs will just 
happen over time in found or unused space that 
groups might appropriate when needed. Bui since 
the New Urbs are fully planned from their begin
nings, and are spatially tight, there will be few 
unused (or parrially used) fragments which can be 
s|M>ntaneously taken over by groups for special 
and changing Community uses. So, appropriate 
places must he provided for this Community life. 
The New Urbs must, in the beginning, plan for, 
and seek g(M>d locations for places that support 
C^ommunitv life. 'I'hese may include planned 
l(Kations for the Ilea market (the streets in a tod 

are too narrow'), a shell for local hands, commu
nity gardens, bleachers abutting outd(K)r fiasket- 
hall courts, skateboarticrs’ waves, and, as well, 
recognizing new uses for known ty'pologics, like 
shopping malls which Injcome de-facto commu
nity centers, with the mail’s center space given 
over to bake sales and pamphleteering for local 
institutions and causes. .‘\nd surely further analysis 
will provide more place concepts for supjMjrting 
community life, in atldition to those now planned.

The Search for Public Life
But what of that fonn of Public life that in

volves a shifting diversity of strangers? W^y is it 
seemingly missing from these tods?

C'althorpe bemoans the loss of much of Public 
life: “'Ibdav the public world is shrunken and frac
tured.”^ So do many other writers, designers, 
social critics and entiz-ens. They are right. \Ve do 
have emptier plaz.as, parks and streets, (^alihorpe 
assumes this relates to the loss of good public 
space being displaced l)y an exaggerated private 
domain and he criticizes most current plans and 
designs for their p(X)rly conceived public space.
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I Ic offers supposedly better designs, and the 
assumption is, ifonly we did the spaces right, we 
would have gocnl Public life.

Like in the film Field of Dreams, a dearly held 
assumption of designers, developers and civic- 
leaders is “if you build it, they will come.” Of 
course, we do build public spaces and people don’t 
come. Still, we think, ifw-eonly made public- 
spaces nicer, smaller, bigger, more local, more 
central, have more jugglers and mimes, l)c more 
picturesque, more something!, people would 
surely come.

'Lhere are several problems with this assump
tion. TODS are generally planned with a maximum 
radius of 2,000 feet from a central transit stop (or 
just a center), so that any home is within an easy 
ten-minute walk of transit and the center. Com
bining this ten-minute walk with the iH dwelling 
units per acre (the recommended tod average), 
you’d get about 8,000 to 10,000 people. Ljm 
Lofland’s excellent book al>out Public life, .4 
World ofStrafigen, traces the conditions necessary 
for the growth of Public life with strangers, and 
states that “a population of 8,000 to 10,000 is a 
lower limit” for a settlement to develop any 
Public life. Consequently, a tod is probably too 
small to generate the number of people, not to 
mention the structural and temporal diversity, 
that real Public life requires. And they have rela
tively stable and economically homogenous popu- 
lati()ns, generating a fairly common value st’stem.

My sense is that the tod guidelines simply 
reflect the feelings of most Americans, who for a 
long time have not really wanted Public life in any 
sense. It’s too troublesome, too fractious, not 
always safe or comfortable, too much a problem 
for the developers, too possible to have in-your- 
face difference to make everybody happy.

These popular feelings are mirrored in recent 
academic discourse about urbanity, much of 
which has focused on the patholog)- of urban life, 
comparing it negatively with Community life,

which often seems more tlesirable and is treated as 
if it were an alternative to Public life. This dis
course builds on attacks on the cit)' and its Public- 
life (going back several hundred years) by prrjpo- 
nents of both the private and par<x:hial realms. 
'I'hey claim that these realms are, somehow, 
morally superior and that Public life is morally 
deficient for three reasons: the presence of the 
“unholy and the unwashed” stranger; indiscrimi
nate and inappropriate mixing of classes, genders 
and races; and excessive frivolity'.

'I’he evils of the city and its impersonal Public- 
life have often been contrasted with the country
side’s pastoral neighlK>rliness. All projects in 
Calthor|>e’s Ixjok show a “\nllage green” at their 
center, a pastoral center rather than an urban one. 
Galen Cranz, in her fine lxK)k, The Politics of Park 
Design, says “parks that Americans built to 
improve their cities derived not from European 
urban models but from an anti-urban ideal that 
dwelt on the traditional relief from the evils of the 
city to escape to the country.” Mark Ciirouard 
points out that the Garden City', City Beautiful 
and Modem movements were very different, but 
all united in their condemnation of high-density, 
closely knit cities. Calthorpe’s avowed precedents, 
and his use of the park, village green and com
mons as the center, is in this tradition.*

In tmth, we’ve never had much Public life in 
the U.S: We’ve not had the population density 
(England and Italy are ten times as dense) nor 
popular desire, nor the physical forms nor the 
socio-economic structure to supjK)rt it. Many of 
the somewhat empty public places we have built 
were designed for what America doesn’t have: a 
diverse, democratic and classless public, and they 
don’t really fit the Public life that we actually 
do have in our more segmented, pluralistic and 
stratified society.

Our vision of Public life is partly an illusion, 
sustained by period movies; by the travel, history, 
restoration and theme park industries; and by the
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|>cnchant t»r world-traveling elites to be forever 
charmed by Italy’s piazzas, while not recognizing 
them as part of a non-transportable social ecology. 
Ironically, tourists in Kurope now see only a 
shadow of what once was, for Public life there has 
been undergoing a transformation for several cen
turies. Over one hundred years ago, Camillo Sitte, 
many people’s favorite city planner, wrote: “the 
life of the common people has for centuries been 
steadily withdrawing from public squares, and 
especially so in recent tiiiies.”7

Just as we tend to mourn the loss of a Public 
life that probably never was as prevalent here as 
we imagine, we may be blimled to alternative 
visions and venues for Public life that are emerg
ing, and have made little headway in design and 
planning for them. More s|)ccifically:

II 'e tend to oveHook some of our Public life.
Modem urban life still shapes public concepts of 
governance, religion and social structure, and still 
depends on the e.xchange of news and infbnna- 
tion. I'here is still a Public life of vigorous tlis- 
course about politics, morality and religion, but 
much has moved away from traditional public 
places ami away from direct face-to-face interac
tion with other citizens. Much of it is in the \ir- 
tual space of electronic communications radio, 
television and the Internet.

lie do not honor some ofthe Public life that we do 
recognize because it is not for purposes we esteem, or not 
for everybody. I'he Public life that still occurs in 
public places tends to involve the theatrical or ex
pressive components of Public life. The.se include 
spectacle, entertainment and pleasure, the testing 
of stK’ial behavior and the consumption of the 
objects of txunmerce and trade—often wedded 
together in a theater of consumption. Because they 
are more easily seen, these fonns have come to be 
perceived as the dominant aspects of Public life, 
which is now increasingly visual.

There is an enhanced Public life of rich pre
sentation (and counter-presentation) by expres

sive urban subcultures (punks, skateboarders, 
F.uro-trash, goths, bikers). It is not always to 
everyone’s taste, not always safe or comfortable, 
but highly important to those who participate 
and, often, a source of fascination for those who 
don’t. Such expressions act as a sch(K)l for social 
learning in which people test personas in public, 
gauge reactions, modify behavior and grow in 
complexity' as individuals.

Hi discount the Public life that happens in spaces 
that atr not publicly owned, and which are not the clas
sical open spaces of the dense street, the enclosed sqmre 
and the vmlant park, h'xamples of these somewhat 
discounted venues for Public life include the strip, 
shop])ing malls, the atriums of skyscrapers, 
sk-yway s\-stems, casinos, sports arenas, county 
fairs, amusement parks, racetracks, abandoned 
highway fragments, parking lots, community gar
dens, lK)ardwalks and beaches. Because of their 
.scale and their tight pre-planning, most of these 
are, of necessity, missing from the New Urbs.

What We Lose When True Public Life Disappears
Some of our nostalgia and mourning is not for 

Public life at all, not for the world of strangers; it 
is for something quite different, real and precious: 
local neighlK)rliood life, community, a world of 
neighlx)rs and friends, the parochial realm. This 
is really w'hat the New Urbanism wants to recre
ate and enliven, and that is truly go<xl.

But what do we lose when we don’t cultivate 
our Public life, this important form of social rela
tionships with a diversity of strangers?

We lose an important factor in the growth ofindi
viduals, in a culture that values individualism. The 
oldest forms of being with others are matedness, 
kin and tribe, and community. These are primarj' 
nehvorks, all of which, through “personal know
ing,” exert great control over behavior and devel
opment, where confonnity is expected, supported 
and rewarded, and the strangeness of stranger- 
hoo{l is suspect.
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In such a situarion, there is not Piihlic life, 
which only becomes possible with dense, large 
settlement with great diversity within it and a 
changing prtpulation and is thus relatively recent. 
Because Public life is life with strangers in places 
outside the home and locale, it frees individuals 
from the social control of tight-knit groups, pro
viding an alternative venue for alternative social 
learning, thus further weakening the social con
trol of these tight-knit groups over individuals. /Vs 
this process happens, Public life becomes more 
attractive, more informative, more theatrical.

lie lose a foctis ofopposition to the power of the state 
atul the corporation. Family and community are not 
the only social controls. The state has sole access 
to the legal forms of violence (military, police, 
courts, jails) and still exercises great control over 
supposedly free individuals. I'he corporation can 
engage in actions seen as economic violence.

And with this creation of the inotlcrn state and 
corporation, the public sphere is that realin of 
social life in which public opinion can be funned, 
which enables public criticism by a ImhIv of citi
zens in relation to the state and corporation.
1 lere, the state, corporation and the public sphere 
confront one another as opponents. This can only 
happen when citizens have and welcome a wide 
diversity of opinions, can confer In an unrestricted 
fashion, have freedom of assembly and asscxia- 
tion, and freedom of expression and publication of 
these opinions.

If Public life offers a freeing from control by 
the social structure of kin, neighbors, institutions 
and the state, it is also a social leveler, an equalizer 
of power inequities, at least temporarily and 
locationally, and because access is relatively free, 
it is a generally accessible freedom.

We lose the marvel of the stranger. Cilven the 
human desire to experience the remarkable, time 
spent with strangers free from stxial control 
offers a situation in w hich we can seek and lind 
the extraordinary, w ith some, but not great, risk.

Public life offers a spectacle of strangeness, a cele
bration of possibility- and an offering of a wide 
array of possible rntnlels for behavior.

In Public life, we can even become the stranger 
to others. In public, there is anonymity and free
dom to play and to play act, to constnict a personal 
mythos, to test what-if and engage in make- 
lielieve, all prerequisites to transfonnation testing.

The Public life we are losing seems to offer the 
following opportunities that Community life does 
not and that tods can’t easily offer:
• Shaping public concepts of governance, religion and 
social striictwr, opposing institutions of power wheir 
apptvpriate, and taking g^oup action.
• Exchanging news and infoimation, finding out what 
is happening in other than local sitmtiom.
• Getting pleasmv by being actor and/or audience for 
public spectacle and entertainment.
• Being a school for social learning, using Public life 
as a transformative text.
• Being expressive, where your actions matter.
• Learning of civility towards diversity, a critical 
form of tolerance.

Prospects for the New Urbs
In the TODS of New Urbanism (and even in 

the economically stratified inner city’ New Urhs), 
there will he more Community’ life than now, and 
perhaps that Community life will be richer than 
it is in much of suburbia now. This will be 
only partly an outcome of the New Urbanism, 
because it is also driven by a set of long-term 
forces now affecting most suburban communities, 
forces that may well propel or be accelerated by 
New Urbanism,

These forces are driven largely by technologies 
and networks that spatially uncouple work and, 
increasingly, commerce, from metropolitan cen
ters. enabling white-collar workers to work from 
their homes, ciose-to-home neighborhood satel
lite offices and the tods of the New Urbanism 
without going downtown. With corporate
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amcern is that Calihorpe’s avowed historic prece
dents and sources (traditional American town, 
(jty Bcaiitihii Movement, Kurope’s Ciarden 
Cities, Ruskin’s romanticism, medieval urbanism, 
streetcar suburbs) inform but also deflect the 
search for appropriate and vital visions for Com
munity life in the New Urbs. In discussing the 
pitfalls of easy historicisin in design for Public life 
today, Ciimnan asks the critical question: “VVTiat 
does one do to compensate for the possibility that 
radical new forms of social life are constantly 
developing, perhaps so radical that no reasonable 
adaptatiiJiis and atijusiinents in the stock of ty|)- 
ologies will be adequate for dealing with them?”^

downsizing, there is also a substantial increase 
in outsourcing, with highly skilled, white-collar 
teinporar}’ employees often working from 
their homes.

I'his increases the daytime presence of adults 
in the community, many of whom have flexibility 
in their work schedules. W'ith the rise of telecom
muting, enabling work-at-a-distance, there are 
fewer coqM»ratc-driven household reJocatiojis. 
People live in one cominunit}' longer, and this 
longer-tenured population becomes more 
involved in (^)mmunity life and less relocation 
turnover means fewer strangers. This more- 
involved presence attracts more and higher-qual
ity retail, food, entertainment and professional 
services, and suburbs (or the New Urbs) become 
more like full-service, rather than betlroom, 
communities.

But what alK)ui Public life? In the New Urbs 
too much is missing to have a Public life of much 
diversity with strangers. .As the central business 
district’s white-collar workforce declines, the city 
core’s share of povert)’ continues to increase. Ser
vice workers employed in suburbia can’t afford to 
live where their work is, and must commute now 
from the affordable, though deteriorating city 
core. ^\s class, geographic and economic stratifica
tion increases, strangerhood decreases an<l a 
more homogenous system of values reigns. F.xclu- 
si<»nary practices continue, with more communi
ties advertised as physically gated and guardetl, 
as w ell as having the “virtual" gate of housing 
non-affordal)ilit\%

.•\JI this is happening now. The prognosis for 
an enhanced Community life (parochial life) in 
the New Urbanism is good, hut for Public life It is 
bail, both in the New Urbanism and the old city 
core, offering an even narrower band <»f s<x'ial 
relationships than we have now.

('.althoqie’s work, and New Urbanism in gen
eral, are welcome departures from (mr unexam
ined planning assumptions and norms. My
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Village Vices: The Contradiction 
of New Urbanism and Sustainability
Ruth Durack

varied housing types that promote a socially 
diverse population, lb achieve its delightful phys
ical qualities and egalitarian ambitions, the New 
Urbanist village is by necessity a fully planned 
and regulated environment, fiercely resistant to 
change and any deviation from the rigid rules that 
govern its ftmn and function. But it is precisely 
this inflexibility, which is so important in its 
struggle for completion as a development enter
prise, that is sowing the seeds of the village’s 
ultimate demise.

Since the emergence of New Urlianisin as a 
mainstream urban design concept in the 1980s, 
the central preoccupation of its adherents has 
been finding ways to adapt the village form to 
contemporary development demands and vice 
versa. But the real issue that these talented practi
tioners and theorists should be confronting is 
not how to implement the alluring vision, 
but whether it actually achieves any of its lofty 
claims, partiailarly the overriding objective 
of sustainability.

It could l)c that the New Urbanist village is 
just another seductive, formal prototype that 
is successfrilly diverting our attention from the 
overwhelming challenges of exploding urbaniza
tion in a world whose limits we have only recently 
realized are tangible. Perhaps all this proselytizing 
about a “new urbanism” and its captivating fan
tasies of village life is just a way t(» avoid con
fronting planning and design issues we are not 
even sure how to think alxmt, let alone resolve. 
Rather than working to perfect the village fonn 
as a more marketable or accepted development

fiver the last twenty years, theory' and practice 
in planning and urban design have been domi
nated by the search for sustainable development 
patterns. Fueled by growing public outcry over 
issues of environmental protection, energy con
servation, agricultural preservation, urban sprawl, 
roadside aesthetic's and highway gridlock, sustain
ability has become the banner around which the 
forces for change in the way we develop our cities 
and suburbs are rally’ing. Perhaps the most power- 
fril of these forces—certainly the most vocal—has 
been the New Urbanists, whose revival of tlic tra
ditional village prototype is l>eing enthusiastically 
adopted as a model of sustainable development.

1 suspect, however, that the village and sustain
ability are inherently contradictory concepts.
'I'his suspicion is offered as a polemic, based cm 
neither empirical data nor a comprehensive 
review of the literature. My puqiose is to voice a 
renegade opinion on the merits of New Urbanism 
and its dubious claims to sustainability, and to 
draw attention to an altogether more sustainable 
alternative that has l)een explored in a number of 
recent projects. 'I'his alternative accepts a more 
open, iiidetenninate urbanism that recognizes 
discontinuities and inconsistencies as life-affirm
ing opportunities for adaptation and change, 
offering choices for the future in accordance with 
the true definition of sustainability.

For the New Urbanists, the village is an appro
priate model of sustainable design because of 
features such as its compact scale and density, 
fine-grained mix of uses, focus on walking and 
transit as the primary modes of circulation, and
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model, we should be iiucstioning its relevance. 
Better still, we need to be tjuestioning the utility 
of prescriptive models altogether in the search tor 
sustainable form.

Admittedly, we cannot accurately evaluate the 
impacts of New Urbanism until more communi
ties have l»een built and (K.‘cupied for a sufficient 
amount of time. But even without empirical data, 
there are enough incongruities Iwtween the idea 
of the village and the concept of sustainability’ 
to warrant a more cautious review of the progress 
we are making towards defining sustainable 
development patterns.

To frame the argument properly, we should 
begin with the definition of sustainability. Unfor
tunately—or perhaps inevitably, given the politi
cal sweep of the green revolution—the concept of 
sustainability is routinely reduced to a question of 
physical survival in an environment of continuing 
degradation and depletion. As a species, however, 
we transcended our simple dependence on the 
environment centuries ago and the question of 
survival, therefore, has to admit culture in equal 
part with nature. Incidentally, it is no accident 
that some of the greenest words of the language 
maintain “culture” as their rtH)t: agriculture, per- 
maculture, aquaculture, etc. In fact, even our 
interest in the enviroiunent as an issue is a cultural 
construct that has emerged relatively recently, and 
not without the subjective judgments of a highly 
politicized controversy. So sustainability’must 
consider the preservation, in some fonn, of this 
incrediblj' complex weh of culture, which includes 
our perceptions of, attitudes towards and opera

tions on the natural environment.
But when we think of sustainability in such 

l)road terms, we have to start wondering exactly 
what it is that we are seeking to sustain. What are 
wc really try’ing to preserv’e in a world where the 
growth rates of poverty’, crime, unemploy’nient, 
drug abuse, homelessness, racial conflict and just 
about every other indicator of societal breakdown 
are rising geometrically? WTiere in the United 
States alone, functional illiteracy stands at twenty’- 
five percent? WTiere terrorism has become a uni
versal form of political protest? Obviously, we 
should not discount the value of the many Iwa- 
cons of success that have been lit across this coun
try and elsewhere, hut in the big picture, we have 
t<j admit that they hardly add up to a situation that 
is unquestionably worth sustaining.

All these horrifying statistics, however, have 
one thing in common: we tolerate them by choice. 
VV'iih an appropriate political shift and realign
ment of resources—unlikely, but nonetheless (>os- 
sible—we could choose to be different. And this 
is, perhaps, the only real quality' of our present sit
uation that is undeniably worth sustaining: our 
ability to make choices, or at least the availability 
of choices to make. So with a small hut significant 
adjustment to the Bruntland Report’s definition,
I would suggest that sustainability refers to devel
opment that satisfies the choices of the present, 
without compromising the ability of fiiture gener
ations to make choices of their own. *

This is precisely the point at which the ideas 
of sustainability and of the village diverge. A vil
lage, by its nature, is a stable, self-perpetuating.
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them. WTiat I am suggesting is not another 
model; in fact, I reject the very’ idea of models, of 
prescril)ed fonns, of lixed intentions, of master 
plans. Instead, we must adopt a way of thinking 
about the world that accepts unpredictability, 
coincidence and the accidental; that delights in 
diversity, multiplicity and contrast; that embraces 
change and the exercise of individual choice. Per
haps the best way of putting it is that we must find 
a way of thinking that concedes to the future, not 
in an acquiescent or submissive way, but as an act 
of affirmation and supreme optimism, proffered 
with sufficient humility to acknowledge that the 
next generation just may aune up with better 
ideas than ours.

There is nothing particularly new in this sort 
of world view'. It is the basis of much of Eastern 
philosophy and I suspect it underwrote most of 
the work on flexibility, adaptability and indeter
minate structures in the 1960s. After all, Robert 
Venturi gave us the o|)eraiive “C-words”: com
plexity and contradiction, almost forty’ years ago. 
But a revival of this kind of thinking has particular 
relevance to the search for sustainability because 
ofits foundation in the sciences and an extraordi
nary' revolution in the ways that physics and biol
ogy are looking at the nature of life and questions 
of human survival.

In a nutshell, science has discovered that we 
cannot understand the world by reducing it to its 
simplest constituent parts and examining the laws 
under which these parts liehave. Instead, we need 
to see the world as an indivisible system, an inter
locking network of relationships and interdepen-

self-sustaining entity. It has lioundaries and a lim
ited size, an internal organization that resists revi
sion, a coherent scale and building character that 
protest the deviant form, and a fragile landscape 
that is vulnerable to growth. It builds a social 
network that relies on interwoven destinies, 
censuring the separatist, the non-participant, 
the transient. It is, by necessity, a fixed, complete 
and finished entity, whose greatest enemy is the 
future. Its very' survival requires resistance to 
change, and physical and social design conspire 
to preserv'c the status quo at sometimes quite 
remarkable human and financial a>st.

It is difficult to argue that these characteristics 
are altogether bad. Perhaps, as Alvin Toffier 
warned forty-five years ago, the greatest threat 
to society at the dawn of the twenty-first centuiy 
will be the acceleration of change. It is certainly 
hard to maintain that having choices is such a 
good thing when w'e have apparently exercised 
them so poorly. My point is only that if we define 
sustainability as keeping options open and invit
ing our children to satisfy their own ambitions, 
within the same limits of consideration for the 
next generation, then the village as a model is 
antithetical to these objectives. And if we want to 
pay more than lip service to ideas of cultural 
diversity, environmental justice, freedom of 
expression, opportunity and democracy, then we 
have to embrace an open and indeterminate 
urbanity that allows these qualities to flower.

Pursuing such an alternative would require a 
radical shift in not only how we define successful 
urban places, but also how we plan and develop
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tlencies between elements that are themselves 
indivisible systems of unfathomable complexity.
In this slippery world of perpetual flux, there are 
no beginnings and ends, no givers and receivers, 
no actors and reactors—just constant accommo
dation and cooperation between parts. The whole 
idea of a duality between man and nature disap
pears; they are just parts of the same co-adapta- 
tional system. We therefore have to abandon any 
notions of an optimal equilibrium state, and even 
the objective of optimization becomes meaning
less, except as a fleeting moment in the endless 
process of adjustment to a new condition.

So what l>ecomes of planning and design in 
this churning world of uncontrollable change? 
Does the pur|K)sehil design action become just an 
exercise in futility? How can we continue to 
believe in planning as a rational pnKess for 
achieving defined goals when we now know that 
even initiating the process changes the conditions 
we set out to improve?

The point is that this has always been so. The 
interactive nature of the system has not changed, 
only our understanding of it. Rather than chal
lenging the necessity to plan, this new under
standing challenges us to revise the way we plan, 
to abandon the search for answers or models, 
and to find ways to maneuver in a world of 
indeterminacy.

According to Brian Arthur, an economist at 
the Santa Fe Institute, the think tank that has ini
tiated most of the research on the nature of chaos, 
operating in such a world means “...keeping as 
many options open as possible. You go for labil

ity, something that’s workable, rather than what’s 
‘optimal’ ...What you’re try'ing to do is ma.vimize 
robustness, or survivability, in the face of an ill- 
defined futiire.”-

For planning and urban design, this translates 
into foregoing the comprehensive plan in favor of 
an initial strategic act; defining a beginning, not 
an end; a housing start, not a neighborhood— 
something like the tourist whose plans for a six- 
week tour of F.urope only go as far as buying a 
ticket across the Atlantic. Perhaps Rem Koolhaas 
puts it best when he talks about urban design as 
the task of creating potentials. This is an astutely 
pragmatic idea in its recognition that, besides 
the selfless offer of opportunity to the future, 
we are also at lil>erty to exploit the op{>ort\mities 
we have inherited.

David Leatherharrow has pointed out three 
aspects of this kind of indeterminate planning* 
that place it in direct contrast to the closed, fixed 
form of the village. First, it corresponds to ideas 
of cultural diversity by resisting any s«)rt of fixed 
subdivision of a city or region, as well as rigid 
formal constructs for city' and regional develop
ment. The village, despite its explicit intentions of 
diversity', has proven to be a very' effective tool for 
ethnic and ecrmomic segregation. As lycatherbar- 
row aptly recalled, the word “ghetto” derives from 
the Jewish Quarter in Venice, which had all the 
elements of the classic urban v'illage.

Second, indeterminate planning has the capac
ity to tolerate, and even value, the discontinuities 
that characterize contemporary American cities— 
what Leatherharrow calls an “open topography.”
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than a fixed set of rules that defy challenge. W'hile 
a certain amount of stalnlity or predictabiliU’ is 
obviously necessary for society to function, 
attempting to sj>ecify the physical form and func
tional patterns of our future is potentially a pre
scription for disaster. WTiat we must do, rather, 
is establish a process for continual reconsideration 
and revision of the rules, making choice the 
only constant and participation an unavoidable 
obligation.

Probably the most direct expression of this 
philosophy to date is Rem Koolhaas and Bruce 
Mau’s proposal for Downsview Park, a 3 20-acre 
former military air base in the suburbs of'Ibronto. 
To the chagrin of many landscape architects, 
Ktmlhaas and Mau won the competition for this 
major commission with a strategy, not a design, 
arguing that “the process oflandscape planning 
and development itself, necessarily an open-ended 
set of complex prtK-esses developed over time, was 
more significant to the urban outcome than was 
a detailed physical design that would be rendered 
redundant by subsequent social, economic and 
cultural developments.”^ It will take fifteen to 
twenty years before we can evaluate the wisdom 
of this proposition.

Similarly open-ended and strategic thinking 
was evident in schemes for an urban park in 
Cleveland presented by Peter Latz, Anuradha 
Mathur and Stan Allen (who was also a finalist 
with James Comer in the Downsview Park com- 
pedrion) during an invitational charrette orga
nized by the Urban Design Center ofNortheast 
Ohio at the end of April, 2001. /Ml three

These missing teeth are anathema to the village 
builder, but if we can overcome our preference for 
the continuous field and the city as a finished arti
fact, we can recognize the utility of these spaces 
which can accommodate cKxasional or temporary 
events and satisfy unpredictable future needs.

I'hc third advantage of such planning is that it 
invites true citizen partici|>ation in planning and 
development. 'I'he village certainly promotes citi
zen Involvement, but only in the affairs of the vil
lage, whose primary concern is its own survival, 
first by completing, then by maintaining, a pre- 
established plan. Real participation is more than 
just a watchdog activity; it requires a kind of 
planning that demands the continuous attention 
of future agents and extends to them equal 
decision-making authority.

There is also a fourth critical advantage of this 
way of thinking about the city, one that directly 
addresses the objective of sustainability with new 
theories on the nature of life and the sustenance 
of living systems. In his work on artificial life at 
the Santa Fe Institute, (Jiri.stopher Langton has 
offered the compelling idea that life occurs at a 
point of balance between the forces of order and 
the forces of disorder, at what he calls “the edge of 
chaos.”* 'Fhe revelation of his work is that life Is 
not an equilibrium condition, but a state of con
tinuous adaptive activity, resisting the equally 
destructive alternatives of locking into a rigid 
order or descending into the turbulence of chaos.

For planning and design, this means defining a 
flexible, shifting decision-making framework that 
stimulates constant review and revision, rather
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Notes

1. See the report of the V\ orld Cointnission on EnvircHimcnt 
and DevdopinentftySy), commonly known as the Bnmtlaml 
Report', “Sust-iinalvle development is development that meets 
the needs of the present without compromising the ability* of 
future generations to meet their own needs.”
2. Quoted in M. Mitchell H^akln)p, Complexity: lie Emer^in^ 
ScieTtct at the Edge of Order and Chaos (New ^'orL: Simon and 
Schuster. 1992), 333.
3. Presentation at the University of Pennsylvania, 1994-
4. Quoted in M'aldr<»p, 234.
5. Charles Waldheim, “Park = City? The Dounsview Park 
Design Competition,” in lamdseaptAnhitedurr^x:^
(March, 2001), 82

recopnixetl the futility of attempting to freeze the 
future of a complicated urban site ami offered 
decision-making frameworks and initial strategic 
actions, rather than fixed development plans.

.Adopting this kind of open-ended planning 
requires a determined commitment to ongoing 
review and modification, or the kind ofeontinu- 
ous adaptive activity' that characterizes living sys
tems. Accepting indeteniiinacy and choice 
demands much more of us than settling for the 
structures of an immutable order. But if sustain
ability is to be adopted as a sincere objective, we 
have to plan and build not only in closer corre- 
spomlence with nature, but also in recognition 
of the process of life itself.
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DISPATCH

Architectures of 
Globalization

consider the broad social, economic and political 
processes that are involved in fonning our 
built environment.

'I'he conference, organized by Greig Cry'sler, 
used the themes of places, practices and pedago
gies to move the tliscussion of the “architectures 
of globalization” from the spaces of flows to 
points of negotiation and resistance. 'Phe discus
sion drew on a wide range of disciplinary perspec
tives, as well as various anal)iical approaches that 
have emerged in response to new configurations 
of jM)wer, knowledge and space that globalization 
has brought on.

Kirsten Walker

Globalization is a disputed term, packed with 
a rich and intricate array of interpretive possibili
ties that, once released, raise important questions 
about architecture, its institutions and its out
comes. Conventionally, the word “globalization” 
has been associated with flows of capital, lalMjr, 
products and ideas that have crossed, challenged 
and blurred established national l>oundaries.
It often evokes images of a shrinking world, in 
which accelerating flows of information and travel 
technology compress time and space in the 
relationships between world cultures, political 
economies and the built environment.

Today the idea of the global city, once charac
terized by nodes of high-rise towers asstKiated 
with nexu-ses of capital flows vying for command 
and control of the world economy, is being recon
sidered. U^ith advances in electronic media and 
telecommunications, people can live simultane
ously in both bounded urban public environments 
as well as highly constructed personal virtual 
environments. Such virtual connections permit 
national formations to be maintained across 
international Inmndaries, as individuals construct 
virtual neighborhcMnls that sustain a life of what 
theorist Benedict Anderson refers to as “long
distance nationalism.”

“Architectures of Cilobalization,” a three-day 
conference hel<l last fall at the University of Cali
fornia, Berkeley, assembled an interdisciplinar)' 
group of critics and theorists to examine the ways 
in which architecture and the built environment 
are shaped by, and shape, globalization. 'Ilje 
conference shifted the traditional discourse on 
globalization and architecture from a focus 
on the architectual object, preferring instead to

Ardtite^tuns of 
Globalization: Placas/ 
Pratticos/Pedagogies. 
a three-day tonference, 
was spor>sored by the 
University of Cairfornia, 
Berkeley, Department of 
Architecture in November, 
2000. It brought together 
an interdisciplinary group 
of critics and theorists 
to examirte the ways in 
which architecture and 
the built environment 
shape, and are shaped 
by. globalization. Assistant 
professor Greig Crysler 
organized the conference 
in conjunction with 
a seminar he taught at 
the College of Environ
mental Design.

Places
A key issue within the debate on globalization 

is the topic of place. Aluch discussion about this 
subjecthas involved the consideration of architec
ture as an agent of the so-called “McDonaldiza- 
tion” phenomenon, in which global flows of trade, 
capital and ideas are construed as a force that 
threatens the Ifxral. Within this context, place 
becomes something that is on the verge of being 
lost to an outside force beyond the control of the 
people within particular locations.

In his opening comments on place, Cr)’lser 
suggested that by moving the discussion beyond 
the simple binaries that oppose the local to the 
global, ami the lixed to the fluid, the idea of place 
can be recast, becoming not so much a static 
repository of authentic and rooted culture as a site 
of contest and contradiction.

Theorist Michel Laguerre effectively argued 
that the movement of people as “eiiilMidied cul
ture,” through processes such as forced ectinomic 
migration and global tourism, makes the associa
tion of place with a single, unchanging culture dif
ficult to sustain. Instead, Laguerre used the idea 
of “jK)les” to describe the communities in which 
people are bound together, often within highly 
accelerated Frames of space and time that are alien 
to their conventional environments. I le discussed
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how migration not only extends the meaning of 
place outward, but also disrupts our conventional 
assumptions about place.

For example, Laguerre said, an individual has 
the ability to transcend his “ethnopt)le, 
munit)’ that comprises people with the same 
ethnic background and has characteristics relating 
to an ethnic homeland, and to merge with another 
(K)le, such as the “global technopole,” a commu
nity whose economy is based on high-tech indus
tries anil involves designers, programmers and 
manufacturers around the world. In recognizing 
the very tenuous and permeable iKuindaries of 
these diasporic poles, Laguerre introduced the 
notion of “spatial scales” to describe lu»w migra
tion betiveen these poles is more than just a 
sj’stem of political and economic flows or an 
interface l>etween the local and the global: poles 
are places of continuous change, where social 
struggle and negotiation take place.

One of the dilemmas architects face todav 
is how, in the context of cominunities that are 
increasingly characterized by a mix of races, gen^ 
ders and cultures, architecture can represent the 
cultural values of a multinational community 
within a global city. Jim Collins, in his paper, 
“Bctiveen the World Bazaar and the Familv Attic; 
Domestic ‘Place’ and Globalized Neighbor
hoods,” addressed this question by calling for fur
ther examination of how the media, the Internet 
and consumer catalogues help constmct and dis
seminate images with global currency.

’Fhe discussion of his paper highlighted the 
issue that we, as architects of our own cotnmuni- 
ties, must recognize that images are contested and 
must continuously question how they are used to 
shape our built environment. As an example, he 
described ehiza.com, an Internet site that enables 
people to purchase objects from around the 
world, to highlight how'inoden technology has 
created a virtual bazaar of global images that can 
be accessed within the domestic setting, rather

than through foreign travel. These objects, 
acquired via the Internet, now represent fashion
able taste, an international decor that l>ears little 
relevance to geographical Imrders or wordly 
experience. In order to constitute what a sense 
of place might be within such a global culture, 
we must be conscious of the e.xtent to which our 
thinking has been colored by the diverse forms 
of global imageability.

a com-

Practices
'Fhe second panel, on architectural practices, 

explored globalization within the context of 
knowledge and jxjwer within professional struc
tures. Ctysler framed the discussion by noting 
that architectural theoTy has traditionally 
focused on architectural objects, and that archi
tecture critics have left largely unexamined the 
global chain of productive relations that is 
embedded within the structures and materials 
of our l)uildings.

During the igBos, Kenneth Frainpton, in his 
writings on critical regionalism, voiced concern 
over the relentless and universal transformation 
of the built environment that has resulted from 
the use of optimized technolog}’ in the manufac
turing of building elements. This technologv' 
results directly from issues of time-space 
compression: as people, information and goods 
become more mobile, they are subjected to fiercer 
economic and social competition, which often 
results in a more j>oorly prinluced product.

Dana Cuff, in her discussion “Scales of Prac
tice: Architecture in the Global Economy,” specif
ically addressed contradictions found in the 
discussion ofarchitectural regionalism and archi
tectural localism, l>eing particularly skeptical 
about Frampton’s Ideas on critical regionalism 
in a time when architectural practice is l>€coming 
increasingly global. According to Frainpton, the 
fundamental strategy of critical regionalism is to 
attain, as economically as possible, a balance
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demography of higher educarion, o|)ening 
dehates about what might be referred to as a 
“w'orld space” within the more progressive quar
ters of academia.

There has l»een a call for a new and critical 
pedagogy that engages architectural education 
with this new global context. 'I'he term “critical 
pedagogj’” is associated with a sp>ecific approach 
tt» teaching advocated in the 1970s by Paulo 
Freire, who argued that giving a voice to 
oppressed, marginalized groups could help con
struct a new vision of the future. 'I'he challenge 
today is incorporating self-reflective analyses of 
globalization within the context of conventional 
and fonnal approaches to architectural studio 
education, which are based on Modernist (male, 
Caucasian and ethnocentric) c'anonical paradigms 
derived from European architectural practices.

Lesley Lokko, who practices an approach simi
lar to critical pedagogy’ at Kingston University, 
discussed the ways in which national cultures 
appear and disappear according to time and place. 
Lokko’s course, aimed specifically at post-profes
sional architecture students, explores, through a 
series of design problems, issues of race, gender 
and cultural identity, which she regards as central 
to the process of architectural design investiga
tion. 'Fhe goal of the course is to recognize whose 
klentities find lasting architectural expression.

Cirant Kester, in a parallel debate on the sen
sual inherent within the political, critiqued what 
he called a “pre-social domain of persona! auton
omy and self-expression.” His paper implicidy 
addressed the role of theory in architectural edu
cation, revealing the problems of retreating into 
the “space of the body” as a privileged site of 
aesthetic experience.

Within architectural studio programs, Kester 
explained, sensual experiences find their realiza
tion organized around abstractions of the phe
nomenal body. Based on the abstraction and 
spatial rigidity of the plan, a rational concept

l>etween elements that are universal and those de
rived from a particular place, in order to give the 
architecture a unique and inde|>endent identity.

Cuff argued that, in retrospect, Frampton 
underestimated the powerful effect that the global 
economy would have on local economies, and 
local architecture. She cited Frank Gehr)'’s 
Guggenheim Musem in Bilbao as a case in point, 
comparing Gehry^ signature style to a fashion 
designer’s label on a handbag. /\rchitcctural 
braniling, she suggestetl, has become embedded 
within both the design and materials of oiu- 
built environment. Indeed, Gehry and the 
Ciuggenheim have proven that “archi-tourism” 
can create a tourist destination out of an 
industrial wasteland.

Like Cuff, Ellen Dunham-Jones viewed the 
restructuring of practice in an ambivalent and 
contradictory light. For Dunham-Jones, while 
networking rationalizes architectural production 
in a way that may contribute to motlular land
scapes of sprawl, it also opens new possibilities for 
participatory design that connect communities 
through “tele-democracy.”

Kris Olds analyzed practice at the scale of 
global inega-projects, or the transformation of 
entire quadrants, even cities, through massive 
building projects that sometimes involve the 
movement of thousands of people. These projects 
call into question the ethics of architectural prac
tice at such a scale, when architects’ efforts con
tribute to such large-scale displacement of people, 
culture and local economies.

Pedagogies
The third session examinetl philosophies 

of teaching architecture in a global context. Typi
cally, questions about pedagogy’ and globalization 
have focused on the European teaching 
approaches around which American architectural 
academies are organized. C^urrentiy, this hege
mony is being challenged by the rapidly changing
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evolved from the Renaissance and the fundamen
tally poetic process of fonn-inaking, Kester 
argues, the resistance of architectural practice is 
measured by the designer’s capacity to disturb or 
disrupt the rationality of building. This can occur 
through the use of amorphous rather than linear 
forms, in the employment of more organic, textu- 
rally complex materials, and in challenging the 
relationship betu-een the inside and outside 
ofa building.

Even in studios that focus on specificity over 
abstraction, the tendency’ is to universalize the 
body that moves through unique spaces. 'I'he 
body, unmarked by differences in race, gender or 
class, becomes a prototype of sameness in one’s 
experience of light, space, air and form. Kester 
argued that the process of design requires a 
greater understanding of the relationship between 
somatic experience and theoretical reflection on 
how we understand and situate ourselves within a 
variety of socially, economically and |K)lidcally 
constructed images.

C-rylscr further commented that globalization 
offers an array of embodied aesthetic experiences 
that ocemr within, rather than in opposition to, 
the expanding space of a capitalist world system.
It is a system whose multiple scales and complexi
ties are sometimes impossible to see or feel in any 
concrete manner, hut which nevertheless exert 
enormous influence in deteniiimng the limits 
and possibilities of our lives. C»rant argued that 
this form of understanding should find its place 
in architectural educ*aiion, for if theory w'ere 
permitted to reflect more on specific affiliations 
between architecture and power on a global scale, 
it would further allow practices to he more 
receptive to change.
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FORUM

The Secret Tools 
of New Urbanism

and represent a diverse range of interests. Yet the 
same ingredients showed up on many lists: Travel, 
trained \isual sense, and patience.

Travel
The single most recommended item for stu

dents of urbanism is travel. Having visited real 
places gives a planner a valuable tool. ‘'Nobody 
can say Charleston doesn’t work,” says Andres 
Duany, principal at Duany Plater-Zyberk and 
Qunpany. “I’ve been there. I’ve measured it.
It works.”

For the advanced development of urbanist 
tastes, Robert Davis, developer of Seaside,
Florida, recommends Europe above all. “Start 
with Rome,” he says. “'I'he oldest and greatest 
city.” In Rome, one can see the attempts of 
Renaissance popes and others to transform a 
medieval warren into a legible city.

Elsewhere in Italy, one can find the remains 
of the Ideal City movement, which Davis credits 
as “Perhaps the oldest antecedent to New Urltan- 
ism." He recommends Pienza, in particular, as a 
city that followed the Ideal City tenets in an infill 
context. “It had to face the constraints of politics,” 
he says, “But the result is more interesting than 
the greenfield projects of the same period.”

Stefanos Polyzoides of Moule & Polyzoides 
Architects and Urbanists, and Chainnan of the 
Congress for the New Urbanism, credits his expe
riences as a child in Athens, Greece for his confi
dence in good urbanism. “I saw' 60,000 people in 
a stadium without parking," he says. “I saw the 
advantages of compactness and excellent neigh
borhood structure.”

In America, Davis recommends a historical 
tour of Chicago. “We are in much the same pickle 
as our forebears were in loo-odd years ago, when 
industrial cities had grown at an astounding rate. 
It was a mess of inadequate infrastructure and 
ugliness, inhospitable for habitation. City Beauti
ful was posited and acted upon for 40 years.

Steven Bodzin

New Urbanists are held together by more than 
the Charter of the New Urbanism. The people 
who are attracted to this movement, and those 
who prosper in it, share an urbanist sensibility.
But where does that sensibility come from? Why 
do thousands of people advocate an affirmative 
new urbanism, rather than defending their towns 
with defensive NiMBvism?

'Throughout the industrialized world, urban 
sprawl is seen as ugfr, depressing, and destructive. 
Since the 1960s, most suburban anti-sprawl 
activism has taken the form of no-growih refer
enda, open space preservation, and demands for 
lower densities in new development. In the cities, 
various urban activists have attempted to preserve 
historic neighborhoods, prevent depopulation 
and prevent megaprojects from overwhelming 
mixed-use neighlmrhoods.

On their own, opposition to sprawl and so- 
called urban renew’al projects do not create New 
Urbanism. There are other ingredients that go 
into a person’s awareness for them to recognize 
not only what they oppose, but also what they 
support. And not only do people need to learn to 
support good urbanism in their own area, they 
need to understand how their community fits into 
a region, in which a whole range of urban forms 
can work together.

I recently asked five prominent New Urbanists 
how they went from being angry at bad develop
ment to l>eing designers of something better. 
What motivated them to make the next step, into 
an affiniiative movement with a vision of some
thing better? The six have had very different lives
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transforming the cities.” Alongside ihe resulLs of 
Chicago’s City Beautiful movement are today’s 
urban success stories, like the replacement of 
high-rise housing projects with low-rise town- 
house developments.

Stephanie Bothwell, chair of cnu’s Design 
Task Force, recommends a visit to New England 
villages. “They were designed by people who had 
a language of design. We’ve lost that, and New 
Urbanism offers to get it back.” She invites visi
tors to think about how the buildings got to where 
they are, and how their materials were chosen. 
“These people came from England, but they did 
not impose England on the new land. For exam
ple, they replaced stone with local wood."

For Americans, Duany recommends four old 
settlements on the East Coast. “If you are devel
oping a hamlet, go see Waterford, Virginia. 'lb 
see a village, go to Nantucket. The best town is 
Alexandria. 'I'he l>est American city is VV’ashing- 
ton, or Boston’s Back Bay. 'Fhese places give you 
the appropriate distances, scales, building set
backs, tree spacings.”

visiting and measuring,” says Duany.
Ellen Dunham-Jones, professor of architecture 

at Georgia Tech, says, “You must recognize urban 
structure not just the buildings as objects, but also 
the shape of outdoor space—the crescent, square, 
or street. You need a wide-angle lens, rather than 
architecture’s usual zoom lens.”

Bothwell says, “You have to be able to see the 
frame, which is the space between the buildings. 
But you also have to sec what happens in the 
fr^me. In Toronto, you see walking, activity, 
a feeling of urbanity while in San Francisco you 
might see a quiet residential street.”

Patience
Urbanism requires patience in every way. 

Learning it takes time: Bothwell calls it a lifelong 
learning process. Building it takes lime: “In Playa 
Vista, it’s been ten years since we began, and none 
of it is on the ground,” says Polyzoides. At an even 
longer time scale, urbanism is never done.

“Architecture, from concept to execution, is 
usually about a year,” he says. “Urbanism takes 
five to ten years. If you want your work in 30- 
minute spurts, become a chef.”

“Rome,” saj's Davis, “gives courage and a>nfi- 
dence about newness and artifice. It gives you a 
sense of the missing ingredient in New Urbanism, 
which is time. The city is never done, it’s not even 
seriously begun in a lifetime.”

Such patience is necessary for such a long-term 
refonn movement. “I have children,” says Poly
zoides. “I want to leave them a future with clean 
air and food, not spending all their money on dri
ving. 'I'hey should have a sense of place, and insti
tutions that they respect.”

Eye Training
All of the designers interviewed for this story’ 

agreed that urban design requires visual training 
beyond that of conventional architectural prac
tice. New Urbanists need an intuitive grasp of 
quantities and dimensions: How far apart should 
street trees be? I low many lots per acre is appro
priate fora hamlet? For an infill townhome 
neighborhood? V\^at is the proper scale of a 
public square? How frequently should dixirways 
show up on a pedestrian shopping street?

Developing this sense requires getting out 
and measuring the real world. Some items to 
record are the lots j>er acre, the distance between 
d(K)rwav’s, sidewalk widths, street lane widths, 
tree spacing.

“Planners can have the kind of certainty that is 
expected of a doctor. That certainty comes from
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proposals to make community concerns more 
explicitly. In others, it means doing upfront plan
ning, sometimes with the selected team, some
times before a solicitation is ever made,

Building in Place Cleveland: Criteria for Livability
gsa’s Great Lakes Region was one of the first 

to coUalmratc %vith the C>enter for Urban Devel
opment on a lease-build project, in this case for 
a new fbi l)uildiiig in C^leveland. There, the fhi 
had outgrown its space in a downtown federal 
building, and wanted tt) build a new stand-alone 
facility nearby.

Regional staff thought that incoqjorating 
community livability standards into die **solicita- 
rion for offers”—the document that seeks propos
als from developers—would result in a project 
that had a better chance of winning public sup
port. So they asked gsa’s Center for Urban 
Development to suggest “livabilit) ” language that 
could be included in the formal solicitation, 
which meant that each developer’s proposal would 
be evaluated, in part, in terms of how well It 
addressed city concerns. In addirion, a community 
planning consultant to the Center for Urban 
Development was assigned to the team that inter
viewed development teams and recommended 
who the contractor should be.

After the first round of interviews, the selec
tion team met with Cleveland city planning direc
tor Hunter Morrison to discuss the city’s thoughts 
about the project. The development teams 
were also encouraged to meet with city officials 
themselves, then to Incorporate feedback from 
the selection team and from the city into their 
final proposals.

Project manager I.atrice Robinson said the cri
teria helped federal staff take a “fresh l(H)k” at the 
project. “VVTien you’re working with the fbi, the 
first thing you think about is security. You’re not 
thinking about how people who are walking over 
from the federal Imilding is going to access the 
facility. You’re nor thinking, ‘How does it look to 
someone who is passing by?

The process was also unusual in that the pro
curement was split into two phases: the first stage 
involved identilying a site for the building, the

Todd W. Bressi

U.S. General Services Administration 
Center for Urban Development

Federal office and court buildings can play a 
critical role in the life of a city: they can comprise 
a sir.ahle percentange of a downtown’s office 
space, often occupy locations of special economic 
and historic importance, and draw the public 
downtown, whether to do business with the gov
ernment, to take part in legal proceedings, or join 
in a civic event.

Increasingly, however, that space is not in 
buildings that the federal government owns. Now 
w'hen federal agencies need new space, gsa is 
likely to lease it on the open market, or contract 
for it through w hat is c'alled a “build-to-suit' 
“lease-build” process: In essence, gsa will offer 
a long-term lease to a private developer who will 
design and liuild space to suit the federal govern
ment, and will ow'n and manage the building 
while the federal agenc)' occupies it.

'Hie lease-build process speeds up the govern
ment’s ability to provide new space for its agencies 
it is easier for gsa to fund annual lease payments 
than the upfront cost of new buildings through 
direct capital appropriations. But the process 
complicates gsa’s ability to fulfill its mandates for 
promoting livable communities, since the selec
tion of sites and the design of the building can 
depend on what developers propose in the bid 

process.
Nevertheles-s, gsa staff are becoming successful 

at melding coimiiunity planning and livability 
concerns to the contracting process. In some 
cases, this means modifying the requests for

GSA
T1t««e forum pages are 
produced urtder an agree
ment between the Design 
History Foundation and 
the U.S. General Services 
Administration, Center for 
Urban Development. For 
more information, contact:
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UUian Development 
Public Buildings Service 
U.S. General Services 
Administration 
1800 FSL,NW,SuHe 7300 
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carry them up to Helena and gather a team. We’d 
go over each oFfer to make sure it met design 
guidelines, and if it didn’t, why not. We did the 
same thing when the best and final offer came in, 
anti when we were ready to award the contract.” 

At the same time it was searching for a devel
oper, CiSA convened the community to address 
how the federal buildings would connect to other 
development that had occured in the area or was 
on the drawing boards. City economic develop
ment director Michael Barrows said he wanted to 
talk al)out getting art between these buildings, “I 
said, it looks like you’ve got an area that needs to 
t>c improved. So what started as looking at public 
art for the alleyway turned into a look at this 
whole neighborhood.”

GSA also had to work to help tenant agencies 
understand the advantages, and potential, of the 
new location. “There were mixed emotions about 
the site. People were concerned about parking, 
restaurants become an issue. It took a lot of per
suasion from the gsa, the developers and the city, 
to say ‘You guys move here and businesses will 
follow, and there will l>e parking,” Jones said.

second involved pro(x>sals for developing the site. 
'Phis allowed for l)etter decisions to be made 
about both the location and the design of the 
building, Robinson explained. “This eliminated 
the situation where you have a develo|>er with a 
great design but a poor site, or a great site but a 
poor design.”

What is not clear, Robinson said, is how to best 
incorporate the city’s concerns into a project such 
as this. Bringing together potential developers 
for a workshop at the wrong stage of the process 
could conflict with provisions that require the 
proposals to be kept confidential from each other.

Helena: Guidelines and Guidance
For many years, a federal courthouse and 

office building helped anchor downtowm Helena. 
Now, through close collaboration between gsa’s 
R(Kky Mountain Region staff, the city and state 
government, new federal facilities are helping to 
anchor a newly emerging part of downtown.

Federal amrts and offices in Helena have l>een 
located in the heart of downtown for decades, at 
one end of the city’s pedesrian mall. By the late 
1990s, though, it was clear those facilities would 
have to move: the government’s lease for the space 
was coming up and the building did not meet cur
rent criteria for seismic safety.

GSA, recognizing that there was little compara
ble space to lease downtown, began consulting 
w'ith local officials to evaluate the options. The 
city identified a site in a newly developing part of 
town that could accomodate two new buildings 
for the courts and offices.

To develop the “soliciation for offers” that 
would be used to find a developer for the site, gsa 
continued its collaboration with local officials. 
The city hired a local architect who worked with 
GSA and city staff to develop design guidelines for 
the site, which were incorporated into the request 
for proposals sent out to developers.

When the responses came in, the city was con
sulted, too. “We had a peer review from people in 
Helena, architects, so they could come in and 
review the design guidelines we were establish
ing,” said project manager Lynne Jones. “As we 
got offers in from different developers, we would

Ogden: Long-term Coordination
WTien you call the Internal Revenue Service 

to ask a question about your tax return, there’s 
a good chance your call will land in Ogden,
Utah, where the IRS maintains one of its largest 
service centers.

C'urrenily, some 800 employees work in one 
million square feet of space split between two 
locations outside the city. The iss wants to con
solidate its operations in one place and to expand, 
but discovered that doing so on the federal 
property it occupies just outside the city limits 
would be problematic. 'I'he site, it turns out, is 
adjacent to a nature center, whose officials were 
concerned about the impact that a hundreds of 
new workers and a multi-story building would 
have on their facility.

Ogden, with a fresh new mayor and economic 
development director, seized the initiative, offer
ing to find space downtown for the irs. Though 
the agency was initially not pleased, it became 
persuaded that the city would be able to help it
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meet its long-term goals for space, and Ogden 
identified a site that could accommodate 135,000 
s.f. of new offices, next to a downtown transit 
center, and a block or two from a historic district 
and the city’s minor-league baseball stadium.

Once GSA agreed to move to the site the city 
recommended, gsa held a “partnering session" 
with local officials and nearby property owners to 
plan out the development process. “We wanted to 
comply with as much of what the city wanted as 
we could,” project manager Tammy Eatough said.

'Iltat meant making adjustments to ensure 
communication and follow-through every step 
of the way. gsa incorporated a range of design 
considerations in the sfo —from local zoning 
re(|uirements to site design and landscaping 
cxinsideradons to suggestions for the kinds of 
materials used in the building, gsa also involved 
staff from the city and local utilities at a pre-bid 
conference, to answer developers’ questions, 
and involved a city’ official on the source 
selection team.

Once the developer’s “best and final offer” was 
accepted, and negotiations between the developer 
and the city over control of the site were com
plete, gsa’s Rocky Mountain Region convened a 
workshop that gathered city staff, local businesses, 
civic leaders and gsa resource staff to look at the 
site design more carefully. The group developed 
recommendations for orienting the building on 
the site, making the ftMKi service accessible to the 
public as well as irs workers, public spaces adja
cent to the building, and pedestrian connections 
to the rest of the city.

(^ne critique of the workshop is that it came 
too late in the process; by the tinte a developer’s 
“best and final offer” is accepted, basic design 
considerations such as the template and location 
of the bulding have already been determined. 
Indeed, this fall, the region sponsored a second 
workshop to tackle a series of irs reolocations that 
are lively to occur in the next few years. “We were 
able to make some change, but especially when 
you’re dong someting this drastic to a downtow n, 
it would be better to have more of these discus
sions upfront, so what you offer will be better 
suited to the downtown.”

Building in Place
The lease-build process changes the dynamics 

of working w ith communities in the development 
of new federal facilities. VVTiile gsa has less direct 
control of a project than it would if the federal 
government w’ere constructing the building itself, 
cities have a greater ability to influence projects 
through conventional redevelopment, zoning and 
urban design techniques. The projects profiled 
here indicate that gsa is developing an expanding 
toolkit of techniques for shaping lease-build pro
jects that support local communities.

Consider siting and design decisions separatefy. 
Each of these projects followed, in essence, a two- 
stage process for identifying a location and con
tracting for space. Breaking the decision 
down allows for different levels of impact to be 
addressed more appropriately—locational deci
sions, for example, can help reinforce economic 
patterns or take advantage of transit resources, 
while site design considerations can help 
address pedestrian connections and public and 
employee amenities.

Be as explicit as possible. Including design guide
lines or requirements in the gsa’s solicitation for 
offers does not make the contracting process 
more difficult, field staff consistently report. In 
fact, in Helena, including city design guidelines in 
the government solicitation helped establish con
fidence in the project, Jones said. “'I'hey knew the 
city was on the same page we were. The ground 
rules were established from the very beginning, 
and they weren’t subjective—a lot of times there is 
no clear basis for a design not being accepted.”

Set the table, and get the right players there. 
Because of the significant impact federal invest
ment can have in a community, early and frequent 
communication with local representatives is 
important, gsa’s moves in Helena and Ogden, for 
example, had critical implications for those down
towns. By communicating its agenda early on, 
and by collaborating with officials from the city 
and other public agencies, as well as local busi
nesses, institutions and residents, gsa could make 
decisions that served both its clients and the 
localities effecively.
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