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MASTER PLAN
SUMMARY

@he MTA’s John D. Caemmerer West Side Yard and the block located south of the Conven-
tion Center comprise the largest site available for development in Midtown Manhattan. The
yard, completed in 1987, was built to store and maintain commuter rail cars, but it was de-
signed to accommodate air rights development. This thirty acre, publicly-owned site
presents a unique opportunity to plan comprehensively for the creation of a new neighbor-
hood. A successfully planned and implemented project can achieve a broad range of public
benefits including new housing, parks and waterfront recreation, transit to serve the Conven-
tion Center, support uses to enhance the Convention Center's marketability, and office space
to accommodate large employers who require unobstructed development sites. Revenues

that result from development can provide a significant ongoing contribution to the MTA capi-

tal program.

INTRODUCTION

The MTA’s John D. Cacmmerer West Side Yard and the block
south of the Convention Center comprise a thirty acre site lo-
cated on the Hudson River west of Pennsylvania Station. This
large site presents a unique opportunity for the public to plan
comprehensively for the development of a new urban neigh-
borhood. The MTA commissioned the preparation of a master
plan in order to assess a broad range of planning issues related
to the site's development.

Completion of the West Side Yard in 1987 by the Loong Island
Rail Road, an operating unit of the MTA, eliminated the need
to send empty trains back through the East River tunnels,
This has enabled the LIRR to begin a series of major service
improvements. While development above the rail yard was
anticipated when the track layout was designed, the initial im-
petus for the master plan grew out of a proposal to relocate
Madison Square Garden on this site. A key objective and
challenge of that planning effort was to determine how a new
arena complex could be successfully integrated in a mixed use
development while balancing a range of other public goals.
Although the owners of Madison Square Garden decided to ren-
ovate the existing structure rather than move, a solid technical
basis for future planning was established. It is from that
foundation that the current plan was developed.

This master plan report is a synthesis of the work prepared to
date and incorporates analyses. in the areas of urban design,
transportation, market/economics, and engineering. Consul-
tants in each of these disciplines identified key issues, oppor-
tunities and constraints, and formulated development princi-
ples which guided the generation of the master plan. All

considerations were reviewed within the constraints imposed
by building over the recently completed Long Island Rait
Road Yard.

This master plan is intended to establish a framework for pub-
lic discussion which can coniribute to the plan's ultimate
form, The final plan will become the basis for analysis in an
Environmental Impact Statement (EIS) which is a prerequisite
to the public approval process,

The master pian also provides a structure for the process of
soliciting proposals from private developers who will con-
struct the project components. The master plan offers the op-
portunity to define public benefits prior to developer solicita-
tions. Included among the benefits that development of the
site can provide are new housing, new parks and waterfront
recreation, transit to serve the Convention Center, support
uses to enhance the Convention Center's marketability, and
office space to accommodate large employers who require un-
obstructed development sites. A successfully planned and im-
plemented project will also significantly contribute to the
MTA's capital program.

This chapter summarizes the selected master plan. The re-
mainder of the master plan report consists of six technical
summaries: Urban Design and Planning Framework, Trans-

" portation, Market, Engineering, Development Principles and

Master Plan Technical Description.
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2 - MASTER PLAN SUMMARY

SITE LOCATION

The Caemmerer West Side Yard is bounded by West 30th and
West 33rd Streets, Tenth and Twelfth Avenues on Manhat-
tan's West Side as shown on the "Site Location" map. Site A
is between Eleventh and Twelfth Avenues and Site B is be-
tween Tenth and Eleventh Avenues. The vacant block owned
by the Convention Center (Site C) bounded by West 33rd and
West 34th Streets, Eleventh and Twelfth Avenues, is incorpo-
rated within the site for purposes of this plan.

The entire site occupies the equivalent of seven city blocks
{thirty acres) and lies within a broadiy defined industrial area
located just outside the City's established Midtown office
core, south of 34th Street and adjacent to the Hudson River.
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Directly to the north of the site is the Jacob K, Javiis Cop.
vention Center; to the northeast, the Garment District; to the
east, Pennsylvania Station; to the southeast, the Chelsea reg-
dential community; to the south, vacant fots and industrial
uses; and to the west, the Hudson River.

The LIRR Caemmerer West Side Yard is a storage and main-
tenance complex for the Long Island Rail Road's electric com-
muter car fieet, with thirty storage tracks, and miscellaneous
support facilities such as maintenance shops, power substa-
tions and conirol facilities. The completion of the Yard has
enabled LIRR to begin a series of major service improve-
ments such as extension of electrification along the main line
to Ronkonkoma. Site C, the Convention Center block, con-
tains construction trailers and truck marshalling functions.
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MASTER PLAN DESCRIPTION

Land Use

The site plan for the seven-block development consists ofa
clearly organized mix of uses. The Twelfth Avenue frontage,
with views of the Hudson River, is a residential community
of 3,600 dwelling units. The office core and ancillary retail (a
total of 8,300,000 square feet) are on Tenth and Eleventh Ave-
nues. A 718-room convention hote! is proposed for the cor-
ner of 34th Street and Eleventh Avenue, adjacent to the Con-
vention Center. Parking for 2,900 cars is located on the
perimeter of the site, primarily on 30th Street between Tenth
and Twelfth Avenues and on 34th Street.

A key planning challenge was locating the mix of uses so
that they enhance each other and contribute positively to the
overall plan. Successfully establishing a diversity of uses -
residential, office, hotel and retail - will create an asset for
New York City: a new cosmopolitan urban environment.
The diversity will also improve the market absorption of the
project's components, However, judging the site's ability to
function successfully within the neighborhood will ultimately
depend on more detailed traffic, transportation and pedestrian
studies. These studies may show that the long term viability
of the site depends on improved mass transit.

Open Space

Open space is an organizing element of the site plan. The
office park on Eleventh Avenue (197.5 feet x 400 feet) forms
a focal point for the seven office towers much like the plaza
creates a sense of place at Rockefeller Center. The office
park, which is half the size of Bryant Park, creates a relation-
ship to the Convention Center by mirroring its plaza. The
office buildings on Eleventh Avenue are set back ten feet from
the property line, creating twenty-five foot wide sidewalks.
The sidewalk widening and arcades in the base of the hotel and
atong the perimeter of the office park provide pedestrian orien-
tation. These stregiscape improvements link the major Elev-
enth Avenue uses, including the office buildings and the Jav-
its Convention Center, (o a proposed transit system.

West 32nd Street is inroduced into the superblock between
Tenth and Eleventh Avenues as an 80 foot wide two-way
street with eighteen foot wide sidewalks, West of the office
towers via this new, retail-lined 32nd Street, is a two-acre
residential park (235 feet x 350 feet). Similarly to Rector Park
at Battery Park City, it creates a recognizable identity for the
new residential community while encouraging public access
to the platform level promenade facing the Hudson River.

The promenade is seventy feet wide: fifty feet within the prop-
erty line and twenty fect as a cantilever over the sidewalk be-
low. It is 970 feet long (four blocks). Off the residential
park and the promenade are additional secondary residential

courtyards. The northern courtyard is built over a portion of
33rd Street. The promenade is connected to a waterfront park
by a bridge over Twelfth Avenue and sidewalk crossings at
30th and 34th Streets.

A retail court building on Tenth Avenue and 33rd Street acts
as 4 galeway 1o the development providing the closest access
point to Pennsylvania Station and the existing subways.

Streets and Building Form

The traditional New York street grid is introduced into the site
along Eleventh Avenue and partly along Tenth Avenue,
whete clearances above the tracks are adequate.to permit streets
to penetrate the site. The resulting block frontages establish a
familiar context and scale for the new development.

Building massing is sensitive to its waterfront location and to
the necd to make a transition between the commercial core and
the regidential area. The commercial core relates in scale and
use to the emerging 34th Street/Pennsylvania Station devel-
opment corridor. The seven office towers consist of four tall-
er buildings adjacent to the office park and three lower ones
flanking the higher towers, Each building consisis of a tower
above a larger six story base, The residential buildings step
down in height from 34th Street to the south and from the
commercial core at Eleventh Avenue toward the waterfront,
with six point towers, The hotel tower relates to the Conven-
tion Center by setting back above its base.

The residential buildings are based on the full block Upper
West Side apartment buildings but provide larger interior
courtyards (approximately 235 feet x 220 feet). By expanding
the configuration to extend a block and a half, more light and
air enter the courtyards. Enlarging the courtyards also makes
them more publicly accessible while retaining the sense of be-
ing a neighborhood space. The residential building forms fol-
low the traditional New York City relationship in which
building walls define public areas. The buildings here also es-
tablish view corridors on 31st, 32nd, and 33rd Streets.

The Eleventh Avenue streetscape will be experienced as a
broad boulevard. Framed by the six story bases of the office
towers, generous twenty-five-foot sidewalks with a row of
trees will extend the sense of a civic boulevard south from the
Convention Center.

A newly created West 32nd Street, which would be twenty
feet wider than a typical crosstown street, establishes a strong
east-west axis through the site. A truss structure spanning

. the rail yard's lead tracks would enable 32nd Street to connect

to Tenth Avenue. The office park, located off this axis,
creates a new center for the office buildings. West 32nd Street
terminates on the residential park and promenade.
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View of the residential buildings from the Hudson River looking northeast.
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View of the residential park looking

toward the Hudson River.
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View of the office park and office building from Eleventh Avenue looking northe
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Photograph of model: aerial view from Midtown looking southwest.

Photograph of model: view of Eleventh Avenue looking south.
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Photograph of model: site plan.

Photograph of model: view from the Hudson River looking east.
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and

PLANNING
FRAMEWORK

This chapter provides a review of the urban design and planning framework for the West
Side Yard study area and the site. This analysis, in conjuction with the other technical disci-
plines discussed below, formed the basis for development principles which guided the gen-
eration of the master plan proposal . |
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RECENT SPECSAL DISTRICTS

DCFP STUDIES

AREA ANALYSIS

The study area is bounded by West 43rd Street, West 23rd
Street, Fifth Avenue and the Hudson River. Presented below
is a description of this area’s zoning trends, land use policy,
and development and growth trends.

. Existing Zoning and Zoning Trends

The site is shown on the existing "Zoning" map (page 15).
The "Zoning Trends" map highlights existing Special Dis-
tricts: Clinton (CL), the Midtown Special District (MiD),
and the Garment Center Special District (GC). Some Depart-
ment of City Planning (DCP) study arcas are also noted in-
cluding the Eleventh Avenue Urban Design Guidelines Study,
the Chelsea Study and the Sixth Avenue Rezoning Study.

The waterfront blocks of the study area are generally zoned
M2-3 which permits a Floor Area Ratio (FAR) of 2.0. This
medium manufacturing use reflects the industrial and transpor-
tation history of Manhattan's waterfront. The superblock di-
rectly to the east of the site is M1-6 which permits 10.0 FAR
bonusable to 12.0 FAR as-of-right. Other blocks to the east
are generally zoned M1-5 for light manufacturing. This per-
mits an FAR of 5.0 and constitutes a transition zone to the
commercial districts of Midtown to the northeast, and to the
residential districts of Chelsea to the southeast and Clinton to

the northeast. The block to the south of Site A is zoned pre-
dominantly M1-6 (FAR 10). Sites A and C are currently
zoned M2-3 (FAR 2.0); Site B is zoned M1-5 (FAR 5.0).

In July 1984, the Department of City Planning issued a re-
port, "The Convention Center Area: Recommendations for
Land Use, Zoning and Development”. The report identified
land use and development strategies to support the Conven-
tion Center and complement existing land uses. The study
recommended more substantial development in areas close to
the Convention Center including Eleventh Avenue, the water-
front and the 34th and 42nd Street corridors. In conformance
with this strategy, the full block bounded by 41st and 42nd
Streets, Eleventh and Twelfth Avenues was rezoned to C6-4
(FAR 10/12) in 1989. The study acknowledged that high-
density zoning would be required to finance the large infra-
structure costs imposed by development of the West Side
Yard, but indicated a need for further study of the site.
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Land Use Policy

The "Land Use Policy” map identifies manufacturing, com-
mercial and residential areas as permitted by zoning, as well as
parks, open spaces and points of reference. It does not identi-
fy specific uses by building, but does indicate generalized land
use.

The West Side Yard site is located in an industrial and trans-
portation-related area adjacent to the Hudson River. Light
manufacturing activities primarily provide support to the Gar-
ment District, To the east is the 34th Sueet corridor with
Pennsylvania Station, office buildings and the regional retail
shopping area of Herald Square. To the northeast is the Port
Authority Bus Terminal, the Garment District, Times Square
and Theatre District, hotels and the Midtown office core. The
residential areas of Clinton and Chelsea are to the northeast
and sountheast, respectively.

The site’s immediate neighbor to the north is the newly com-
pleted 1.8 million square foot Jacob K. Javits Convention
Center. Railroad tracks run in a cut between Tenth and Elev-
enth Avenues, emerging at the Convention Center block to
become the elevated High Line across the West Side Yard,
continuing south to Greenwich Village. The Lincoln Tunnel
and Port Authority ramps form a physical barrier between
Ninth and Tenth Avenues to the east.

The piers on the Hudson River contain the Superliner Termi-
nal (cruise ships) north of 46th Street, the Intrepid Sea-Air-
Space Museum, the concert pier, Circle Line and Day Line
cruise boats, Lincoln Tunnel ventilation shafts, a ferry termi-
nal, the automobile tow-away facility (1500 cars), the 30th
Street heliport, a concrete mixing plant and World Yacht at
23rd Street. Pedestrian access to these riverfront activities is
difficult.

There is little park land or public open space; the only public
open spaces are the Convention Center plaza currently in con-
struction on Eleventh Avenue between 35th and 36th Streets,
Chelsea Park on West 28th Street between Ninth and Tenth
Avenues and, further away, Bryant Park behind the Public Li-
brary and Madison Square Park on Fifth Avenue between 23rd
and 26th Streets.

The major crosstown streets (23rd, 34th and 42nd Streets) are

commercial spines reaching west of Broadway, The strength

of residential and commercial uses, combined with the decline

of manulacturing, has resulted in the steady encroachment on

industrial areas; hence City Planning initiatives to preserve
" manufacturing space in the most job-intcnsive areas.
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Development and Growth Trends

The "Development Trends” map identifies recent renovation
and construction projects, proposed development and possible
development sites.

Completion of the Javits Convention Center has begun to fo-
cus development interest on this part of west Midtown. Actu-
al construction has been limited to the areas northwest of
Pennsylvania Station and on 42nd Street. The new 44-story
Riverbank West apartment building on Eleventh Avenue and
42nd Street is one example. However, major new develop-
ments are proposed all around the Convention Center. Hud-
son River Center on Pier 76, just west of the Convention
Center, is proposed by the Public Development Corporation
for hotel and other uses. The block between West 41st and
West 42nd Streets, Eleventh to Twelfth Avenues, is proposed
10 be a mixed use development with apartments, health club,
retail and parking, The air rights above the railroad cut be-
tween West 36th and West 38th Streets, Tenth to Eleventh
Avenues are proposed for hotel, apartments, retail and public
parking,

Development interest is also high in the 34th Street/Penn
Station corridor. Between 33rd and 34th Streets west of
Eighth Avenue the Macklowe organization is proposing an
office building. Still further to the west, between Ninth Av-
enue and the Lincoln Tunnel ramps, are the Lazard Realty site
(a proposed office building of 1.0 million square feet) on West
33rd Street and the Olympia & York site (a proposed office
building of 1.6 million square feet) on West 31st Street. Both
projects will require a special permit for construction above
rail yards.



URBAN DESIGN - 19

AR

- | Ll
" fras e o4
- o ]
& B
- 5T
1= Eﬂ ¢
3
: e
HE] Taba] (5 B
o] ] ] [(RH BT )
" IE% i
» | @M. %71 e a1
- %&E F {-]='
! %% iy n,% e
- g Gund (fe
o = £ gl
. 2.2 ‘
% ]
E_ elle CAEMMERER WEST SIDE VARD ®

"'...'7—"‘7-“-—-""‘: METROPOLITAN TRANSPORTATION AUTHORITY

The "Growth Trends" map identifies the site location as the
confluence of two zones of growth: the vicinity of the Javits
Convention Center and the 34th Street/Penn Station corridor.

Because City policy to encourage growth in the west Mid-
town area is limited by the Clinton and Garment Center Spe-
cial Districts, the major crosstown streets of 34th Street and
42nd Street take on greater importance as cotridors of develop-
ment.
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SITE ANALYSIS

The site and an area in the immediate vicinity of the site
(bounded by West 27th Street, West 37th Street, Seventh Av-
enue and the Hudson River) were analyzed. Data on site de-
scription, site access, platform access, building limitations
and links and barriers are summarized below.

Site Description

The "Site Description” plan identifies the different parcels of
the site and shows the existing conditions at the West Side
Yard. The site is defined as the two superblocks "Site A" and
"Site B", bounded by West 30th and West 33rd Streets and the
Convention Center block (Site C). Site A lies between Elev-
enth and Twelfth Avenues, Site B is between Tenth and Elev-
enth Avenues, and the Convention Center block is north of
Site A,

The two superblocks, Sites A and B, are each 712.5 feet by
800 feel; Site C is 197.5 feet by 800 feet. The total site area
is approximately 30 acres.

The bulk of Sites A and B contain the recently completed
Long Island Rail Road (LIRR) electric commuter car storage
and maintenance complex. The tracks and access roads extend
some 525 feet south of West 33rd Street. The area south of
the tracks contain miscellaneous structures and the High Line.
Tracks were not placed in the area just north of 30th street be-
cause an access ramp for Westway was to have been built
there. The official abandonment of Westway in 1986 and the
LIRR's recent acquisition of a warehouse on this property al-
lows the area to be included in this plan. Assuming demoli-
tion of existing structures, construction here can occur at
grade. Site C, directly north of Site A, currently contains
construction offices in trailers for the Convention Center and
its plaza, the portion of the High Line descending into the
railroad cut, and truck marshalling,
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Site Access

The "Site Access” map indicates bus routes, Pennsylvania
Station (Amtrak, LIRR and NJ Transit) and the closest sub-
way lines and walking distance to the site.

The West Side Yard is about a 10-to-15 minute walk from the
Eighth Avenue subway line (A.E,C) and Pennsylvania Sta-
tion and a 15-10-20 minute walk from the Port Authority Bus
Terminal. The site's distance from existing transit prompted

the MTA to study the feasibility of constructing a transit link -

between the site and Pennsylvania Station. A set of alterna-
tive transit proposals is discussed elsewhere in this report.

West 33rd Street is likely to carry pedestrian traffic to the site
because of Pennsylvania Station and the Eighth Avenue line
(A.E.C) subway exits. West of Eighth Avenue, West 33rd
Street currently presents a bleak environment for pedestrians,
with the block-long General Post Office, parking lots, Lin-
coln Tunnel access ramps, industrial buildings, and blank
walls surrounding the LIRR West Side Yard. If mass transit
is brought to the site, pedestrian orientation could be com-

pletely transformed so that Eleventh Avenue and a new north-

south boulevard on Site A would provide the primary pedestri-
an orientation.

Vehicular access to the site for service vehicles, taxis and
parking is primarily via Tenth, Eleventh and Twelfth Ave-
nues, the Lincoln Tunnel "expressway” connection, 30th and
34th Streets. Eleventh Avenue, West 34th and West 33rd
Streets are all viaducts adjacent to the site. West 32nd Street
does not exist east of the site to Seventh Avenue, due to the
three superblocks.
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Platform Access

The "Platform Access” plan shows the extent of the platform
to be constructed above the LIRR West Side Yard, the remain-
der of the site which is at grade, and the extent of access to
each,

Due to the LIRR rail yard operation, construction on a large
portion of the site will be on a platform. Access to this plat-
form is primarily from Eleventh Avenue and from the north-
east comner of Site B, because of adjacent curb elevations,
depth of platform structure and ventilation ducts. Increasing
the amount of access is important for development flexibility.

Assuming depth for structure and ducts, the Site A platform
can be at elevation +32.0 feet, although this may vary across
the site, while the Site B platform varies in its depth due to
the irregular column grid. Approximately 300 feet east of
Eleventh Avenue, it is similar to Site A, with the remainder
at higher elevations.
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Building Limitations

The "Building Limitations" pian shows four gradations of dif-
ficulty of construction, from the most buildable to the least
buildable portions of the site. This plan is based upon an as-
sessment of the many physical constraints (o development
above the operating LIRR rail yard which are discussed more
fully below. The most difficult area to build over is the
northeast portion of Site B, over the throat of the Yard, the
operating control room and the power substation, The areas
without tracks are the casiest to build over if the High Line is
removed.

The LIRR track layout dictates placement of column lines for
foundations. Site A has a regular grid generally on 50-foot
centers running east-west. Site B has much more irregular and
more widely spaced column lines, since the tracks converge
into a four-track throat at Tenth Avenue, and several tunnels
and substantial structures are located here. These include the
Maintenance of Equipment Building, the operaling control
room, the power substation, and major yard access roads.
Bedrock is between 10 and 20 feet below grade at both Tenth
and Eleventh Avenucs, and between 90 and 120 feet below
grade at Twellth Avenue.

Three tunnels run under the site. The North (Hudson) River
Tunnel provides two tracks for Amtrak and New Jersey Tran-

sit passenger service. An evacuation tunnel exits from the
North River Tunnel at West 33rd Street between Tenth and
Eleventh Avenues. The North Access Tunnel curves across
Site B, touching the northeast corner of Site A and the eastern
edge of Site C. The North Access Tunnel is a single-track,
1,500 foot tunnel which crosses above the North River Tun-
nel. Itis intended for routing of Amtrak trains up the West
Side for the direct Albany-New York feeder link to the North-
east Corridor service.

The various support buildings for the Yard and access roads re-
quire headroom which will affect the elevation of the plaiform
over the LIRR Yard. The rail elevation is assumed at +8.5
feet. The top of rail clearance envelope is at elevation +26.0
feet. The ventilation ducts for the rail operation and column
spacing for the platform and buildings above determinc the
top of the platform elevation, assumed to be at minimum ele-
vation +32.0 feet.

The High Line, an elevated two-track rail line which is cur-
rently unused, traverses the perimeter of the site. Removing
the High Line over the site would simplify structural require-

" ments and enable the platform to be generally level between

Eleventh and Twelfth Avenues. There can, however, be no
certainty at this time as to whether the High Line can be re-
moved, If it is not, the structure would need to be integrated
into the development on the site.
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Links and Barriers

The "Links and Barriers" map is a summary of the site's rela-

tionship to its surroundings. Eleventh Avenue is an impor-
tant access point (o the site since it is the location of the
Convention Center's "front door” and the point at which the
platform is most accessible. Twelfth Avenue is significant
because it faces the Hudson River. The superblocks to the
east of the site eliminate West 32nd Street to Seventh Ave-
nue, reducing the accessibility of the site. The Lincoln Tun-
nel ramps and Twelfth Avenue (Route 9A) are both links to
the regional traffic system and barriers to neighborhood areas.

Similarly, the High Line, if retained, would be a site con-
straint for construction and waterfront views. If extended along
a new elevated structure on 30th/3 st Streets it could provide
a transit alignment to the site.

The site's proximity to 34th Street, a major crosstown street
for both vehicular and pedestrian traffic, is a positive link to
Midtown activity and transportation. Pennsylvania Station
and subway exits on Eighth Avenue and West 33rd Street may
also reinforce West 33rd Street as an important link to the
site. Other positive links are with the Convention Center and

the waterfront.
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TRAFFIC

and

TRANSPORTATION

Traffic and transgortation issues were central to the development of the proposed master plan.
The traffic analysis contributed to a master plan that responds to access needs and that antici-
pates potential traffic problems. The proposed master plan addresses these issues by incor-

porating a number of traffic and transportation elements as discussed below.

ISSUES

Transit and pedestrian access. The ncarcst subway
lines, at Eighth and Seventh Avenues, require extensive walk-
ing distances to the western-most end of the site. Develop-
ment of this site provides the opportunity to create more at-
tractive pedestrian paths and to enhance transit access from
existing services to this area of the West Side.

Parking capacity to serve the site as well as the
adjacent Javits Convention Center. The site will need
10 provide much of its own parking supply, and the location,
capacity, and configuration of parking facilities will ultimate-
fy "drive" the traffic design. :

Street capacity on the periphery of the site. This is
generally good, especially with the New York City Depart-
ment of Transportation’s (NYCDOT) conversion of Eleventh
Avenue to one-way operation, Major traffic constraints exist
away from the site, especially in the east-west direction due to
the influence of Herald Square, the General Post Office, and
the Garment District. A traffic access plan will probably need
to be implemented to provide increased capacity crosstown as
well as to eliminate constraints along Twelfth Avenue, Inde-
pendently of this project, plans are underway to upgrade Route
9A (Twelfth Avenue). Improvements to Route 9A adjacent to
the site may potentially benefit this project,

Separating on-site circulation from non-site
through traffic and providing adequate loading and
queuing space on site. Even within the site itself, it is
important to design separate facilities for the various uses and
the various vehicle types that will serve the site. These in-
clude such items as the design of front-in and front-out truck
loading areas, adequate queuing space within parking facilities,
adequate queuing space on-street for taxis/black cars/
limousines expected to service the site, and a street system
that allows for good internal cirsculation.

TRAFFIC ELEMENTS
IN THE MASTER PLAN

The proposed circulation system separates inter-
nal traffic from external through traffic, and resi-
dential traffic from commercial traffic. Each "half"
of the site is subdivided by an extension of the grid street sys-
tem prevalent through the rest of Midtown, It thus allows for
direct penetration of the site by vehicles going to each build-
ing. Each "half” of the site has a loop system which allows
vehicles to enter and exit and then either park, pick up, drop
off, load and unload without infringing on non-site traffic.
Residential traffic is, for the most part, separated from heavy
commercial traffic, with separate parking facilities provided
for each.

The proposed access sysiem provides multiple
site and garage access locations, with direct con-
nections to major regional throughfares wherever
possible. ‘The site plan includes two major garages along
30th Street, which is the street that is most capable of being
widened to provide the extra capacity necessary for accommo-
dating the large volumes expected. The site plan also includes
smaller accessory parking garages within most of the pro-
posed buildings in order to distribute the load of incoming and
outgoing vehicles. Garage entrances and exits were carefully
selected to ensure minimum impact on adjacent traffic flows;
therefore, most of these entrance/exit points are situated along
the newly formed intemal streets. An additional feature of the
parking and access plan is the linkage of the two major garag-
es via connecting ramps under the Eleventh Avenue viaduct,
along with exits from the garages to Tenth Avenue (immedi-
ately across from the Lincoln Tunnel "expressway” system)

and Twellth Avenve. Thus vehicles parking within the west-

ern-most garage along Twellth Avenue could, for example,
pass through the garage under Eleventh Avenue and exit di-
rectly onto Tenth Avenue across from the Lincoln Tunnel
ramps, and would not have to circulate through on-street inter-
sections and get caught in, and contribute to, traffic back-ups.
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The site and development program may require ad-
ditional measures to alleviate traffic impacts. The
proposed project will generate additional traffic. While street
capacity on the periphery of the site is generally good, major
constraints exist away from the site. A number of measures
are likely to be required to eliminate potential problems. In
addition to the benefits of the site plan itself, a comprehensive
package of capacity improvements may be needed to achieve
the proposed program, The following are candidates for con-
sideration in a mitigation package which would be developed
after preparation of an EIS:

+ Standard traffic engineering impravements and capacity
enhancement measures. These improvements would
include "daylighting” at intersections, enforcement of
maximum possible clear lanes of traffic, signal system
modifications, turn prohibitions, etc. Installation of a
traffic signal at the Twelfth Avenue/33rd Street
intersection would be required.

+ Major crosstown corridor improvements, One
~ improvement would be to make 34th Street an “express

street” by prohibiting all (or nearly all) turns with
substantial enforcement along a major segment of the
street, making it one-way or perhaps one-way with a
transitway, as the counterpart to NYCDOT's proposed
42nd Street transitway. Another improvement would be
the "promotion" of 31st Street as a major westbound
alternative to 33rd and 34th Streets. Westbound 31st
Street has substantial traffic capacity; motorists
approaching the site would divert back to a widened 33rd
Street via northbound Tenth Avenue,

Additionally and independently of this project, reconstruction
of Route 9A is being investigated. If improvements such as
grade separation at 30th, 34th and 42nd Streets are included, it
is potentially a benefit to the project. Without grade separa-
tion, double left turn lanes may be required from southbound
Twelfth Avenue 1o 34th and 30th Streets, as would additional
lanes at 42nd Street. Devices to balance volumes better be-
tween the main roads and service roads would also be advisa-
ble.

PASSENGER DISTRIBUTION
SYSTEM (PDS)

Another opportunity to enhance overall access to the site
would be the extension of transit service to the site from
Pennsylvania Station via an underground passenger distribu-
tion system (PDS) along 33rd Street. The MTA retained the
PRC Engineering Group to conceptualize and evaluate altemna-
tive Passenger Distribution System (PDS) alignments, sta-
tions and applicable technologies for a PDS connecting the
site to Pennsylvania Station, The transit link would tie into
the existing mass transit system in order to encourage the use
of transit and to reduce reliance on the use of automobiles and
the consequent need for parking in west Midtown.

The most promising alignment that emerged from this study
is an underground route. It would begin at Eighth Avenue and
proceed under 33rd Street until it terminates at Site C. Sta-
tions would be located west of Eight and Eleventh Avenues.
The portion of this alignment between Eighth and Ninth Ave-
nues was excavated when Pennsylvania Station was built.
The next two blocks would require tunneling and excavation.

Implementation of this PDS is expected to reduce site-
generated vehicle trips by one-fourth to one-third, and provide
a linkage to Midtown that is more attractive than walking or
bus alternatives.

The Department of City Planning, which has been studying
transit alternatives to serve the far West Side, has proposed
linking the underground 33rd Street alignment into a larger
system which would resemble a "J" configuration. Their pre-
ferred transit route would consist of a 42nd Street transitway
running from First to Twelfth Avenues, continuing down
Twelfth Avenue, and connecting into the 33rd Street below

grade alignment.

The transportation analysis conducted for this master plan,
while extensive, is still preliminary in nature. It is subject to
change as additional data is collected. Impacts from the pro-
ject as well as potential mitigation measures will have w© be
analyzed in an EIS. Accordingly, all transit and transportation
improvements identified in this report are based on sound
planning principles but are not presumcd to be mitigation for
environmental purposes. However, it is clear that a workable
site plan has been developed which embodies sound principles
of access and circulation planning.
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Two key attributes of the site - its large, unobstructed size and its location on the Hudson
River - provide important market advantages and help to shape the program. The scale and
character of the West Side Yard offer a unique opportunity for meeting user needs. The of-
fice building floor plates have been designed to optimize operating efficiencies required by
large tenants, a decided advantage in relation to less adaptable Midtown parcels. Proximity to
the river and waterfront views provide a primary resource in marketing the residential units.

GENERAL
MARKET APPROACH

A mixed use program is proposed for the West Side Yard. The
program includes a substantial office core, a new residential
neighborhood, a convention oriented hotel, and support retail
uses.

‘This program itself will be a major factor contributing to the
success of the West Side Yard development. Providing sub-
stantia! amounts of both office and residential space shortens
the anticipated absorption petiod when compared with a single
use program, The variety of uses also complement and rein-
force each other and create a degree of self-sufficiency to ena-
ble this development to create a sense of place that will in-
crease the level of acceptance and confidence of tenants
moving to this area of the West Side. Amenities in the form
of a generous network of open space and a transit connection
to Midtown could contribute to marketing the development,

TENANT SPACE NEEDS

A competitive advantage of the site is the ability to provide
large development parcels. Foremost among targeted office
tenant groups are financial service firms in the securities,
banking and insurance sectors. These operations typically re-
quire extensive space for their trading floors and related back
office functions, with floor plates of 50,000 square feet or
more. Professional service firms, who have begun to locate
in a number of Manhattan submarkets, are another primary
target market. These users have been comfortably accommo-

dated in floor plates ranging from 25,000 to 35,000 square
feet,

The project's residential units average approximately 1,000
square feet, thereby allowing for a unit mix ranging from rela-
tively spacious family-sized to more economical units. Po-
tential residents will include persons committed to long term
tenancy and attracted (o the unique views as well as first time
buyers of shorter term duration.

One logical site for a hotel is directly south of the Conven-
tion Center. Such a hotel could be geared to serve the needs of
Convention Center attendees with such facilities as business
suites available for meetings and ancillary eating and drinking
establishments.

Retail tenants are likely to include restaurants, comparison
and convenience shopping for employees and residents, and
various business services.

ABSORPTION AND PHASING

The office absorption on an annual and cumulative basis an-
ticipates project completion approximately fourteen years after
startup, including preleasing in advance of iniliating construc-
tion on the first office building. Demand for office space on
the site should reflect general Manhattan trends. While a
short term three to five year adjustment from recent high lev-
els of demand is anticipated, overall the Manhattan market has
strong prospects into the 1990's. The annual absorption rate
for the site has been projected to range from a low of just over
200,000 square feet in the early years to a high of about
700,000 square feet as the development matures and gains in-

* creased market acceptance.
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For residential development, it will be essential to capitalize
on the proximity to water in the initial stages of development
when transportation linkages and other services are first begin-
ning to emerge and the overall planned environment is only
partially in place. In orienting marketing to the waterfront,
ownership units are anticipated to be the form of residential
development in the first phase. Rental housing could be in-
troduced after an initial stage of development, when the pro-
ject has become more established. Annual sales of tenant-
owned units are expected 10 range from one hundred-plus units
in the early years to a high of 200 to 250 units in later years.
Absorption of rental units would be in addition to the project-
ed absorption of ownership units and would average between
150 and 200 new units per year.

The convention-oriented hotel would need to be developed ear-
ly in order to gain market advantage. Ifit is delayed and other
convention area hotels are developed first, its success may re-
quire the establishment of the office core to generate sufficient
demand.

The programmed retail areas would become available as the
site is developed.
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The placement of a deck above the existing West Side Yard places a barrier between the Yard
and the outdoors and removes any basement for the buildings above. This chapter discusses
several distinct impacts that the deck has on the Yard below and buildings above. A number
of engineering fields were investigated to establish the background conditions and criteria for
the master plan. These include LIRR design criteria and engineering base data for geotechni-

cal, structural, usilities and drainage conditions.

LONG ISLAND RAIL ROAD
DESIGN CRITERIA

Several meetings have been held with representatives of the
LIRR Capital and Operating Departments to determine the
preferred design criteria for decking over the active rail yards.
These criteria will provide for safety considerations and insure
reliable train operations with a minimum of disruption of ser-
vice.

Development for the portion of the site containing the LIRR
West Side Yard can only occur on a deck above the operating
railroad storage and maintenance facility. The functioning of
the Yard for LIRR operations must be protected during and af-
ter construction of the development. The placement of a deck
above the existing West Side Yard creates a barrier between
the Yard and the ontdoors. The Yard, in effect, becomes the
basement of the new development. Approximately 300 train
movements occur daily within the Yard. This total is likely
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to increase in the future. Design criteria are being developed
with Long Island Rail Road with regard to both safety and
productivity. (See page 29 "Typical Section: Ventilation,
Fire Protection and Lighting for the Yard"). Examples of are-
as of concem are discussed below.

Yard Ventilation

The major source of heat below the deck will come from the
air conditioning systerns of trains stored in the Yard. In addi-
tion, wheels and motors can register lemperatures above 200
degrees Farenheit.

A preliminary heating, ventilating and air conditioning
(HVAC) analysis was conducted which studied heat output of
trains, operating characteristics of the Yard, required working
conditions, and operating and construction costs for various
HVAC systems. The study showed that an air conditioning
system, rather than a mechanical ventilation system, meets
design criteria at lower construction and operating costs.

The HVAC system can be installed incrementally as develop-
ment of the site occurs. The space required to house equip-
ment can be located above the deck, either in separate mechan-
ical buildings, a central plant or in the buildings comprising
the development, Twenty-lwo rooms, each approximately 54'
x 28, are required for supply/return units; twenty-two rooms,
each approximately 60' x 15' are required for exhaust fan
units. These rooms can be incorporated into each newly de-
veloped building and linked to that building's HVAC equip-
ment.

Fire and Smoke Contrel

Fire and smoke control are critical safety issues. Various na-
tionally developed standards will form the basis of the design
criteria for final design of a smoke-control system. The pro-
posal for fire control calls for a dry pipe sprinkler system ty-
ing into the existing system which would be augmented for
higher capacities. Smoke control can be accomplished using
the air conditioning equipment by strategically placing the
supply and exhaust equipment to creaie a series of zones. Each
36,400-square-foot zone can either be supplied or exhausted.
In this way, smoke emanating from a single zone will be con-
tained and removed by exhausting smoke from that zone and
supplying fresh air to the surrounding zones. A control sys-
tem and an installation plan will need to be developed with
the LIRR and appropriate parties. The entire fire protection
system under the new deck would need to be interconnecied
with the existing Yard and building fire alarm systems.

Track Qutages

In order 1o maintain a high standard of commuter service,
track outages must be minimized during construction. Con-
struction will need to be staged so that only four tracks are
out of service at one time, The railroad will need to review
cases which require additional tracks on a case-by-case basis,
wilh work possibly performed at night or on weekends.

Crash Walls

Crash walls are required to protect columns which support the
deck and/or superstructure. Crash walls are concrete barriers,
that redirect trains away from columns in the event of a derail-
ment.

Lighting Level

When the Yard is built over, lighting will be required for
LIRR operations. In general, lighting would need to be pro-
vided throughout the Yard, with higher levels and task light-
ing provided where required.

Operating Control Tower and Substation

Neither the control tower nor substation functions can be dis-
turbed during or after construction.
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ENGINEERING BASE DATA

Geotechnical Data

The geotechnical features of the site have an impact on what
can be built with reasonable economy, Extensive geotechni-
cal data was obtained in conjunction with design and construc-
tion of the West Side Yard.

The project site straddles the edge of the former western
boundary of Manhattan Island. Bedrock is covered by various
glacial materials and man-made fill. The fill consists of cin-
ders, bricks, cobbles, wood, sand, gravel and boulders. West
of Eleventh Avenue the fill may include remnants of old
piers, stone filled cribs and sunken barges.

Structural columns will be supported by caissons that need to
be socketed inte bedrock, the depth of which is indicated on
the map "Top of Rock Contours". Elevation 300" on this

map is approximately equal to elevation (' as used elsewhere
in this report.

Structural Considerations

The key to developing over the West Side Yard is the ability
to install foundations and colutnns which maintain appropri-
ate clearances between trains and structure so as not to hinder
Yard operations. Where possible, track layout was designed

to permit placement of two-foot square columns. However,
where the storage tracks converge to a four track "throat”

~ which leads into Pennsylvania Station, or where underground

utilities are located, the column spacing becomes uregular
necessitating long-span construction.

Track spacing on Site A between Eleventh and Twelfth Ave
nucs allows a fairly regular column grid, which is generally
50 feet in the north-south direction. Spacing in the east-west
direction would vary depending on the structure above. Closer
spacing is required for high-rise structures and longer spacing
can be used in areas which have no development above the
deck.

Site B, the area between Tenth and Eleventh Avenues, con-
tains many restrictions to the construction of foundations
such as the Yard throat, the subsiations, the Amtrak Tunnels
and the operating control tower building. The long spans be-
tween columns in this area are able to support only low rise
structures above. However, a reconfiguration of switches in
the throat would enable a new column line to be introduced,
allowing for taller structures,

Since column spacing for high-rise structures is normally 25'
x 25" or 30" x 30', one floor in each structure will be dedicated
to transferring the column spacing. This floor can also pro-
vide space for mechanical rooms to serve the building and
Yard requirements below the platform.
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Typical Section; Utility Requirements for the Development

Utilities and Drainage

There will be a demand for all of the standard utilities (elec-
tric, water, sewer, telephone and gas) for the various structures
which will be built above the Yard. These utilities will re-
quire a service route from their source to each of the build-
ings. The service and utility rooms cannot be placed in the
basement and, therefore, require an overall plan to establish
the appropriate location and route of service, The location of
major utilities feeding into the site is a major determinant of
the appropriate routs.

During design of the Yard, plans, sketches and other informa-
tion were obtained from public and private utilities and the
collected information was field checked and plotted. Most ma-
jor utilities, except steam, arc available at some point along
the perimeter of the sites, with the exception of the Eleventh
Avenue viaduct.

It is anticipated that larger capacity lines for certain utilities
would have to be constructed from Tenth or Twelfth Avenues
along 30th and 33rd Streets to service the site. It is anticipat-
ed that the various options for the site could be efficiently ser-

Se—_]

-~

viced from the available utilities. However, as design pro-
gresses and service demand loads are established, the most effi-
cient systems can be developed. Options to be explored could
also include on-site cogeneration facilities.

Utilities would run below the deck with appropriate protection
provided for this type of installation (such as heat tracing for
water lines). Space required for both Yard and building utility
services may not have to be located at the deck level. Insiead,
they may be placed within buildings or away from sensitive
track locations. (See “Typical Section: Utility Requirements
for the Development™).

The existing Yard drainage system was designed for 100 per-
cent storm water runoff. The Yard is drained by a system of
catch basins and underground piping which outfalls into the
city's combined sewer system. For the new development,
storm water will be collected by roof drains and routed into
the existing system under the Yard. All piping will run be-
low the deck and drop at new column locations for connection
to the existing system. No new underground storm piping
will be required, except for short runs needed to connect to the
existing system,
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PRINCIPLES

A set of development principles were established after an initial assessment of the site and its
context. The principles helped to guide the development of the master plan.

Context

The appropriate scale, density and mix of uses on the site
should be keyed to the 34th Street/Pennsylvania Station de-
velopment corridor and to the adjacent Convention Center area
rather than the low scale industrial uses to the south of the
site.

Uses

The plan should provide for a mix of uses which reinforce
each other 1o create a cosmopolitan urban environment, en-
hance the ability of the site to function as a destination, and
enable the real estate markets 1o absorb the space more rapid-
ly. Housing should capitalize on the riverfront as an amenity.

Site Access and Circulation

The location of the site relative to the core of the Midtown
CBD may require access improvements:

« Pedestrian links to the site, the viability of which
depends on the sidewalk and streetscape environment
between Eighth Avenue and Eleventh Avenue

« Vehicular access which should maximize the potential of
Route 9A and the Lincoln Tunnel connections

» New transit services to connect the site to major existing
transit modes may need to be provided. Any new transit
should be planned so that it serves the Convention
Center.

The site plan should include an internal street or loop system
that provides maximum access within the site and keeps site-
related traffic separate from through traffic as much as possi-
ble. The plan should also provide pick up/drop offfqueuing
space needed by taxis and radio cabs that are expected to serve
the site. Parking spaces should be distributed within several
facilities on the site (none of which should have more than
1500 spaces), rather than concentrated in a single facility, in
order to disperse traffic as much as possible and avoid poten-
tially significant environmental impacts.

Avenues and Streets

The plan should refiect the traditional New York City grid to
the extent allowed by site conditions. Eleventh Avenue bi-
sects the site and can provide direct access at the level of the
deck. The Convention Center’s "front door” on Eleventh Ave-
nue establishes this avenue's civic presence. Eleventh Avenue
should therefore provide higher bulk and "address” locations.
The public character and associated "street life” of cross streets
should be introduced into the superblocks of the site, although
the elimination of 32nd Street between Seventh Avenue and
the site, and structural constraints of the site along Tenth Av-
enue diminish the power of the traditional grid to organize the
site.

Riverfront

The plan should capitalize on riverfront views as an amenity,
and should establish a physical relationship between the site
and the riverfront,

Open Space -

Open space should organize and provide a theme or focus to
the plan in a manner that is appropriate to the specific uses
and pedestrian linkages of the plan. Open space should pro-
vide a public amenity to the Convention Center and Chelsea
neighborhoods, while generating added value to development
parcels within the site.

Protection of Long Island Rail Road

LIRR infrastructure and operating capacity must be protected
during and after each phase of construction so that the level of
service which the public experiences is not diminished. In
particular, the plan must accommodate the physical con-
straints posed by lead tracks, substations, control tower, shop
and utilities.

Phasing

The overall master plan should be flexible and achievable in
phases to accommodate fluctuating programs and markets.
The individua! parts must have the ability to function separ-
ately as well as a whole, given the probability that any phase
may have to stand alone prior to completion of the balance of
the master plan.
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Photograph of model: view from the Hudson River iooking northeast.




MASTER PLAN e
TECHNICAL =
DESCRIPTION

This report is intended to establish framework for public discussion which can contribute to
modifications and refinements of the master plan. Zoning and map changes by the City of
New York and the approval of the project by the MTA will be necessary to implement the
plan. These governmental actions will require detailed environmental analysis and public
review to ensure that the broad range of public concerns are fully addressed. The technical
description of the master plan including land use, open space, circulation, parking, floor area
calculations and phasing are discussed below.

LAND USE is comprised of seven buildings of varying sizes. Retail to

serve these principle uses is along Eleventh Avenue, 32nd
The site plan has a simple and clear land use patiern. A resi- Street, a retail court on Tenth Avenue between 33rd and 32nd
dential community of 3,600 dwelling units extends four  Streets and a new north-south boulevard that runs from 33rd
blocks along the Hudson River. The buildings are organized  Street to 31st Street on Site A. A 718-room hotel is located
around two large courtyards and a central residential park. The  across from the Convention Center at 34th Street and Elev-
office core centers on an office park on Eleventh Avenue and  enth Avenue.
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OPEN SPACE

As an urban design principle, building on the site has been or-
ganized around major open Spaces. The buildings define these
spaces which, in tum, provide a sense of place and identity to
the buildings. Beyond this urban design role, the variety of
open spaces meets a broad range of user needs.

Open space within the master plan can be broken down into
the categories indicated on the "Master Plan Description” plan
on page 35. Each category, with its associated generie charac-
teristics, is described below.

Residential Courtyards - passive, green open space surrounded
by residential buildings. Primarily geared to residential uses
and users. The spaces should have intimate, smali scale char-
acteristics within an overall open space framework which is of
a scale suitable to the site. The park areas will be passive/
visual spaces of semi-public nature, embellished with sculp-
wre, fountains, or other "garden” elements. These park areas
will accommodate a variety of uses which will include sitting,
strolling, people watching, etc.

Residential Park - passive/visual, public open space connect-
ing the promenade with the commercial sector of the site.

Activities within the residential park would include sitting,
strolling, people watching, frisbee throwing, small concerts,
etc.

Promenade - semi-active open space serving as a conduit be-
tween the inboard open space and the outboard waterfront area.
This promenade would accommodate activities which include
tot lots, sitting, strolling, people watching, viewing of boats
and Hudson River, part of jogging loop, etc.

Waterfront Park - semi-active, green and hard-paved open
space. This area represents one of the open space anchor
nodes of the master plan. Eventually tying into a larger
north/south waterfront park system, it will provide an oppor-
tunity for passive and active events {0 take place: sitting,
strolling, frisbee throwing, fishing, boat watching, concerts,
elc.

passive green space adjacent 10 Elev-
of the open

Office Park - active and
enth Avenue. This space is the other anchor node
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space system and serves as the centerpiece and activity center
of the office complex. The open space will accommodate ac-
tive events such as concerts, dances, celebrations and dining
as well as passive events such as sitting and strolling.

Retail Plazas - semi-active, hard surface, urban space, adjacent
10 retail/commercial areas and, in one instance, adjacent to the
transit stop. These spaces will provide an opportunity for re-
wil activities to spill out onto the adjacent plaza, i.e., book-
stores, dining, art galleries, etc.

Eleventh Avenue Sidewalk Widening - active, hard surface, ur-
ban space, serving primarily as the north/south pedestrian link
to areas outside the project. This sidewalk widening is embel-
lished with street trees, creating a pedestrian scale streetscape
at the foot of the office towers.

32nd Street Sidewalk Widening - active, hard surface, urban
space, serving primarily as the east/west pedestrian link to ar-
eas outside the project. This sidewalk widening is embel-
lished with ornamental trees, creating a pedestrian scale
streetscape at the foot of the office towers.

CIRCULATION

The street grid is introduced into the superblocks of the sile o
the extent possible. While the elevation of the platform
above the LIRR storage and maintenance yard permits access
primarily at Eleventh Avenue, a new 32nd Street can connect
between Tenth and Eleventh Avenues. A transit station for
the people-mover sysiem is contemplated for the site at Elev-
enth Avenue. At the eastern end of the Eleventh Avenue sta-
tion an arcade leads to the Convention Center and a sidewalk
widening leads to the office buildings; at the western end, a
plaza leads to the residential buildings as well as the office
buildings via a new mid-block north-south street.

Vehicular access to the office buildings is by a street system

, off Eleventh Avenue and the new 80 foot wide, two way 32nd

Street. Two new 80 foot wide, north-south streets are pro-
posed mid block on Sites A and B. West 33rd Street contin-
ues 1o Twelfth Avenue under the northern residential court-

yard.
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Access to the residential buildings is via the proposed north-
south street and driveways. Secondary access for all the resi-
dential buildings occurs off Twelfth Avenue, 30th and 34th
Streets. The north residential complex has primary access
from 34th Street and an internal driveway in its courtyard. Pri-
mary access to the south residential complex is via a similar
driveway and West 31st Street. Hotel drop-off is west of and
parallel to Eleventh Avenue between 33rd and 34th Streets.

Access to the major garage is via 30th Street, which is wi-
dened to permit four lanes (44 feet) with sidewalks reduced to
10 feet each. The buildings on the site provide a 4-foot side-
walk easement along 30th Street in order to accommodate the
wider roadway. Additional access to this garage occurs from
Tenth and Twelfth Avenues, as well as the residential court-

yards,

The office buildings are serviced off 30th, 31st and 33rd
Streets. The hotel is sexviced off 33rd Street.  The residential
buildings are serviced both at the platform leve! and at grade
tevel on Twelfth Avenue, 30th and 34th Streets.
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PARKING

Approximately 2,900 parking spaces are dispersed throughout
the site. The major garage is at 30th-31st Sireets between
Tenth and Twelfth Avenues. Generally there are three levels in
the garage to the platform level. The garages have multiple
points of entry/exit from adjacent streets and the platform lev-
el, with direct connections to the Lincoln Tunnel, Route 9A
and connections between the garages under Eleventh Avenue.
The garages on Site C do not cover the full block because of
the transit station and temporary transit maintenance facility.
In addition, there are smaller garages on the second floor of
the three office buildings not located above major garages.

The current use of Site C, truck marshalling for the Conven-
tion Center events, may be partially displaced to the extent
that basement space is reguired for parking and transit station
and maintenance facilities, Alternative locations for this func-
tion would need to be identified; one possibility is the pier
north of the Superliner Terminal,

Parking spaces were generated on the basis of 20-25% of the
dwelling units (716-895 reserved spaces); 15% of the hotel
rooms (108 reserved spaces); and the offices, retail, and Con-
vention Center sharing general public parking spaces (1894-
2073).

FLOOR AREA CALCULATIONS

The site, less the area of W. 32nd Street between Tenth and
Eleventh Avenues, totals 1,250,000 square feet. A density at
a Floor Area Ratio (FAR) of 10 was established for planning
purposes. This yields a program of 12,500,000 square feet.

A 10 FAR density was chosen as a reasonable starting point
for planning analysis because it is in keeping with City reat-
ment of similar sites and it is within a range considered rea-
sonable by the traffic, engineering and marketing consultants
after they had reviewed the site planning issues in a prelimi-
nary fashion.

In particular, 10 FAR is the typical moderate-high density
found in Manhattan outside the CBD. For example, the resi-
dential Upper West and East Sides are zoned 10 (bonusable to
12 FAR) on the avenues. The Olympia and York and Lazard
superblock adjacent to the Cacmmerer Yard site is zoned M1-
6 or 12 FAR which includes a 2 FAR as-of-right plaza bo-
nus. Other sites just outside of the core, which were recently
rezoned to 10 FAR or 12 FAR equivalent, include the full
block north of the Convention Center at 42nd Street, the for-
met S. Klein site at Union Square, a number of large residen-
tial sites on First Avenue and the full block site of the old
Madison Square Garden at 49th Street and Eighth Avenue. In
addition, several enduring large scale New York City develop-
ments of the past have densities of 10 FAR or grealer. Exam-
ples include Tudor City (10 FAR) and the original Rockefell-
er Center (13 FAR).

In the range of 10 FAR plus or minus 2 FAR, site plans
would not vary with respect to land use patterns, open space,
circulation systems or building location. Generally, within
that range, density changes would primarily affect building
heights and massing. Therefore,a 10 FAR seemed appropri-
ate for site planning analysis.

If future environmental or other considerations demonstrate
that a different density is called for, building sizes can be al-
tered within the framework of the proposed site plan.

USE* SITE A SITE B SITE C TOTAL
Sq. Ft. Sq. Ft. Sq. Ft. Sq. Ft. Units  Parking
Spaces
Office 2,955,810 5,334,190 - 8,290,000 - 2,073
Hotel - = 632,000 632,000 718 Rms. 108
Residential 2,630,000 - 948,000 3,578,000 3,578 Apts. 716
Total 5,585,810 5,334,190 1,580,000 12,500,000 - 2,897
* Retail at 200,000 square feet is a component of office, hotel and residertial uses.
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The master plan will be developed in phases. While the spe-
cific timing of each phase will be determined by future market
conditions, a general sequence of building can be anticipated
based upon constructability, marketing and financing consider-
ations. A conceptual framework which divides the project
into four phases each for residential and office use (which may
be concurrent) is shown in the "Phasing” map. Each phase
consists of building and a designated portion of the street and
open space system. This framework enhances the project’s vi-
ability by minimizing up-front infrastructure costs and by lo-
cating the first buildings near existing streets and utilities.
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PHASING The components of the first residential phase will need to pro-

vide a large enough population to establish a sense of place
and will require sufficient strect access and open spaces.
Thirty-fourth Street can be used to establish a presence for
approximately 950 residential units. The first office phase at
Eleventh Avenue and 33rd Street will provide the office park
to establish a focus for subsequent office development.

To the extent that the plan is modified during the course of its
review, other phasing schemes may prove to be more aurac-
tive. These will be explored more rigorously as the plan is
refined.
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