Williaw White, General Manager - Designate ."- o

John B. Clinton, Office of Program Policy
and Management, KP

Potential NTIT Projects

Attached is material concerning a possible redevelopment
effort in the Bronx, New York which would appear to
gualify for consideration as a new-town-in-town project.
I suggest that it be included in our inventory of such

projects for closer consideration if and when we are
preparad to open the Program.

Deputy Administrator
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VICE PRESIDENT AREA CODE 301

April 20, 1977

Mr. Lester Goldner
Department of Housing

& Urban Development
451 Seventh Street, Room 7143
Washington, D. C.

Dear Les:

As I mentioned to you on the phone last week, the enclosed
is an example of the direction that new towns, or "new urban
communities", might take. Assuming that the assumptions behind
this draft proposal were to hold up under analysis, this urban
center would have the basic advantage of a rational location
within a regional scheme of urban growth, which would ensure local
support and a good market. Further, implementation would enjoy
the advantages of a reascnably clear site, mixed use, relatively
high density, excellent access, and joint development. Naturally,
development in this area would have to overcome the problems
created by a severely depressed neighborhood. I do not mean to
belittle these problems, but a possible solution would strike me
as something that would be appropriate for HUD's interest.

Richard M. Rosan is director of the Mayor's Office of Develop-
ment in New York City. Although he appreciated the potential of
such an undertaking, he feels there is inadequate support, par-
ticularly in the form of Federal programs, to justify his attempting
to initiate the project at this time.

Thought you might be interested.

Yours tr

: VELOPMENT RESEARCH DIVISION
Stephen D. Julias, IIT

Vice President

rw

Enclosure




December 15, 1976

DRAFT

MEMORANDUM
TO: Richard M. Rosan
FROM: John West

RE: Bronx Center Access and Development Study

The Bronx lacks a downtown. Like the rest of the region, The Bronx depends
on Midtown and Lower Manhattan for jobs, shopping, and services. This is
appropriate to the extent that activities are best or most effié]ent]y pro-
vided there; however, mahy uses are of a more local nature and can be
conveniently located outside of Manhattan. Downtown Brooklyn, Jamaica,
Yonkers, Newark -- each constructively complements the Manhattan central

business district.

ProPer!y planned, designed, and developed a new regional subcenter in The
Bronx could be of substantial economic benefit to.the City and a key to the
revitalization of the South Bronx. Such a center would generate neﬁ real
estate and business taxes. It would provide the services, shopping, and
environment necessary for new housing_and offices. It would attract ex-
penditures for goods or entertainment that might otherwise occur outside
the city. It would even encourage private investment in the center and the

surrounding area.

In addition to a convincing and flexible plan for the project -- and, of
course, public and private support -- the successful development of a downtown
in The Bronx depends on the selection of an appropriate site. A center will
require excellent access both by transit and by highway; a large amount of

vacant or underutilized land, preferably publicly owned or inexpensive; and
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supporting or compatible neighboring land uses, including conveniently located
services, such as schools and hospitals. |If most of these conditions already

exist the amount of public investment that will be needed is minimized.

There is one location in The Bronx that very nearly meets thefe criteria:

the area north and south of 149 Street just east of the Grand Concourse.

This is potentially one of the most accessible spots in the city. It is
the'intersection of the Jerome Avenue, White Plains Road, and Dyre Avenue
branches of the Lexington and Seventh Avenue IRT subway lines. It is the
Jjunction of the Hudson, Harlem, and New Haven rail lines to Grand Central
Station. It is also convenient to the Grand Concourse, the Major Deegan
expressway, and the local street system. The bus system i; focused a few

blocks east at 149 Street and Third Avenue.

There is plenty of land for new deve]opﬁent. More than 50 acres are now
vacant above :;éeadjacent to the railroad right of way; Nﬁfth 6fulh9 Street
most of thls is planned for housing and a ﬁommunity college whjch, under
current circumstances, are unlikely to be built. Additioh%l sites contain
small, decrepit buildings and vacant lots. Proper;y values are geﬁerally

low, reflecting the problems of the South Bronx, and much of the land is

in public ownership.

The area is bounded by relatively stable neighborhoods. To ;He'north, along
the Grand Concourse, there are old but apparently sound abarfﬁént bufldings.
Also to the north is Concourse Village and, at 161 Stréét, tﬁe.B;onx court
buildings. To the east are Jackson, Melrose, Patterson, Hott.Haven. and
Mitchel Houses, providing some insulation from the burnt-out ﬁort}ons of

the South Bronx. On the four corners of 149 Street and the rallroad cut

are an office building, a post office, a recent U.D.C. housing project, and

the new Lincoln Hospital,
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In short, the site is remarkably favorable for redevelopment as a regional
subcenter -- a new town in town. The City has the opportunity, with modest
additional public_ﬁnvestment, to obtain substantial economic benefits and to

establish an anchor for the redevelopment of the South Bronx.

Joint Development

A technique that would be particularly appropriate at 149 Street and the Gfand
Concourse is "joint development''. This is a current term for cooperation between
private entrepreneurs and public agencies in putting land to new uses. In
particular it is used to describe the construction of privately financed build-
ings constituent with new or improved public. transit facilitles. T{pically
these are new offices, apartments, or stores adjacent to a new subway, rail,

or bus station.

Joint development uses special zoning, mapping, and other contr01§ to ensure
coordinated design. It involves the public acquisition of land and its multiple
use, both during the various stages of construction and afterwards, so as to
provide adequately large and properly located sites at appropriate times and
reduce the land, the construction, and the financing costs that must be borne

by both the private and public components of the project. Joint development
also uses land leases, special a%épssments, or tax fncrement districts to
recover a portion of the increase in property value and to help finance some

of the public improvements.

The essence of joint development, however, is In the complementary markets for

built space and for transit that are induced by a properly located and well

designed project. New accessibility provided by the transit Improvement can




increase the attractiveness of the affected land for a concentration of new
uses that in turn can increase the use of the transit system. The potential
to realize these advantages varies, major consideration being location, the
interface with other means of transportation, the compatibility of neighboring

land uses, and the degree of anticipated increase in land value.
Improved Access

The first opportunity for increased access is to establish a stop on the rail
line and provide a convenient interchange with the subways and buses. This
would give rail commuters alternative routes to destinations not convenient

to Grand Central and facilitate reverse commuting for reslidents of The Bronx

to jobs in the suburbs. By itself this is simply a new transfer between modes ;
however, properly designed in combination with new buildings and activities it
establishes the concentrated accessibility to an attractive place necessary for

2 downtown to begin to grow in The Bronx.

Cther opportunities to improve access rest (i) in the institution of a loca.
service on the rail lines priced comgﬂ%tﬂve]y with the subway, (ii) in a pc =cy
to limit express bus service to Manhattan in favor of transfers to rail ~r sub-
way at 149 Street and the Grand Concourse, (iii) in the constructior of the
Second Avenue subway to a temporary terminal in the r;ilroad right of way at

149 Street and the Grand Concourse, (iv) in the extension of the Second Avenue
Iin; north and/or east of that temporary terminus (possibly replacing existing
elevated lines), (v) in the establishment of a bus terminal (perhaps with ramps

directly to the Maior Deegan expressway) for local, express, and even Inter-

city buses, and (vi) in the provision of public parking and an improved street




system. Although any such stops would enhance accessibility, it is not now

obvious what improvements might be necessary or most useful.

"

Mixed Use Development

Thé watchwork in designing a successful urban center ié "mixed use"...ths is
because a combination of uses hés‘greater economic strength and generates a
more interesting environment than does a single or dominant use. For example,

a restaurant in an office district might be open for lunch five dayé a week,

in a residential district it could expect a market for dinner every niﬁht, near
a group of theaters there would also be demand for a late supper. In an area
that contains offices, residences, and theaters the same restaurant would expect
to sell many more meals each week. In fact, the stronger market for meals might
support enough restaurants and the competition might Increase the quality and
variety of the restaurants such that they would begin to atfract business from

a much larger area.

In as much as individual uses gain economic strength in appropriate combinations

with other uses, a mixed use development provides a higher rate of return on
investment, more jobs, and more public revenue than if the uses were developed
:Eeparately. However, in addition to making the most efficient use of an exceptional-
iy accessible location, a mixed use development has the potential of producing a

superior urban environment -- a fortunate linking of economic and social benefits.

Kinrs o

Thenuses that might eventually be incorporated in a center at 149 Street and the
Grand Concourse include office, residential, retail, hotel, entertainment, and

serviceg. The best combinations of uses, as well as when and in vhat amounts

they should be provided, would have to be studied.




Some uses are already present. The majority of buildings to the north and
east are residential. There is a modern office building at the south east
corner of 149 Street and the Grand Concourse, but it is apparently vacant.

Services include Lincoln Hospital, the post office, and a number of schools.

It might be best if the center initially concentrated on retail and enter-
tainment uses -- a shopping mall with two or three department stores; a group
of movie theaters, and some restaurants -- in combination with some residential
and a small amount of office space.

The shopping would aim at a regional market, accessible by eithé} transit or
;#ﬁ;;;;;;a would serve a much larger area than do the store§ on elther.Third
Avenue or Fordham Road. Although the new shopping would compete thfough
proximity with even the neighborhood aspects of the existing shoﬁping on

Third Avenue, its effect on Fordham Road, or 125 Street in Méph#tfah. Qould

be much less. : A=t

The lobbies of the residential portions of the project might openlonto tfe
shopping\mall, using it as a kind of main street for the center. Although
the nature of the residential market remaihs to be detérminad,.if thé pfﬁject
were properly designed and developed at an adequate scafé, it seems probable
that a mixture of tenancies, including middle and even upper inéome, would

be possible.

The current market in the City suggests that at first alsmall amount of office
space should be built. Some might be occupied by professiopals -- lawyers

doing business at the courts on 161 Street, doctors serving the new and exist-

ing residents -- and some by the City or other governmental agencies. Additional
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space would be built later, when the center is established and the market

for office space improves.

Other uses that might best be included in later stages of the project are
cul tural facilit?ﬁ == such as a library or theater =- and perhaps a hotel.
Like office and residential space these also add to the market'fﬁr retail
uses. The concentrated mix of activities tends to create an acfive, vafied,
safe, and interesting environment and, not incidentally, to Increase the use

of transit throughout the day.
A Program of Work

The objective of' the following work progfam is to provide the Integrafed
planning and to generate the interest and commitment nécessary to establish
‘a successful regional subcenter in The Bronx. It includes analyses of the
market for development of such a center and of ways to Improve access to the
site. |t prepares a flexible plan for the area based on these analyses and
other considerations. It translates the plan into a system of controls and
incentives -- mapping, zoning, financing, urban deslgn, qondemnatlun e to
coord:nate publlc and private efforts. All of this is orqanl;ed.sq as to
elicit the approvals and obtain the commitments neéessary to beéf@_bu!lding
the center. : R :a'  5 n,;.?jvj.f

The work program is divided into eleven tasks which are organlzed in four
phases, during which groups of tasks are conducted concurrently The first
phase consists of gathering information about the site? Inclﬂding a markét
;nalysis and an assesshent of possible access improvements, fhe second phase

includes the design of various transit improvements and developmenf configura-

tions and consideration of their effects on the marketabj]ity of the project

and its relationship to its surroundings. The third phase resolves the best




It is expected that once the study began, and both the project staff and
consultants were able to begin work, phase one would require six to nine
months, phase two fine months to a year, phase three six months to more than
a year, and phase-Four about nine months -- a total of two and a half to

three and a half years.

Task 1 - Inventory Available Information

This task will assemble existing information in a format useful to the:studyf
Although additional information will be gathered Tn other tasks as it is
needed, this task will provide an inventory of what is available and prepare
common Items, such as base maps. The task consists of four parts: (1) pre-
paring an inventory of information and sources, including a bibliography of
relevant books, reports, articles, and othef items, (3}) adapting or drafting
base maps at several scales and to a standard format, (i11) recording land
use, utility, transportation, and other information oE_appropriate base maps,

or as tables, graphs, or other kinds of displays, and (iv) making a collection

of slides descriptive of the project area.

(i) The invéntory of information will include maps.of ihe proj;ct area; plans
of the railroad and of the nearby subways and stations; basement, grouhd flccf,
and otﬁer plans of selected buildings; utility &rawings; land use; assQSSEd !
values; property ownership; subway, rail, and bg5_rohte§, volUmes, and schedules;.'

traffic counts; census data; planning reports; and other ltems relevant to

the area or the project.

(ii) Base maps of the region or the South Bronx will be adapted from existing

maps from the Department of City Planning or others. A base map of the project

area (at perhaps 1' = 200') will be updated and redrawn from 6ther maps. A
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set of detailed base maps (at perhaps 1'" = 80') of portions of the project
area showing conditions at, below, and above street level will be complled
from tax maps, buﬂlding plans, subway plans, and other drawings. .AII df the'

new base maps will be to a standard format. : 5 ;-:_;f? o

(iii) Selected information from the inventory w:ll be d!sp]ayed e|ther on the

base maps or using other forms such as tabTes or graphs. *'*iVQ f'ﬁ

e

{iv) Slides will be made show:ng the exist|ng conditlons and activitles in

the project area. This will be a comprehensive collectlon useful both for

reference and, in combination with slides of graph:c materla1s,frpm this andﬁjl

*y ob o e St T
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other tasks, for, making presentations of‘varipus aepectﬁ of_theIStpdy.
: : ’ f'_-_' o 2 L g

This task will be the responsibility of the project staff. '_lt's_;ddcumen,tatrdn_.'

will include a bibliography, source lists,-base maps, grephlcs, end slides. fe

Task 2 - ldentify Feasible Access ImprOVements _:';f}‘

This task consists of three parts (l) descrlblng an !nclusIVe llst oF
possible access |mprovement5. (ll} obtainlng transportation and populatlon
data and projections for the area likely to be affected by the lmprovements,

and (i1i) analysing the possrble Inprovements to determine the!r usefulness

(1) A list of possible |mprovements would lnc?ude‘_a new rallroadlstatlon ae
149 Street with convenient transfer to subways and Iocal buses*'reroutlng '
local buses to this rail/subway interchange, a termlnal (with storage?) Fer f;'
both local and express buses with convenient transfar to both subway and ral!

" an inexpensive and frequent local service on the rail ]ines; pub];c parklng

both for local access and for transfer to transit; pfeferentialfor exclusive
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lanes and ramps for buses; ; temporary terminus of the Second Avenue subway

in the railroad right of way at 149 Street (with the Mott Haven yard for
storage?); extending the Second Avenue subway to the Grand Concourse line;
extending the Second Avenue subway in the Park Avenue railway cut; extending
the Second Avenue line in a new underground route, possibly elong Bos ton koad,
to the Dyre Avenue line; and replacing the Westchester Avenue elevated (and.
the former Third Avenue elevated) with a new IRT subway,.Pessielf:aiong_qufon
Road, between 149 Street and Third Avenue and the Dyre Avenue and hhite ?fains

Road lines.

For comparison it will also be necessary to Identlfy other proposals for im=
proved circulation in The Bronx that may not lmprove access to 149 Street and

the Grand Concourse.

(ii) In order to determine the effect of varlous posslble Improvements, currenf
information and projections will be obta:ned on the dlstrlbution and character-
istics of population and on the uee of transportetion, The area to be covered
‘Is The Bronx and portions of Hanhattan.and westchester It !s anticipated .
that all necessary data will be available from, the census, from translt :
operators, and from local plannlng agenc}es. No survey 1s p]anned however;
it will be necessary to organize the data and recast pro]ections ln a form

e
(R

useful to this task.

{:ll) The possible |mprovemeets will then be examnned tc determine the nature :-
and degree of increased accessibility to the vlclnlty of Ihs Street and the
Grand Concourse. Thelr effect on clrculation within The-Bronx'and the regnon .
will also be estimated. The assessment of the feasubillty of each p055ible ;
improvement will be in terms of the numbers, characteristlcs, and Iocatlons oF

people served; the frequency, capacfty, and speed of sery:ce, approxlmate




capital and operating costs and efficiency; and the relationships of various

improvements with each other and the existing systems.
: _

This task will be the responsibility of the transportaelon consu[tanf, The
list of possible improvements will be compiled in coopefetlon wfth the.projecf
sfaff and knowledgeable individuals such'as.may be foun& af.the Depa;tment of
- City Planning, the Transportatlon Admsn!stration, the Hetropolrtan Transporta-
tton Authority, the Trl-State Regienal Planning Commlsslon, the Reglonal Plan
Assoclation, and e}sewhere The conduct of the task and lts conclusuons will

be fully documented in a technical report by the ;ran§por;atlen_consulfant.

_Task 3 - i.denti_f'y Potential Real Estate Markets . -

While task two cons:ders the nature of the smpruned.access that wou]d be prov:dedl
by certain improvements, task three wiIl consider and conditlons, 1nc]ud;ng Im-
proved access, necessary for the success of varlous coéﬁinatlons of uses 1n the
v!c!nity of 149 Street and the Grand Concourse. The task wIl! cons:st of three
barts, (I) Identlfylng the overall market. (II} ldentlfylng the condltions neces—?u
sary to attract parts of that market to the project area. and (lll) determlnihg
the best mlxture and the proper staging of uses !n the pknject area.n In each

: part, the prebable effects of the center on nelghborlng ahd other areas wIlI :k

be estimated

(i) The ana1y5|s of the overall real estate market wll!-ldent{fy current demand
‘and project the probable demand for several categorles 9# use wlthin the New

York C:ty region during the next two or three decades._ Thelceeegeries would
include retail and servlce (by type of activ:ty and lncome leve! ef cllentele),  ?;55

residential (by type and size of, dwell|ng unlt and Income leve1 of‘tenants)

offlce, community faciilty. and lnstltutional Uses.




(ii) The analysis of conditions necessary to attract uses to the project area
will identify both physical improvements and programs. Access nilt be con-
sidered generically rather than as specifie improvements as in task two.

Other conditions might include the convenience of recreation,';hoppfng, or
services, the perceived safety or cleanliness of the area, Of.the cost or.;

quality of space.

(iii) Within the constraints of the overali market ann £h; general condttaons
of the site, the character of the development !s an 1mportant factor In :
determining its attract!veness. Thts lncludes the mlxture uf uses w|thin the
project area, the amount of each use and the order in Nthh USes are bu[lt,
and the nature of the relationships between new development and the adjacent

neighborhoods. 5 1% --1in‘“

. This task will be the responsebtlity of the real estate conaultqnt. The : g

conduct of the task and its conclusnons Wlll be fuIIy documented.in a tech“ ]

nrcal.report by the real estate consu];an;f e
o AT : BN el e
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" Task 4 - Plan Access Improvements - pit e o
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This task will prepare prelimlnary plans for the aCCess Imprnvements designated

in task two (identify feasible access |mprqvements) shawtng alternative ways

of accommodating them in the Project area.l i ilﬂ

It is anticipated that there will be several sets Df plan$,show1ng dtfferent

combinations and configurations of improvements. Each alternaftve will be

designed to allow flexibility both as to the order and as to whtch of the parts

are eventually built. They will Indicate how constructlon mlght be staged so i

as to leastndisrupt current activities. The p]ans wtll be ln adequate detail

to show p]atform locations and track alignments for raflroad and subway. bus fe
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routes and terminals, parking, traffic, pedestrian circulation, and transfers

between modes. They will also include approximate costs.,

This task will be fhe responsibility of the engineering cohsuitant.' It wlll be
coordinated with concurrent work by the project staff in task five (plan slte f

use). The task will be documented by the englneerlng consultant wlth p!ans, .-f

sections, and other material necessary to fully descrlbe the best solutions.. ,.f ’

% I ¥
-.‘4_,__._ :_...,.,..._.,.-_H.L._ .._w..,..;..,. 1.,-..1 .-,

: ‘S- - : . i i ¢ b ‘ ‘:‘ : . _.' _I:“ .‘ :'::_ e
Task A = Plan site use i S5 it ':ﬁl}_'fzf -

This will be in a form useful for task slx (prepare a plan for tmp1ementatlonl

This task, based on the likely programs of land uSé* dcturmined in tusk thre
(identify potential real estate markets) and In coordlnation w:th the pians for

access improvements being prepared in task fnur (plan access ImprOVemenaJ, w:1l

prepare preliminary plans showing alternatlve ways of redcve!oplng the pro]ect area,

) 7 ?.._ i
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These plans will be concerned generally with the entlre area approxlmately wlthln

-

wa!k|ng distance of IQS Street and the Grand Concourse, hut they wiil concentrate
~on the use of the area above the railroad right of way and adjacent vacant orll
underutilized properties. They will show a]ternatlve uses, denslttes, and Stag#ng
reflecting different strategies for deve]npment based on such factors as the avaml-
ability of financing (including subsrdles), the relatlonship of public and prlvate

4

components, the tlmlng of various access |mprovements. and ranges of market expecta-
[ i ity

tions. The plans will show the relatlonsh|ps among publ:c areas.:new bu;ldlngs,

and access improvements ; particularly where there are opportunlties fnr joint

development. They will also indicate how new development fl:s_lnto the existing

context, the staging of construction and the temporary use of some areas.




This task will be the responsibility of the project staff. It will be cnordinapeo
with concurrent work bY the engineering consultant in task four (plan access
improvements). Th; task will be documented by the project staff with plans, section
and other material necessary to fully describe the hest so]u;ions. Thie will be in

a form useful for task six (prepare a plan for imp!ementatipn).

Task 6 - Prepare a Plan for Implementation

]

This task conslsts of four parts: (!) dlscusslng the varlous plans for ac:ess

“ Improvements and slte use with Interested partles. (! ) derivtng a best set of
proposals, (ii1) obtalning necessary or approprlate prallmlnary apprwvals and
commltments. and (iv) refining the plan to the polnt that lts various elements

cen begipn to be !mplementec. : : f' ',a-{;--~j_{:r ?uL.L,.T .;ﬁijii

(i) The documentation of the previous tasks, partlcularly tasks four (plan
access improvements) and five (plan site use) wlll have prcduced most of thel
material necessary for presenting the various plans for fmproved access and

for the redevelopment of the project area. Thls documentatlon w{ll he used 35.
a basis for discussions with representatives of the ad}acent neighborhoods, of
affected agencies, property owners, lnstTtut!ons,_gusqnes?es, ptospec?ive e

developers, and others.

(ii) On the basis of these discussions and further analysis, the preliminary
plans for access improvements and site use wlll be reduced to a Single set oF
proposals that are agreeable to most parties and are most ltke{y to realize the

¥ i & - ViR

potential of the site. Pl ) o i e i




(ii1) This process of discussions leading to a best set of proposals is also
intended to obtain preliminary or conditional support from those individuals
and groups that will be affected and to begin to elicit interest from developers,

sources of financing, and others necessary for implementation, .

(iv) As the plans are adjusted to better reflect reality and to achieve general

acceptance, they will also be transiated into the ‘egislatlon approva\s. lnd

e

commitments necessary to effectively encourage and coord[nate Implementation.
This will include recommendationifor special zoning, urban renewal, jolntj' .
development, special agencies, mapping, funding, taxing, land vauisltTon{'and

b i

public improvements, as may be useful, o Semad s e G e

This task will be the resoonslb[l}ty of the projoot ofaff'.howeﬁer, it wfl};
require the support of the tran5portat:on, real estate, and engineerlng con-
sultants -- and possibly of special consultants in such areaslas real estate ; :
law or finance -- in presenting and refining the proposals and outllnlng some i
of the necessary controls and incentlves. The rasult of thls task wlll be a
detailed program of work for tasks e|ght (design access lmprovements), nlne

(package development proposals). and ten (Instltuta deve!opment controls)

It will also provide the basis for task seven (pubiish planl

Task 7 - Publish Plan - R i

i
e

Task six will provide an agreed plan for jmprovinﬁ acceos sﬁ& redevelooiog thé
vicinity of 149 Street and the Grand Conoourse. lolﬁilf 5156 ha§§ cohsioored.

the environmental and other Implications of these proposals. Ta;k seven wifl
organize that material and publish it as a rapo}t; possileitftjéo “Broo¥ 6entof'l.

Access and Development'',




