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REVITALIZATION OF OUR C.B,D,8

Talk Given in Lansing, Miohigan, May 23, 1957

In the last five years it has besome apparent that we
must stand back snd look objectively at omx C.B,D.s
We are faced with:
-«gonstantly inoreasing vehicular conjestion
-=a genersal d screase in downtown retail sales gain
«=increasing dgo of dountown structures and the
fringe properties
ssintensive competition provided by suburban shopping
distriots
-wgnd, in some cases, most discouraging of all, a
atandepat, ostrichelike attitude on the part of
responsible businessmen and oitisens.
Before we can really understand how these various problems
may be solved, we must examine sach carefully to see to
what degree 1t really exists.
Usually, the problem of automobile traffic is oonsidered
the most pressing of the five, National vehiocular
regiatration has inorsased 75% in the last 10 years, This
increase has og&ned practiocally every major thoroughfare
from New Ibrky%a California and from Florida to Washington
to have 1tt,;rrioiontxaarryiug capacity far exceeded, daily,
The strange part of this is that praotically every highway
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report shows that 50% to 70f of the total traffioc entering
downtown on these slogged thoroughfares have no destination
downtown, When we further consider that streets and alleys
usually pocupy between 40% to 508 of the ground area in the
downtown sestion, we can see that through traffio can no
longer be considered a benefit to the merchante-or to any
other downtown businessman. In faot, the United States
Department of Commerse disoovered that only 15% more autoe
mobiles enter the downtown sections of cities of more than
one million population than enter downtowns of cities
between 500,000 and one million, These figures illustrate
that a drastis iovolins of the automobile absorptive capacity
of owr CeB.Des ocour as a oity grows., This leveling off oan
have only one meaning - that the number of people entering a
downtown to perform business, to buy goods, to attend theaters,
to live in hotels, to vislt our governmental ocenters, cannot
possibly inorease in any kind of healthy proportion to the
vigorous population growth needed and expested in most of
our communities,

Our seocond problem is the decline of retail snd service

sales downtown, In a recent compilation of data from 35
dities, the Bureau of the Census reports that downtown

szles between 1948 and 1954 inoreased only 1{£., Total
suburban area retall sales during the same period inoreased
more than 508, These figures admittedly provide an overe
simplified picture of the situation, But they are indiocative
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end, unfortumately, occowr in almoat every oity in which
our firm has been commissioned to study C.B.D. problems,

A recent trend has been to eliminate the so-called
convenloense goods cutlets in our downtown distriota,
Thus, foed stores, hardware stores, drug stores, and other
establishments which fulfill the day to day needs of the
consumer have tended to decentralize and locate on the
fringe or cutside of the central business districtss Of
course, an ideal downtown ghould concentrate on the
retalling of shopping goods. It should participate to

a much smaller degree in the sale of convenience goods,
and this natural trend has accounted for some of the
disparity in relative downtown and suburban growth
patterns,

But, it should also be realized that as distancea between
the residential areas and the central city grow, the
downtown core must be made more and more attrastive for

it to hold even its portion of shopping goods sale,

How thia power of attraction can be retained and increased
is the sssence of our getetogether this evening, and we
shall discuas it in graphic form shortly.
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The third problem faced by our existing downtown is one
of physical deterioration. Starting at the hard oore-
the former 100£ corner-and proceeding outwards a distance
of from two to ive blocks, depending on the sixe of the
city, we almost invariably find a ring of sube-standard
struotures end land uses. Needless to may, one of the
najor efforts of any revitalization program must be to
make optimum use of this land, which is now largely wasted.
Comprehensive soning plans and ordinances, reinforced by
strong community efforts, must provide well thought out
methods for the replacement of bulldings contaimed in
this ring. If nothing is done, the constantly deolining
building and land valuses lead to declining tax essesments
or increased vacancies, Both result in lower tax returns
from downtown property and tend to damage the entire
community tax base.

In a large city in which we recently made a study, it was
eatimated that the central business distriot roaumu.
approximately 25% of the total oity real estate tax inoome
end 10% of that of the county, Studies in other communities
show that downtown can generally be expected to provide
between 10% and 20X of the total city real estate tax retwrn.
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Such a substantial return cannot be lowered without
serioualy affecting tax rates in all parts of the
sommunity, yet 1if no improvements are projected for our
downtown areas, no plsnning done, no program of replace-
ment provided, there is no alternative but a lower tax

- return,

The fourth problem faced by our CED conatitutes the basis
of most excuses for downtown decline, This is the actual
or imagined effect of suburban shopping distriots upon
downtown sales, It is diffiecult, if not impossible, to
measure the effect that & new shopping center distrioct
will have on the CBD., However, survey after survey of
buying hebits have proven consistently that the customer
will continue to shop downtown. Recently, for example,
Ohio State University sampled shoppers in three cities,
They found that in 16 oub of 23 shopping satisfaction
faoctors, & greater percentage of the sampled groups in

all three citles expressed preference for downtown
shopping«

Our fifth problem, that of the passive attitude on ths
part of downtown businesamen, is fortunately becoming
easier and easier to solve, Communities all over the U,S3,
are realizing that they have a bear by the teil, The
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automobils, the subwbs, the blight, are all day to day
reminders that something has $0 be done. This awareness

ia the first step needed to initiate searches for noluts.ona’
to the previous four problens.

Row that we have the major problems on the table, we oan~
ask what is a constructive, effective approsch o be used

in restoring the health of our downtowns! At this point

in most disousaionsa, I am agoustomed to hearing a note-so~
amall voice from the baock of the auditorium saying "wWhy
should we waste our time and owr money trying to revitalise
downtown? Is 1t worth saving? Why not be satisfied with
our present position? Why not let the trade center move

out of downtownt" 0Of course, these are legitimate questions,

and they must be answered,

There are many exoellent reasons why downtown, in most
cases, not only should, but will, remain where it is.

Some of these are commercial, some olvic, others are
historis or cultwral. Commercially, we find that downtown
contains the home stores of nearly every major merchandising
operation conducted in the trade area. We also find that
investment in downtown construction and land is usually
higher than anywhere else in the olty. If we allow this
investment to deprecimte continually, it cannot help but
seriously affect the economic health of the community,
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Conmercially, also, we must oonsider the large downtown
population ktmiuhod by our govermment agencies, owr
offices and our hotels. The significance of this downe
town population as a buying potential, is dramatically
11lustrated in Miami, Florida, whers it is estimated

that one out of every six employed persons in Dade County
works in the Miami CBD,

Conaider for & moment the concentration of governmental
functions in our downtowns. Downtown atill provides

the most oentral looation for those citisens wishing to
communioate with government departments, The number of
businesses which make use of governmental reoaords, and
thus are oonveniently loocated nesr to downtown, is
enormous, Attorneys, title abstract offices, mortgage
offices, real estate offices, all funsction around the
very nscessary municipal, county and state oivic ocenters.
Thus, these sivic centers provide strong business service
anshors for downtown and make it extremely unlikely that
a major relocation of these facilities would take place,

Historiocally, of course, every oity develops at a
specifioc point for & good reason, Usually, geographio
conditions based on acocess to trade routes furnished the
initial impetus, Around the first business corner,
usually developed larger and more permanent struoctures,
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These, in twn, becams centers of ocommerce, culture and
govermaent, and wéll established as t he core of the oity,
Prom this core, generally, owr cities have grown outwards,
and downtown has inherited the sdvantages of central
location by virtus of this natuwral outward movemsnt,

Thus, the historical pattern of growth coupled with the
strong ties of tradition, make it very unlikely that

a mgjor displacement of the CED will ever oscowrs

From a cultural standpoint, it is only neocessary to

take a short walk around downtowns to see that they are
the home of the theatres, museums, libraries and other
points of cultural interest, Although, here in Lansing
many of ‘yeur oultural esstivities are concentrated on the
beautiful campus of Miohigan State University, this is

no reason aotive steps should not bs taken to re-~integrate
entertainmment and cultural faoilities into Lansing's

downtown area.

Most impertant of all, we must consider the feelings of
ths people who are the final judges as to whether or net
they will use downtown, We must always keep in mind

that the essence of urban living 1’u peopls, not autoe
mobiles, not buses, not strestoars, but people, People
buy goods, seeée plays and movies, eat in restaurants, rsead
in the libﬂmiei. work in offices and storea and sleep in
hotels., These people have indicated that they prefer to
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to use downtown shopping facilities, Their reasons are
legion, and include such things as @koatn’ varisty and
range of atyles, sises, prices and quality; it 1is the
best place to meet friends for shopping trips; it ias
most convenient for publio transpartation; it 1is
poasible to combine shopping trips with other things
one may went to doj it provides a little outing away
from home., Thess are yardsticks of desires of the
people, and when combined with our other reasons,
furnish one of the soundest u-gmnf.: for revitaliszing
our CBD,

Now that we have all of the facts at hand, and have
convinced this voice at the back of the audidorium
that we ahould rev_}.ﬁl&sc our downtowns, just exactly
what do we db? Let us look at an asctual ¢ity wherse a
revitalization programn has been prepared., Three years
ago, Mr, J. B. Thomas of the Texas Eleotric Company,
retained our organigsation to study the CBD of Fort
Worth, Texas, to ses what ocould be dons to provide
direction to its growth. The results of this study
have been significeant. The dynamic acoeptancs of the
program presented is now being transformed to a working
reality.

It should be strongly emphasized that the solution for
Fort Worth is not necessarily applicable to every olty,
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Each urban community is unique and the problems encountered
are different in every case; however, Fort Worth provides
us an axample of how good planning prineiples can be
applied,

If we may have the 1ights out, please, I would like to
trace the hiatory of the Fort Worth study as an example
of what conatruotive, positive thinking can mean to a
community,.
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#l. ¢ « . ¢ v s a4 « s s » «To begin with, we need a set of comprehensive
;izg;giﬂiﬁ 2/ goals. Thess goals, based upon the philosophy

of our automoblle age, are

l. Thermost productive use of the land

2. An even flow of traffic throughout the
tributary area.

3. S8Separation of traffic movement and provision
for vehioculer storage.

e A re-integration of commercial and non-

commerocial activities.

#2. 4 o o ¢+ ¢ ¢« o s o o o« » oNOW, let!s take a look at Fort Worth, speoiseally.
/20 3 100 years ago this dynamic Texas city was a

[ R R

amall settlement with a simple road pattern
and few urban problems. However, by 13890

the horse and buggy was already congesting
the busier streets of Fort Worth, and by
195l the entrance of the automobile had
caused traffic tie~ups and congestion almost
beyond belief. People occuld no longer conme
downtown conveniently, retall sales were
dropping, and all of the othey symptoms of
urban detsrioration were meking themselves
felt.,

This was the problem we were faced with, and
our apprecach hinged upon these four goals you

pee here, Let!'s conalder each of these goals.
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#30 e # » o 2 ¢ s o s v o s +First, the mont productive use of the land,
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The main requiasite of an effective and efficient
downtown is compaotness, Thersfore, only the
most productive use of space should beencouraged
in the Central Business Diastrict. Offices,
clvie, cultural, hotels and, in soms cases,
related services such as wholesale facilities,
should all be arranged so as to relate loglecally
to each other and to minimige servioing problems.

Deleterious uses, such as shown here, should
be avoided, and vigorous free enterprise
stimulated to remove the blight which comes
from poor or inadequate plemming. To bring
about proper use of the land, we must view the
future optimistically and view 1t within

& time mpan that extends a reasonable distance
into the futurej; a span not so shat as to |
rob the master plan of validity for an extended
period, nor so long that we enter the world

of sclense~figtion, 3uch a tims span should
probably be somewhere between 15 and 20 years.
With thias view in mind, let us find out what
an idesally organiged Centrsl Business District
should contain at the end of, let us say, a

20 year period,

This land usage can be depioted on a pie graph
which shoes, as this one does, the various

space requiremsnts for retail, whclesales,
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offices, hotels, civio and institutional,
cultural and miscellanecus. This pattern of
uses 1 what we term conforming, and contains
those functions which ald and enhance, rather
than destroy, the value of our Central Business
District,

We must first determine how much area these
various funoctiocne ahould occupy. This is
determined in a general fashion by an analyasis
of the existing and antieipated trade area
population, Once this population is determined,
we estimate a monetary buying potentisl and
make an assignment of easch type of space
based upon this statiatical analysis. In

Fort Worth we found that the trade area
population could reasonably be expected to
inorease from its present 750,000 to 1,200,000
by 1970, We further found that each sonsumer
in the trade area would require approximately
20 ag.ft. of retail space, LOX of which would

be located in the dowmtown section.

Based upon these estimates, the amount of

retall space in downtown Fort Worth would

have to inc ease from its present 3,800,000 sq.ft.
to nearly 10 million eq.ft. by 1970. This

set the stage for our revitalization study.

Let*s see what this figure means,



Bl

Fbu o ¢ o ® s o o s« + o +You see here, outlined in black, the outline
7406 | of Fort Worth as 1t will be in the future,

It coinolides roughly with the present downtown,
but is slightly less than 2/3 the sise. This
has been made possible by more efficient usze
of the land avalilable, Beginning with the
retall trade data that we have projected,
and inserting ocur 10 million sq.ft. of retail
space, taking into mocount present bulldings
and deairable growth pharanteristics, we find
that our retall marketing area, here indicated
in yeliow, should assume this spproximate
shape and position within our 1970 Fort Worth
downtown.

#le ¢« ¢ o o« o s ¢ 2 o o » o +T0 this retail space we now add other uses,.
sy For example, here we have inserted the wholesale
merketing ares, This faclility is already
present to consideradble extent, and optimum

use 1s nmade of the available structures and

improvements,

#8¢ o ¢ o 2 o 5 o o & o » o oProceeding on down:through allottments feér
120§ office space, hotel fecilities, ¢civic funotions,
cultural and entértaimment facllities and
miacellaneous land uses, aueﬁ as parking, we
find thet we have an efficient, compact
downtown Fort Worth devoted to the most

produetive use of ths land,
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#9. . .h. e s s e s s e+« oNow that we have arranged these uses-in the
rdeg most efficient menner possible we can begin
a study of our second goal ~ a free flow of
traffie throughout the tributapy area., This
goal is defined as the provision of a road
system, seoondary, primary or sxpressway,
cepable of handling a fres flow of private,
publiec and service vehiocles to and from the

Central PRusiness District.

The existing end proposed road net must be
fully examined as to 4its abilities to carry
traffic originating in all parts of the
tributary area in a free flow towards downtown.
We must also keep in mind the needs and types

of public transportation in our studles,

$l0e ¢ v ¢« ¢« » ¢ s o s o o & In respect to free flow of traffic, we may be

/20 sble to teke & lesaon from nature, Let's
look at & stream and itz tributary area,
Water originating from an e ndless number
of springs oolleots intoc brooks, which, in
turn, flow into rivulets and rivers unt;l
they all combine into the mighty stream, And
the stream rolls freely through the land,
terminating in & broad delta and into the

OCORAN.
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#lle o ¢« ¢ ¢ o ¢ s s s s o o The stream of traffic simulates nature's
/R stream in many respects. Its springs are
the residences in the metropolitan areaj
they feed brooks or small roads, which, in
turn, combine into larger roads, into highe-
ways, and finally into the expressways. The
expressway, undisturbed by orossings, roll
all traffie toward the metropolitan core,
But here the comperison ends. There 1ia no
ocean provided for the stream to run into.
Instead, we elither expect the swollen waters
of the mighty traffic stream to suddeniy:
disperse into narrow street canyons where, just
as water would do, traffic backs up until it
swells for miles, like behind a dam,

#12¢ o o o s e s o ¢ s o o o Here we have demonstrated beautifully such

/2R & situation at the rush hour in Los Angeles.
Such a scene could bs dupliocated in nearly
any other city in the United States at 5115

in the evening,

#13. ¢ ¢« o ¢ ¢« ¢ « o s o ¢« + INn some cases i1t has been proposed to let

s the traffic stream flow right through the
beaineas core., (Los Angeles and Boston are
examples of this). If the atream is well
banked and only the smellest number of
entrances and exits for traffic are permitted,
traffic will probably move half-way satisfact-

orily.
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The only question isa:

"WHERE TO?T"
Is it really in the interest of the Central
Business District to see to it that as much
traffic as posasible flows from north to south
or acuth to north, right through the downtown
area, or along side it, without the driver
ever being able to enter into the business
area? If such a traffic pattermn occurs, 1t
effests nothing else than that euburban areas
to the north are connected to suburban areas
to the south, or esstern anes to western ones,
in & more efficient manner than they were
before; and that the downtown area is eliminated
not only from traffic, but also from the patronage
and lnterest of the entire metropolitan popula=

tion,

On the right half of this slide, you see another
pattern., It seems to us to approach the
solution in the right spirit. Traffic flows
into a broad,minkvlanod highway surrounding

the core of the downtown aresa,

It functions as a colleoting haain for the
traffic streams and rivers from all sides
and slso makes feasible an exchange from one

of the expressways to ths other,
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Such a loop does not necessarily have to be
a cirecle. If a larger pedestrisn ares has
tc be serviced, it might take the form of a
figure elight or & four-leaf clover, with
possible underground connsctions at the

narrow portions of the loop.

Thirdly, we have stated as a goal the separa-
tion of traffic movementa and provisions for
vehicular storage. In the problem drama of
downtown, the automobile 1a undcubtedly the
villain,

What ig to be done with the automobile?

There are two alternatives:

Either accommodats the automobile-~-and ma
hard es everybody has tried, with trarfiec
slgnals and one~way streets, no city yet
has solved the problem by using this alter-

mtive}

or, leave the automobile out of the ocity
altogether: the creation of & central core,
completely free of all vehicles, a pedestrian
environment at the border of whioh cars will
arrive and will be stored, but inte which
mechanical traffic 18 not allowed to enterx.
The concept of a pedestrian downtown environ-
ment is the cornerstone of our revitalizing
scheme, It is elso one of the most controe

versial ones,
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In our present pattern of oitles, the streets
and roads are used for two purposes. They
are the organizing elements along which all
structures serving human activities are
threaded, but they are also used as rights-
of way, as tracks for never-ending streams of

automobilea, truck and bus traffic,.

We have to separate these two uses from each
other, and we have to give each, the auto-
moblle and the human, their natural habitats
in which they function best,

FlTs o« o o o ¢ 9 ¢« ¢ ¢« v o« o To the sutomobile, the wide, many-laned
/277 roads, with easy ourves, limited access and

arrangements for uninterrupted traffie,.

#18, o « o 2 s + s o ¢ s « o To humen beln s, a truly human environment,

s 278 undisturbed by nolse and fumes, in which
human activities cannot only be most effectively
carried out, but also enjoyed. Let us look

at this matter from another angle,

This graph illustrates the inocreess in the

»
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#19. .
/) g number of automobiles &nd projects the auto-

mobile population to the year 1975,

F#20eee o s o o+ o o ¢« s ¢ o o In Fort Worth, if we want to bring all the

(220 automobiles which would exist in 1975 to a
revitalized and vigorously funoctioning downtown
area, we would have to devote to the automoblle
four times as much apace as to all the ground

floor area of all downtown bulldings together,
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#2le ¢ ¢ o ¢ o o ¢ o o s s o In that cese, we would have to make roadways
/A | more than four times as wide as they are today:
and, in so doing, we would have to demolish
valuable downtown bulldings and would thus

cut downtown into ribdbons arnd slices,

$220 o ¢ « ¢ o o ¢ s ¢ o o ¢ If, on the othey hand, we mske the great
Sl decision to eliminate the autamobile from
downtown, we are regalning something whioh
our cities once had, and which in the past
created the truly desirable urben scene whioh
we still admire,
#23. « « o ¢ o 0 s o sse e » Galeria in Mlilan
;2273
#2lie + ¢ ¢ s 0 ¢ o o s ¢ 1If we do eliminate the automobile from our
ol downtown, how do we handle parking?

The function of a parking facility should be
to collect vehicles at the moat convenient
point and store them so that they are most
accessible to their owners. with the lesst
disruption of other funotions. We have found
that the location of perking facilitles in a
peripheral pattern on the ¢ity alde of our
expressway look around the central business

distriot is the most efficient location,

$25. ¢« ¢ o o 5 o o ¢ s o » JWalking distances are then obtalned which

-
A generally put the furthest point no more than

four or five minutses away.
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In Fort Worth, we found the solution best
sulted was obtained by locating six large
parking gareges on the paripharal roadway.
It 1s proposed that these garages will each
have approximately & 10,000 car capacity.

Separation of service facilities from private
vehicular and pedestrian traffic is another
problem always present, We could meke apace
for servioe vehicles at the street level,

but there, of course, 1t would conflict with
pedestrian traffic,

#28e o o o o o s o o s s o «In Fort Worth, we chose to have all service

et
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run underground, In other cities it is entirely
possible that different methodsuwill have to

be found, and in studying such posaibilities
proper attentiommust be given to economy,

efficlency and aesthetios.

To insure this harmonious grouping in &
pedestrian downtown, we must meke certain that
we can properly appeal to the ultimate consumer,
King Pedestrian, The objeotion that walking
distances are too great are not substantiated
by most surveys. For example, & astate road
department study inFlorida showed that 37X

of shoppers in downtown Misml walk more than
800 feet from their parked automobiles.
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$#30e ¢ ¢« ¢ ¢ ¢ o ¢ o s o o o In New York,we find that by super-imposing a
122¢ map of downtown Fort Worth over Rockefeller
Center, that walking distances assume rather

comfortable proportions.

#3le s o o ¢ o ¢ ¢ ¢ s ¢« o » Parhaps some of you are familiar with, and

;>3 have visited, Northland Shopping Center in
Detroit, Here, Downtown Fort Worth is shown
at the same ascale as Northland, It has been
demonstrated time and time again since the ‘
opening of Northland, that the walking distances |
snocountered from the ocuter reaches of t;ho
parking lots absolutely do not inconvenience
our shoppers, PBResides, walking distances
cannot be measured by feet and inces salone,
The surrcundings and conditions in whisch one

walks are very important,

$32, ¢ o« o ¢ 5 ¢ ¢ ¢ s o s o This pedestrian gets a minimum of enjoyment
/232 from walking even the shortest distance.

#330 ¢« ¢ 2 e ¢ ¢ ¢ ¢ 0 o o ¢ This one, on the other hand, a lady shopper

/233 on New York's Fifth Avenue, seems to be perfestly
willing to walk happily from L2nd Street to |
57th Street, and back on the other side of the
avenue because her sttention 1is held steadily |
by things which interest her: items such as
dresses, fur coats and jewelry. The conclusion
fron these two pictures is that walking 1a»
readily accepted when it can be done in a

pleasant enviromment with properly integrated
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facllities in which interest is steadily
maintained. There are always objections, of
course, that the ooncept of this properly
integrated but radisally different downtown
would not be accepted. However, many building
clusters of this tﬁaa already exist,

Southdale Shopping Center,recently cpened in
Minneapolis, is a good example of such a
building cluster, Here we see the very busy
main court, which certainly seems to be
asuffering very little as a result of its

end ouragement of pedestrian traffic.

Ha¥igg now examined our four planning goals,
we ocan put them together to obtain our
integrated, well planned Fort Worth Centml
Business Distriet of 1970, (Explain Plan)

Looking at this plan superimposed on a photo
of downtown Fort Worth, we can ses what our
Fort Worth of 1970 looks like from the air.

#38,#38. <+ « ¢ 4 « o o o« (Aerial photo of model showing downtown core)

sy, [2YPo 12qs PR, I2FI

f39. #ho, m.m.ﬂﬂ s+ +« » o« (Downtown perspectives)

The planning whioh our office has done for the
revitalization of the Fort Worth Central
Business Distriot 1s now well on its way to
implementation. The concept has been enthusia-
stically received by the public and accepted
by the authorities, It has been made part of



Optional - lion and man -
emerghnolies don't weit,

the offioial master plan of Port Worth., At
present, detslled plans are being drawk for
the belt highway, studlies are being made of
the garage structures and cost estimates for
all portions of the work are beilng prepared.
This action was initiated by one man = but
the plan has now become the property of the
citigens, Individual action, however, has
set the keynote, and it is when the oitizens
in the community recognize the problems and
take the inltiative toc do something about 1t
that plans, dreams and hopes can be translated
into effective and meaningful action. Only
by such cooperation can we make our coities

more livable, more efficient and more beautiful,
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