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August 26 2002 
 
To the Port Authority of New York and New Jersey and  
the Lower Manhattan Development Corporation : 
 
New York New Visions is pleased to share its more detailed comments on design 
issues with the Port Authority of New York and New Jersey (PA) and the Lower 
Manhattan Development Corporation (LMDC) on the six concept plans presented in 
July 2002.  These comments supplement the more general ideas communicated in 
our July 30, 2002 paper “Initial Response to the Port Authority/Lower Manhattan 
Development Corporation Plans”.  We commend the Port Authority of New York and 
New Jersey and the Lower Manhattan Development Corporation for inviting public 
comments about the six schemes that were issued in July.  The development of 
concepts in so compressed a period meant that many issues could not be fully 
explored.  Many issues that were explored were not presented to the public at 
Listening to the City. We therefore especially commend the PA and LMDC for issuing 
the Preliminary Urban Design Study on the web, and hope that it is widely circulated. 
 
It is the intent of this document to inform the development of future plans. Along with 
the economic analyses and the transportation plan that we hope will be presented 
soon, these comments can help further the definition of the uses and program for the 
World Trade Center site and the immediately surrounding area. We are aware that 
many factors will continue to affect the unfolding of the process. New York New 
Visions provides these comments to assist the Port Authority, the LMDC, and the 
public in meeting these challenges.   
 
We look forward is working with to help in the development of future plans.  We thank 
you for your consideration. 
 
Sincerely, 
 
 
Mark Ginsberg, AIA                   Marcie Kesner, AICP 
Co-Chair Executive Committee         Co-Chair Executive Committee          
New York New Visions New York New Visions 
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August 26  2002 
 
NYNV DETAILED COMMENTS ON  
LMDC/ PA PLANNING/ DESIGN: 
SIX CONCEPT SCHEMES JULY 2000 
 
Introduction 
 
New York New Visions is pleased to share its comments on design 
issues with the Port Authority of New York and New Jersey and (PA) 
and the Lower Manhattan Development Corporation (LMDC) on the six 
concept plans presented in July 2002.  These comments supplement 
the ideas communicated in our July 30, 2002 paper “Initial Response 
to the Port Authority/Lower Manhattan Development Corporation 
Plans.”  We commend the Port Authority of New York and New Jersey 
and the Lower Manhattan Development Corporation for inviting public 
comments about the six schemes that were issued in July.  The 
development of concepts in so compressed a period meant that many 
issues could not be fully explored.  Many issues that were explored 
were not presented to the public at Listening to the City. We therefore 
especially commend the PA and LMDC for issuing the Preliminary 
Urban Design Study on the web, and hope that it is widely circulated. 
 
It is the intent of this document to inform the development of future 
plans. Along with the economic analyses and the transportation plan 
that we hope will be presented soon, these comments can help further 
the definition of the uses and program for the World Trade Center site 
and the immediately surrounding area. We are aware that many 
factors will continue to affect the unfolding of the process, from the 
proposed land swap of the World Trade Center site for the land under 
LaGuardia and JFK airports, to the involvement of a wider range of 
design teams, to the collective voice of the family groups and 
community at large. New York New Visions provides these comments 
to assist the Port Authority, the LMDC, and the public in meeting these 
challenges.  
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Memorial Process  
 
The six concept plans do not physically or philosophically 
address the memorial in any substantive way. Space for a 
memorial was largely represented as a color-coded block that also 
represented cultural uses on or near the World Trade Center site.  We 
urge the PA and LMDC in future phases to concurrently conduct 
and coordinate the memorial planning process with the overall 
planning process. 
 
The memorial process must first define the appropriate type of 
memorial(s) for all of the stakeholders.  We have heard that 
everything from the entire site to the skyline, building to the footprints, 
and the act of rebuilding could all be defined as “memorials.”  This 
definition must then direct the design decisions. The level of generality 
of the options presented fails to provide appropriate constraints and 
criteria to inform a creative response by designers. Only the “Memorial 
Promenade” helps to reinforce or shape a larger urban idea or 
organization. Clearly, the memorial sites have the potential to establish 
a sequence of events and a hierarchy of open spaces that can connect 
Ground Zero to its larger context. Future schemes should clearly work 
to resolve the challenges of providing maximum access and 
appropriate sequence of arrival from all modes of transportation to 
allow 6 million or more visitors per year to the site, while still 
accommodating other circulation patterns required by residential and 
commercial uses. 
 
 
Overall Plan Quality 
 
There has been broad agreement that all six schemes lack vision 
but little acknowledgement that vision starts with the program.  
Many competing visions have been raised in the public dialogue for 
this site and for Lower Manhattan —such as office district, cultural 
district, tourist attraction, mixed-use community, and civic center—but 
it is the role of public leaders to synthesize these ideas to create a 
compelling identity for this historic precinct. The World Trade 
Center site deserves a creative and innovative approach to its Lower 
Manhattan context. What we plan and build here will affect Lower 
Manhattan, New York City and the metropolitan region for the next 100 
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years and beyond. This public site must reflect a unified vision that 
reflects the input and endorsement of all levels of government—
national, state and city—and the public. 
 
The World Trade Center site is a three dimensional space—it 
offers opportunities to connect subterranean levels with the 
street and the sky. Each level marks a different experience—a unique 
part of the public realm. For a project to achieve design excellence it 
must address all these places with boldness and grace. Public 
transportation arrival and transit should be connected to the street. The 
potential use of the slope of the site to create relationships to the 
river’s edge and the street are key issues which are not well explained 
or addressed in the options.  This new place could yield an urban 
configuration only hinted at in the concourse levels of Rockefeller 
Center or Grand Central Station. In general, all six options fail to do 
this, seeming to assume the land is flat, with conventional street 
patterns independent from subterranean concourse levels. 
 
 
The creation of a new element or set of new elements that activate 
the city's skyline must be fully explored in terms of both their 
program and imagery.  The prospect of an innovative tower or towers 
that are significant new models for the safe engineering of tall buildings 
should be seriously considered. We urge further investigation and 
refinement of the proposed concept of using a spire to create height 
and profile above tall buildings on the site. The civic dimension of one 
or more tower’s potential as a focal point/s for new and important view 
corridor/s should be considered in more detail. Both viewing platforms 
and programmed space at significant heights have been suggested as 
important components to create a meaningful marker on the skyline.  
 
Explore the wealth of options and opportunities in subterranean 
circulation.  It appears that all schemes include only one approach to 
subterranean connections.  However, we urge maximizing pedestrian 
circulation at the street level and using it to enliven the street and 
support street-level retail and other uses. . The plans as shared with 
the public do not indicate how the underground concourse would 
connect to grade, to open space and buildings, and how natural light 
would be brought into below-grade spaces. Without these studies it is 
hard to evaluate the success of any of the designs. Future plans need 
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to address these issues to allow the public to assess their impacts. A 
landscape approach that unites various levels should be considered. 
Section drawings would help explain the schemes. 
 
Future plans should address the issue of sustainability.  The 
public presentation of the options should include discussion of how 
building orientation and alignment can be configured to maximize 
natural light and minimize the impact of shadows on open spaces as 
well as to mitigate wind tunnel effects on and off site. We suggest that 
future analysis also include strategies to improve the energy efficiency 
of the new development, through the use of systems such as district 
heating; river water for heating and cooling; and of wind turbines for 
energy generation. 
 
Strategies for implementing security measures and response to 
future emergencies should be an integral part of the urban design 
process and public discussion. 
 
 
Uses and Phasing 
 
Future planning and design initiatives for the World Trade Center 
site should publicly consider not just the final build-out but 
interim and short term plans as well. The demand for office and 
retail space in New York City fluctuates and is currently in a downturn. 
Even in the unlikely event that construction could begin soon, not all 
buildings would be built immediately.  Future plans should demonstrate 
strategies for phasing and interim uses that will respond to the real 
estate market and other economic projections currently underway. 
 
A wide range of uses must be considered for the site to make 
Lower Manhattan a 24-hour community. Residential, retail, 
commercial, and cultural uses, for example should be balanced, both 
in terms of phasing and of space allocations. Attention must be made 
to the creation of a lively and healthy streetscape, with a significant 
amount of street level uses—particularly retail—to ensure its economic 
viability. A critical mass of pedestrian activity and retail use must be 
provided. Open space should be designed as an integral part of the 
plan, supporting the projected needs of the different populations—
worker, resident, and tourist—on both the site and in the surrounding 
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evaluated within the context of proposed pedestrian networks 
throughout Lower Manhattan. 
 
Evaluate Service and Delivery System.  Studies evaluating 
strategies for improved service and delivery systems to the World 
Trade Center site and Lower Manhattan should be integrated with the 
urban design options and transportation planning in the next round of 
planning studies. 
 
Undertake Vehicular Traffic Studies. Traffic assumptions about West 
Street need to be carefully examined (e.g., What percentage of West 
Street traffic is local?) and Best Practices Model traffic studies of 
Lower Manhattan conducted. The model must delineate and quantify 
the impact of the system of local and express traffic on the surrounding 
neighborhood assets including streets, pedestrian routes and open 
space.  
 
 
Open Space 
 
The open space plan for the site must provide a powerful concept 
that is both appropriate to its historic mission commemorating 
the events of 9/11 and useable by the local community. Open 
space must be recognized as a distinct land use with programmatic 
and spatial requirements that address the needs of visitors, workers 
and residents. It must not be leftover space. 
 
The design of open space and the design of the memorial will be 
forever linked. Proposals for open space and pedestrian connections 
cannot be reasonably understood without a concept for the memorial in 
place. Issues of adjacency and of compatibility of uses will be critical to 
the success of the memorial since families and visitors may reasonably 
expect a space that is designed to provide solace and reflection.  
 
Beyond the memorial, the master planners must demonstrate that 
the same rigorous analysis and criteria have been applied to the 
design of open spaces as have been applied to other proposed 
uses such as retail development or office space. For example, 
using a New York City goal, a worker population of 50,000 should have 
access to 7.5 acres of open space (0.15/acres/1,000 workers). Are 
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such passive open space needs met on the site or are they met 
through connections to the larger open space network? If so, is there 
excess capacity within the larger open space network or are these 
areas already serving other populations? 
 
Future concept plans need to identify the breadth of uses and 
help us understand where true green spaces will be found. The 
mixed-use framework of the master plan can only be strengthened by 
the identification of key open space components. The rich urban fabric 
of the city offers endless opportunities for open spaces, both 
landscape and hardscape, that support active and passive uses. The 
environmental benefit of contiguous green space across the sloping 
site may be very different from acres of paved rooftop plazas over a 
commercial or transportation hub. At the same time, we should not 
forget that many of the grandest open spaces in the world are 
hardscapes—The Piazza San Marco in Venice and St. Peter’s in 
Rome are two of many examples. Careful consideration must be given 
to a variety of types and uses that will fulfill programmatic concerns of 
usability  
 
Open space and public space are not necessarily the same thing. 
The Winter Garden or Grand Central Terminal are not open spaces by 
conventional definitions but are cherished public spaces. Designers 
should look for opportunities to create new public spaces, new 
memorial spaces, and new open spaces. 
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Presentation and Sharing of Information  
 
The best public planning process includes an informed public. To 
create an open and transparent planning process, one must share as 
much information as possible. The six options, as released, do not 
provide sufficient background on how those ideas were developed, nor 
do they illustrate all of the assumptions upon which those options were 
developed.  
 
The PA/ LMDC have opened up the presentation of the World Trade 
Center concepts to unprecedented public access through Listening to 
the City, the website, and Federal Hall exhibition. But it is essential that 
the Port Authority and LMDC go further than presenting the public with 
updates and draft schemes. They must more clearly outline the 
planning process for the public, identifying and scheduling the 
additional studies and analyses to be incorporated into the project. 
Similarly, the PA/ LMDC must also identify the constraints and 
assumptions that will shape major planning decisions, and explain to 
the public how those issues can or cannot be addressed. As we 
stressed in the July 30 document, the process of determining what will 
be created on this site must be an iterative one. No one has a 
monopoly on good ideas. Full participation by all stakeholders, 
including the public, will produce a popular consensus without 
necessarily preempting excellence in design.  
 
Future studies of the World Trade Center site must examine the impact 
of any plan on the surrounding neighborhoods, including Battery Park 
City, Tribeca, Chinatown, and the Financial District. For example, any 
drawings presenting plans to depress a significant length of West 
Street must be large enough to show how the entrance to that tunnel 
will affect Tribeca. Understanding how development on the site will 
affect Lower Manhattan’s transportation network, pedestrian traffic, 
vehicular traffic, light and air, available open space, as well as the 
overall mix of uses is essential to fostering an informed public debate.  
 
The PA/ LMDC and its consultant teams should continue to explore 
additional graphic means of helping the public to understand the 
implications of individual planning decisions. The comparison with 
Union Square and the computer models used for the six schemes were 
very helpful.  Additional images and tools such as planning diagrams, 
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more comparative scale plans, sections showing above- and below-
ground connections, 3-dimensional animated pedestrian and vehicular 
traffic simulations, and 3-dimensional comparative drawings at eye 
level will help the public understand the plans’ implications for the 
future of downtown. 
 
 

 
 


