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Executive Summary

his draft report describes the

activities and preliminary recom-

mendations of the Civic Alliance

to Rebuild Downtown New York
for the planning and recovery of
Lower Manhattan. The Civic Alliance
was convened by Regional Plan
Association in partnership with New
York University, New School
University, and the Pratt Institute. It
includes over 85 civic, business, aca-
demic, and environmental organiza-
tions. The Civic Alliance is preparing
this report for consideration by the
Lower Manhattan Development
Corporation, the Port Authority of
New York and New Jersey, and the City
and State of New York as they prepare
their plans.

The Civic Alliance began its deliber-
ations in October 2001. We have
shared preliminary conclusions with
city and state officials and the mem-
bers and staff of the Lower Manhattan
Development Corporation (LMDC).
Our activities have already played an
important role in shaping the thinking
and early actions of these agencies and
individuals. The recommendations in
this report will be discussed at RPA’s
2002 Regional Assembly and at
Listening to the City II in July.

|. THE VISION

Lower Manhattan can become the world’s
first 21st century city, incorporating the best
practices in urban design, green buildings and
technology, transportation, and economic devel-
opment. It is altogether fitting that Lower
Manhattan show the way to a new urban future,
in much the same way that a century ago it
became the first great 20th-century high-rise city
built around a modern metropolitan transporta-
tion system. We have a vision of a new downtown
that builds on New York City’s historic past, but
takes it into a new era that will be the best of its
almost four centuries of existence. The new
Downtown is alive 24 hours a day, a place where
people stroll along narrow historic streets that
anchor American leadership of the global finance
system, while simultaneously serving as a home to
diverse and economically integrated residential
communities, stores, schools, universities and new
industries. It is a place with a remarkable number
of parks, with high quality public spaces where
cars were once parked. It is a regional and global
center of culture. It is a place that draws on the
latest innovations in sustainable city design prac-
tices from all over the world to craft a beautiful
and prosperous place to live and work. It is a place
that honors those who died in a terrible act of war
on Sept. 11, 2001, by affirming and building upon
our democratic principles while moving forward
into a more prosperous, enlightened, efficient,
inclusive and vital era.

We can obtain this vision by concentrating on
the decisions we make as a society that build a
future: transportation, urban design, economic
policy, sustainability, social justice and civic
amenities. Our vision for Lower Manhattan is built
around the following action plan:
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the design of a 9/11 memorial, which
integrates the memorial design process
into plans for a successful and cohesive
downtown. This process should allow the
city and state to repair and improve infrastruc-
ture, while allowing various stakeholders,
including the families of victims, to design a
memorial in a participatory and inclusive
process. Without foreclosing options, the
process can recognize the possibility for a rede-
veloped site to be a mixed-use, human-scaled
district, built around the restored street grid
that existed on this site prior to the develop-
ment of the Trade Center and representing the
best traditions of the surrounding Downtown
area.

. Plan for all of Lower Manhattan, not
just the WTC site. Redevelopment of the
WTC site must be part of a broader strategy for
linking social and economic development to
quality urban design and enhanced pedestrian
circulation throughout Lower Manhattan.

. Transportation is one of the pillars for a
renewed Lower Manhattan. Lower
Manhattan'’s transportation system has been
unchanged for more than six decades. At the
same time, the district is the most transit-
accessible central business district in the coun-
try. A bold transportation strategy must inte-
grate existing services and provide improved
rapid transit and ferry access to the rest of the
city and region.

. Expand downtown'’s residential popula-
tion and its infrastructure of civic
amenities. Downtown must become a 24/7
place if it is to succeed economically. Strategies
for creating a more diverse and resilient
Downtown economy must therefore include
the significant expansion of the district’s resi-
dential population and the services they
require—including schools, parks, affordable
housing, and other services. New universally
accessible amenities—including attractive pub-
lic spaces, an accessible waterfront, culture,
entertainment and a range of retail and other
services—will also be needed to attract and
serve workers, residents and visitors. In addi-
tion, housing that is affordable to a wide range
of people is a critical component of the region’s
infrastructure.
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1. Craft an inclusive and fair process for 5. Streamline and make more inclusive the

planning, design and review process for
development projects. Insure that civic,
community-based organizations and environ-
mental groups have input into the design of
new programs and projects, and ensure that
developers face a swift, efficient, predictable
and comprehensible review process.

. Adopt “Green” building and sustainable

development principles. Recognize that
such principles mesh well with the principle of
bold and innovative architecture, universal
design and equitable planning. The newly
adopted Battery Park City green building stan-
dards should be adapted for use in the rest of
Lower Manhattan. In addition, power, commu-
nications, water, waste and other infrastructure
systems must be designed to be as environ-
mentally sensitive and resilient as possible.
Any environmental burdens should not be
exported to other areas, particularly NYC's low
and moderate income communities.

. Focus public funds on infrastructure

and civic amenities. Direct subsidies of
businesses and residences are, in general, not
an effective use of public money. They should
be used sparingly, and only to address disloca-
tions in the immediate aftermath of 9/11.

. Revitalize and diversify Downtown’s

economy. Lower Manhattan must remain an
economic engine for the city, region and
nation. A bold strategy is needed to diversify
Downtown'’s economy by attracting and grow-
ing new advanced technology and knowledge-
based industries, while retaining a critical mass
of financial services. Rather than betting on
individual industries, we should focus public
policy and investments on public infrastruc-
ture and amenities needed to make the district
attractive to any high value-added industry
that is growing or consolidating in the region-
al, national or global economy.

9. Make it fair. Downtown needs a more

inclusive economy. A significant portion of
Lower Manhattan’s economic base has always
been in industries that employ a large number
of relatively low-paid, low-skilled service work-
ers in addition to the white-collar population
usually associated with the FIRE sector.
Downtown’s new economy must continue to
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expand, but it should include a focus on small
and mid-sized business opportunities for New
Yorkers of every skill and educational level,
including the region’s growing immigrant and
minority communities.

10. Make the WTC site part of a larger pub-
lic commemorative space, including a
park on the West Street right-of-way
linking it to Battery Park and the
National Park sites there and at Liberty,
Ellis and Governors Islands. This entire
park network could be managed by the
National Park Service as units of a newly desig-
nated “Liberty National Park.”

11. Develop all plans in an open, inclusive,
democratic process. The LMDC has com-
mitted itself to such a process. LMDC has also
indicated an interest in actively participating
in the Civic Alliance’s Listening to the City pub-
lic participation process. The key to creating
and implementing a bold and ultimately suc-
cessful redevelopment plan for Lower
Manhattan will be the development and con-
tinuation of a process that engages voices from
every group and community with a stake in
the district’s future. The Civic Alliance pledges
to continue to work with LMDC and city and
state officials in shaping these plans at every
step in the process.

I. BACKGROUND

The attack on the World Trade Center struck a
deep and complex blow against our community.
The tragic loss of almost 3,000 lives in New York,
the Pentagon, and in Pennsylvania defies measure-
ment. There were also profound impacts on the
regional economy and the environment and infra-
structure of Lower Manhattan. Some impacts were
temporary, such as the restrictions on access to
Lower Manhattan’s neighborhoods which hit
small businesses and residents especially hard.
Others will linger over several months or years, as
City agencies and utilities work to restore damaged
infrastructure.

While the physical damage from the disaster is
confined to Lower Manhattan, personal, econom-
ic, fiscal and psychological impacts extend to the
entire city, metropolitan region, and beyond. The
people who lost their lives in the attack came from
every part of the region, extending the blow from
Middletown, N.J. to Islip on Long Island, to
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Impacts of the September 11 Attack
* 2,800 lives lost

¢ 13 million square feet of office space
destroyed (17 million square feet dam-
aged)

e Over 700 small businesses closed.

* Over 100,000 jobs lost throughout the
region.

¢ $16 billion in net economic impacts.*

¢ 1/9 subway and PATH lines severely
damaged.

e Heavy damage to power, telecommuni-
cations, and other utility grids.

Greenwich, Conn. Those who lost their jobs came
from every area of the city, many of whom were
low wager earners. (Over 60% of those who were
likely to have been laid off following the World
Trade Center attack earned an average of $11.00
an hour.**)

There are also serious implications for the
regional economy. It is already clear that invest-
ment banks and other major international corpo-
rations will seek to decentralize their locations so
that they are not compromised by the loss of
power, telecommunications, or transportation
access to any one neighborhood business district.
This argues for a broad economic development
strategy that would encourage these businesses to
find alternative locations in emerging districts like
Downtown Brooklyn, Long Island City or other
parts of the region.

[11. REBUILDING DOWNTOWN: WHO'S WHO

e The Civic Alliance to Rebuild
Downtown New York has been convened by
Regional Plan Association in partnership with
New York University, New School University,
and the Pratt Institute to develop strategies for
the redevelopment of Lower Manhattan in the

* New York City Partnership & Chamber of Commerce.
Economic Impact Analysis of the September 11 Attack on New
York. 2002

** Fiscal Policy Institute, World Trade Center Job Impacts Take a
Heavy Toll on Low-Wager Workers: Occupational and Wage
Implications of Job Losses Related to the September 11 World Trade
Center Attack. November 4, 2001.
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Fig. 1. Buildings Damaged or Destroyed on 9/11

aftermath of the September 11th attack on the
World Trade Center. The Civic Alliance is a
coalition of more than 85 business, community
and environmental groups representing a cross-
section of New York and the region that is pro-
viding a broad umbrella for civic planning and
advocacy efforts in support of the rebuilding of
Downtown New York.

e Lower Manhattan Development
Corporation (LMDC): A subsidiary of the
Empire State Development Corporation, the
LMDC has the responsibility to oversee all
aspects of revitalizing and rebuilding Lower
Manhattan south of Houston Street. LMDC is
governed by a 16-member board. The Governor
and the New York City Mayor have each
appointed eight members. LMDC has released
principles and a draft blueprint laying out the
issues they intend to study. They intend to

develop preliminary concepts for public review
this summer.

* The Port Authority of New York and
New Jersey (PANYN]): The Port Authority is a
bi-state agency that owns the World Trade
Center site. Its board and both Governors must
approve any plan to redevelop the site. The Port
Authority also owns and operates the PATH and
will supervise its reconstruction and the devel-
opment of a new underground concourse run-
ning from the World Financial Center to
Broadway and connecting PATH to most of
Lower Manhattan’s subways. It has also helped
fund the development of ferry service in the
harbor.

* New York City: Several city agencies are
playing important roles in the redevelopment of
Lower Manhattan, under the supervision of the

4 Regional Plan Association / 12th Regional Assembly




Deputy Mayor for Economic Development &
Reconstruction. These include the Department
of Design & Construction (DDC), which has
supervised clearance of the site; the Department
of Transportation, which has worked to restore
mobility throughout the City; and the Police
and Fire Departments and the Office of
Emergency Management, who have provided
security and protection.

* New York City Transit, a subsidiary of the
Metropolitan Transportation Authority, is
responsible for rebuilding the subway and
restoring most bus services to Lower Manhattan.
They are currently rebuilding the 1/9 train south
of Chambers St and are also planning the rede-
velopment of the Fulton Central subway com-
plex.

e The Federal Government will provide
much of the funding needed to restore Lower
Manhattan’s infrastructure through the Federal
Emergency Management Agency, and the
Departments of Transportation and Housing and
Urban Development. The New York
Congressional delegation, led by Senators
Schumer and Clinton have played a key role in
securing over $21 billion in Federal funds to
support Lower Manhattan’s recovery.

e Manhattan Community Board 1: A NYC
Charter-mandated organization representing
most of the neighborhoods of Lower Manhattan
that provides residents with the opportunity to
have input into community planning and quali-
ty of life issues.

¢ New York New Visions: A group of design
professionals led by the New York chapter of the
American Institute of Architects, the New York
Metro Chapter of the American Planning
Association, and the New York Chapter of the
American Institute of Graphic Artists.

¢ Rebuild Downtown Our Town (R.DOT):
A coalition of downtown residents, businesses,
artists, colleges, professionals, designers and
public officials seeking to develop a collective
vision to shape downtown.

e The Empire State Transportation
Alliance, a coalition of more than 35 business,
civic, academic, environmental and transporta-
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tion advocacy groups. The Alliance is co-chaired
by Elliot G. Sander, Director of the New York
University Rudin Center for Transportation
Policy and Management, and Robert D. Yaro,
President of Regional Plan Association (RPA).

e Municipal Art Society: A private non-profit
organization that champions excellence in
urban design and planning and the preservation
of the best of New York's past. MAS sponsored
the Imagine New York series of community
workshops to promote grass roots discussions
about the future of the site, a memorial, and
their own communities. MAS also sponsored the
recently completed “Tribute in Light.”

e Labor Community Action Network to
Rebuild New York (LCAN): A coalition con-
vened by the Fiscal Policy Institute and the
Central Labor Council comprised of labor,
immigrant rights organizations, environmental
justice organizations, legal advocacy organiza-
tions, workforce development organizations,
community-based development organizations
and university-based planning, advocacy and
policy groups.

¢ Environmental Coalition for Rebuilding
Lower Manhattan: A group of environmental
organization who are concerned with the air
quality and other health impacts of the
September 11 attacks and are dedicated to rede-
velopment of the area that is sustainable and
energy efficient, creates open space and con-
nects to the waterfront, provides enhanced pub-
lic transportation and pedestrian-only streets,
and is sensitive to environmental justice con-
cerns, including Environmental Advocates of
New York, Environmental Defense, Healthy
Schools Network, Natural Resources Defense
Council, New York Conservation Education
Fund, New York League of Conservation Voters,
New York Public Interest Research Group, Sierra
Club - Atlantic Chapter and West Harlem
Environmental Action Coalition.
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IV. CIVIC ALLIANCE ACTIVITIES AND METHODOLOGY
A. Working Groups

Early in the process the Civic Alliance formed
working groups to carry out the research and for-
mulate recommendations in eight different subject
areas related to rebuilding downtown. Working
groups were created around the follow issues: eco-
nomic development; transportation and mobility;
social, economic, and environmental justice; the
memorial process; green buildings and sustainable
systems: civic amenities; urban design; and regula-
tory framework. Over the past six months, the
civic alliance has met on a monthly and then
biweekly basis, each meeting functioning as an
issue forum for one of the working groups. Each
Civic Alliance meeting featured the work and rec-
ommendations of one working group and allowed
for comments and discussion from the civic
alliance members. The proceedings of each of
these meetings have been recorded, and are avail-
able in the form of minutes on the civic alliance
website, www.civic-alliance.org.

B. Major Events

Listening to the City

The Civic Alliance held its first major public forum
on February 7, 2002 at the South Street Seaport.
The event was organized with the participation of
Regional Plan Association, America Speaks, NYU
Wagner School, and the Milano Graduate School
of New School University. More than 600 con-
cerned citizens, civic leaders, public officials from
throughout the metropolitan area came together
to participate in a modern town hall meeting. This
forum used modern technology to elicit the opin-
ions of hundreds of citizens on the principals of
rebuilding downtown. The Report of Proceedings
for Listening to the City is available as an adden-
dum to this planning framework. The Pratt
Institute Center for Community and
Environmental Development will be joining with
the Regional Plan Association, America Speaks,
NYU Wagner School, and the Milano Graduate
School of New School University in sponsoring
future Listening to the City events.

The Regional Assembly

Regional Plan Association’s annual Regional
Assembly is functioning this year as a forum for
discussing this document, the Draft Planning
Framework of the Civic Alliance to Rebuild
Downtown New York. The April 26th Conference,
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taking place at the Marriott Marquis Hotel in mid-
town Manhattan will bring professionals and con-
cerned citizens together to hear the preliminary
findings and recommendations of the Civic
Alliance, and to solicit their input and feedback.

Imagine New York

The Municipal Art Society is sponsoring a series of
public workshops throughout the month of April,
2002, whose purpose is to solicit public input on
the process of rebuilding downtown New York. The
workshops involve people in neighborhoods and
towns throughout the region to come together and
voice their opinions, concerns, ideas and visions
for the future of the World Trade Center site, the
city and their communities. The Civic Alliance to
Rebuild Downtown New York will draw upon the
proceedings and input gathered during the Imagine
New York workshops in preparing its final Planning
Framework.

Listening to the City II

The Civic Alliance, in cooperation with the Lower
Manhattan Development Corporation (LMDC) will
sponsor a second Listening to the City forum July
20 to again involve the public in shaping the pro-
posals for rebuilding Lower Manhattan. This
Listening to the City II event will be open to a larg-
er audience this time (approximately 5000 partici-
pants) and will take place at the Jacob Javitts
Convention Center, a larger venue. The purpose of
sponsoring a second version of this event is to
make public outreach and input an ongoing
process, and to again involve citizens in rebuilding
plans when the plans are further along and more
specific.

Listening to the Local Community

The recommendations in this report have been
informed by an exhaustive effort in the local com-
munity to define issues and to seek input from
local residents and businesses. Community Board 1
sponsored a Town Hall meeting on January
29,2002 that included all of the local officials and
700 local residents and employees. The
Community Board and the local chapter of the
American Society of Landscape Architects spon-
sored a civic amenity workshop on March 12,
2002 that was attended by over 100 local resi-
dents. The participants offered their ideas on how
to improve Lower Manhattan by increasing open
space and recreational facilities, creating more
pedestrian-only streets with improved streetscapes
and connecting to the waterfront and other
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important places. The Lower
Manhattan Cultural Council
and the New York City Arts
Coalition sponsored a Town
Hall meeting on April 2, 2002
that was attended by over
160 local artists and represen-
tatives from cultural institu-
tions. The ideas put forward
in these meeting are incorpo-
rated into the Civic Amenities
section of this report.

C. OUTREACH

Updates, events, and meeting
proceeds are available to be
viewed on the Civic Alliance
website at www.civic-
alliance.org.

Regional Plan Association
is also in the process of
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launching a biweekly newslet-
ter which will focus on the

Fig. 2: Lower Manhattan in the Region
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activities of the Civic Alliance,
and will be available on the

Civic Alliance website, as well
as emailed to the Civic Alliance membership and
anyone who wishes to sign up for the newsletter.

V. SOME HELPFUL GEOGRAPHY

There are several important geographic definitions
that are important for understanding this report.

The 16-acre World Trade Center Site includes
the superblock that had been occupied by the twin
towers, as well as the block that had been occu-
pied by #7 World Trade Center. The superblock is
bounded by Liberty Street to the south, West Street
to the west, Vesey Street to the north, and Church
Street to the east. Immediately to the north, #7
World Trade Center occupied a block bounded by
Vesey Street, Washington Street, Barclay Street,

and West Broadway.

There are several definitions for Lower
Manhattan. Downtown’s business improvement
district, The Alliance for Downtown New York, has
an area of interest that includes everything below
Chambers Street, except Battery Park City. New
York City has named a Downtown Construction
Coordinator who is responsible for everything

below Canal Street.

The LMDC has an area of responsibility that
includes everything south of Houston Street.
Unless otherwise noted, this report will use Canal
Street as the northern boundary for Lower
Manhattan.

The Region: The economic and social impact of
the World Trade Center tragedy actually extends
out beyond Lower Manhattan and New York City
to include the suburbs on Long Island,
Westchester County, southwestern Connecticut,
and northern New Jersey that constitute the 31-
county Tri-State Metropolitan Region.
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Memorial

everal months after 9/11, we are
still profoundly grieving for the
almost 3,000 individuals who
lost their lives. Our grief has
elicited a spectrum of emotional
responses as to how we can most
appropriately express this overwhelm-
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Fig. 3: Impromptu Memorial at Union Square, September 2001
Photograph: Nathaniel H. Brooks/Van Alen Institute

ing sadness and loss of human life in
the reconfiguration of the World Trade
Center site. At either end are two com-
peting impulses: one, the impulse not
to build but to preserve the site as
“hallowed or sacred ground”— the
gravesite for so many people. The
other is to build and restore the urban
fabric so triumphantly, as an act of
assertion that the forces of American
democracy and civilization are present
more than ever before. Finding a con-
sensus along this spectrum is the focus
of our work.

The Memorial Working Group of the Civic
Alliance was set up as a steering committee of rep-
resentatives of more than 20 groups and individu-
als who have an interest in shaping plans for
memorializing the victims and survivors of 9/11.
Organized in January 2002, the Committee has
been focusing on developing an understanding of
how the disaster of September 11th has impacted
different people in different ways. It has also
looked at how the events of 9/11 can be commem-
orated in the context of broader plans for rebuild-
ing the WTC site and the surrounding Downtown
district.

This draft summary report is structured into
two major parts. In the first section, we detail a
series of findings that outline the diverse inter-
ests and forces present, which must be taken into
account if an effective resolution is to be found for
the memorial process. In the second section, we
present a series of recommendations that we
believe should serve as an effective framework for
a memorial design process.
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FINDINGS

1. No Clear Consensus. We believe that a
thoughtful and successful Memorial process
needs to recognize that at this early date there
is not yet a consensus as to the quintessential,
defining questions of whether the entire site, or
rather a portion of it, should be a memorial. If
the latter, what the appropriate size and loca-
tion of the memorial should be; and finally
what form(s) the components of the memorial
should take—be they park, plaza, building,
sculpture or landscape elements—or any combi-
nation of those qualities. Moreover, consensus
has not yet emerged as to how other portions of
the WTC site—commercial, residential, retail
and or cultural—should be developed. In short,
groups representing the families of victims and
survivors neither agree amongst themselves nor
with other stakeholder groups as to future dis-
position of the World Trade Center Site.

2. There are many viewpoints of affected
constituents. There are also many levels of
affected stakeholders, but not all stakes are
equal. A victim’s family member, a survivor or a
rescue worker are clearly among the most
directly affected. Yet those who live or work
near Ground Zero—residents, students, business
people, property owners and others—all of
whom have made an economic and/or psycho-
logical commitment to the area also are impor-
tant and deserving of input as well. Careful
consideration must be given to the degree of
affectedness; it is not clear how these differ-
ences are to be weighted in the decision-making
process.

3. Common Themes. Despite the lack of consen-
sus, there are common themes that have
emerged during the outreach efforts in discus-
sions with victim’s families, survivors and other
affected parties. These common themes can be
used as a foundation to work toward a consen-
sus. Among common themes that emerged were
that the memorial should:

e Honor the victims who lost their lives by
using a format that includes the victims’
names. A list of more than 2,800 names would
honor each victim equally; express the enormi-
ty of the event; and personalize the memorial
for those directly affected by their death.

Memorial

e Include a way to tell the story, an opportuni-
ty to learn, understand and remember the
enormity of the tragedy.

¢ Represent the spirit of life, survival and
renewal, as well as American values and ideals.
Suggestions include landscape elements as
symbolic of growth and renewal, such as a
grove of trees or a garden of rose bushes. There
were also desires to incorporate images and
items from the temporary memorials.

¢ Included contemplative space—a space to
heal, reflect, pray, connect and remember, pos-
sibly using a reflecting pool, illumination or
an eternal flame.

¢ Incorporate recovered fragments of the
facade or other site debris as ways to express
the enormity of the atrocity and to remember
the buildings and their collapse. In addition, a
repository for some remains of those lost,
whether symbolic or actual, was suggested.

4. Recognition and reconciliation of the
need for a mourning period and an
unhurried design process, with the need
for urgent redevelopment activities, is
essential. The LMDC recently announced that
its two priorities are the memorial and the
transportation infrastructure. Planning for trans-
portation improvements on the WTC site and
the surrounding district has already begun; con-
struction could begin later this year. Yet many
victims’ families and survivors groups will not
be ready to talk about the memorial process
until recovery activities on the WTC site are
completed in May, or until the longer-term
effort of identifying remains through DNA test-
ing is completed (now estimated to take an
additional eight months ending in early 2003).

The conflicts inherent in these competing needs
should be noted, as well as the need for reconcilia-
tion of them. For example, some have expressed
the desire to make the WTC site a park. But they
may not have considered that merely to build up
the site to street-level, be it for a park or some
other form or redevelopment, will mean the con-
struction of over one million square feet of space
in some form below street level. Given the sub-
stantial investment this will entail, and the crucial
nature of the subsurface infrastructure, it is essen-
tial that the memorial planning process take this
and similar facts into account.
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Planning for the memorial process no doubt will
take significantly more time to complete than
planning for various infrastructure needs. So it is
all the more important that the dialogue between
victims’ families groups, survivors and other stake-
holders about nature of the permanent memorial
for the World Trade Center Site must begin now,
so that a significant commemorative project—
whatever its final form—can evolve in a thorough-
ly integral manner with master plans for the site
and for Lower Manhattan.

Taken into consideration the findings stated
above, the Memorial Working Group makes the
following recommendations:

RECOMMENDATIONS

Create a Blueprint for a Clear Memorial
Process.

There must be an understanding that due to the
diverse stakeholders and conflicting views and
interest, there must be a focus on designing a
process, not designing a memorial. There can be
no meaningful discussion of specific sites for a
memorial, or specific designs, until there is a bet-
ter understanding of the diverse sets of desires,
interests and possibilities that are present here.
Based on discussions with Paul Morris (Memorial
Team, Oklahoma City) and Mark Robbins (Design
Director, National Endowment for the Arts), and
other outreach and research activities, we urge the
LMDC to undertake the following three-phase
memorial process:

I. Learning and Understanding. Much of

this is well underway. This committee has
participated in the New York New Vision
Memorial Process Team Outreach Efforts, has
had Town Hall Meetings, “Listening to the
City” Civic Alliance event, and participated
in the Municipal Art Society’s “Imagine New
York.” For a summary of these findings,
please refer to the Memorial section of the
Civic Alliance website.

II. Creating a Common Vision. Building

upon the outreach, listening and learning
efforts of Phase I, this phase will involve more
directed outreach efforts to develop a vision
for the memorial and to identify the compo-
nents of a memorial that best represent this
vision. The qualities, values, short- and long-
term meanings and goals of the memorial

Memorial

should be defined. Concurrently, initiatives
should be undertaken to further develop an
understanding of the characteristics of the
available site(s); the size and scale of the
memorial(s); the needs of the neighboring res-
idents, institutions and businesses; and the
infrastructure necessary to accommodate large
numbers of visitors and various activities and
civic ceremonies, should that be desired. It is
crucial in this phase that it be defined how
the ideas that surface regarding the memorial
should be conveyed to the LMDC via a clear,
accountable process that ensures that the
goals and programs as defined are carried out.

ITI. Design and Commemoration. Building on

the outcomes of Phases I and II, efforts under-
taken in this Phase will identify the best
design process (i.e., design competition, com-
munity led design, design by committee) to
elicit a memorial that best expresses the
memorial vision. The alternative design
processes should be evaluated carefully to
determine which option would achieve the
goals of creating a sensitive, fitting and func-
tional memorial. This phase will include the
development and implementation of a finan-
cial plan for memorial construction, operation
and maintenance.

Create an Outreach Campaign to Find a
Common Language and Common Ground.
This campaign would facilitate Phase I and Phase
II in the process outlined above. The Memorial
Working Group proposes to undertake an outreach
campaign, directed toward the diverse stakehold-
ers, which will both elicit ideas and help structure
the evolving discussion with parameters for creat-
ing a permanent memorial. This campaign will
have three components:

I. Community Design Workshops.
These workshops will lead to a better under-
standing of stakeholders’ key concerns and
identify contested and/or critical decision areas
regarding the site and its role in the memorial
process. The goal of this effort is to facilitate a
collective voice—“common language and com-
mon ground”—through a public venue that
will enable airing of, listening to and discussing
opinions.

Workshops should be organized in varying
sizes to fit the agenda and the participants.
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They could range from small stakeholder
groups, with no more than 20 participants, up
to large gatherings of several hundred, such as
in the “Listening to the City” event.

The participants in these forums will
include victims’ families, survivors, emergency,
rescue and recovery workers and volunteers,
neighborhood residents, businesses and retail-
ers, members of artistic, cultural and education-
al groups, neighborhood schools personnel,
religious leaders, and interested members of the
public. A key part of these forums would be
exploration of the diverse needs and demands
of the World Trade center site. Examples of sug-
gested questions and topics for these forums
include:

e What does the term sacred ground or hal-
lowed space mean? What types of feelings do
the terms sacred and hallowed evoke? What
types of restrictions on the use of space, if any,
do these terms imply or require? Are these feel-
ings you want associated with the memorial?

¢ How important is the redevelopment and
revitalization of Lower Manhattan? Should the
site be a part of that effort?

e What is the purpose of a memorial or memo-
rial park? Do we foresee the memorial space
also serving as the location to hold future cere-
monies?

e Are there specific symbols that we would find
offensive or inappropriate for a memorial?
Should the memorial be very intimate, or
should it be like the Tribute in Light and have
an impact from a distance? Should illumination
be included in the final memorial?

e [s tourism a main goal of the memorial? If so,
how can this be achieved without interfering
with the mourning experience and neighboring
community life?

¢ What is the interconnection between the
memorial and the transit hub? How will the
memorial be integrated into the multi-layered
site: below ground, at street level, and above in
a tower or on a floor of a building?

e Will the memorial be site-specific only or
relate to other locations throughout Lower
Manhattan or the five boroughs?

I1. Public Lecture Series.
The outreach campaign should include a
Public Lecture Series. The proposed lecture
will provide an informative venue for those
who, like ourselves, are overwhelmed when
thinking about the myriad possibilities for an
appropriate memorial. The Working Group
recognizes the need to broaden the general
perception of what a memorial is in order to
help facilitate ongoing discussions and future
design decisions. This lecture series could
include architects, planners, academics and
family members who participated in, led or
designed memorial processes in other cities.
Those attending could learn about how other
cities around the world chose to commemo-
rate terrible tragedies or historical events.
These discussions would help give decision-
makers and the public a broader perspective
from which to shape the process of creating a
memorial in New York.

ITII. Memorial Website.
This outreach effort should include a
Memorial Website, probably run by the LMDC
and integrated with its efforts. The website
would function as a resource to coordinate
efforts, inform the public, facilitate archiving
memorial processes and broaden outreach. The
Working Group is working on developing the
role and objectives as well as a concept plan
for the website. The principal component will
be an internet-based version of Reaching
Common Language and Common Ground,
which will, in effect, poll a significant number
of stakeholders providing statistical data to
supplement face-to-face efforts.

CONCLUSION

This process is intended to create a common set of
references for the public discussion that must pre-
cede any real design of a memorial. The Working
Group’s research, the public lectures, community
design workshops and other events will provide all
of the participants in this process with an under-
standing of how memorials in other cities have
been designed. It will also help them understand
the depth and quality of feeling around this iconic
event, including the spontaneous, unsolicited,
local and global responses that have occurred since
September. They will expose the tenor, the grief
and the power of the feelings provoked. If atten-

Memorial
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Fig. 4: Tribute in Light (view from Church Street) March, 2002

Photograph: Marcus Woollen/Van Alen Institute

Memorial

Appendix: About This Working
Group and Its Efforts

The following are descriptions of the
outreach efforts that have con-
tributed to this work.

Civic Alliance

Listening to the City

Listening to the City, a public forum,
was held on February 7, 2002 at the
South Street Seaport and was attend-
ed by approximately 600 New
Yorkers representing government,
planning/architecture professionals
and scholars, community residents
and businesses, victims’ families and
rescue/recovery groups. The meeting
was facilitated by America Speaks
using computer supported discus-
sions covering principles for rebuild-
ing Lower Manhattan and a memori-
al. Additional, yet informal outreach
includes discussions with Monica
Iken of September's Mission and
other family groups' members.

New York New Visions
Memorials Process Team Briefing
Book

Immediately after September 11th,
350 professionals representing 20
organizations formed a coalition
called New York New Visions to
develop design and planning recom-
mendations to inform the large-scale
economic and real estate develop-
ment decisions. In January 2002,
NYNV published Initial
Recommendations for the
Rebuilding of Lower Manhattan, a
report intended to provide a founda-
tion for the range of decisions that

tion is paid to developing an inclusive and far-
reaching process, we believe can design a powerful
and successful memorial to what occurred 9/11,
while also moving forward with the repair and
rehabilitation of Downtown.

the public and private sectors will
make in the coming months. In March, NYNV
published a supplement entitled Memorial Process
Team Briefing Book, which included the results of
outreach to seven stakeholder groups, spontaneous
and temporary memorials and research on the
memorial processes of approximately 30 national
and international memorials.
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Memorial

cials, Carl Weisbrod from the
Downtown Alliance and representa-
tives from the Civic Alliance,
Imagine NY, New York New Visions
and Rebuild Downtown Our Town.
The discussion focused on three
components of rebuilding Lower
Manhattan: land use, transportation
and infrastructure, and memorial.

R.Dot

Interim White Paper: Rebuilding
Lower Manhattan and the World
Trade Center

R.Dot is a coalition of Lower
Manhattan residents, businesses,
community and business associa-
tions, artists, colleges, professionals,
architects, designers and public offi-
cials and appointees. Their mission is
to represent the active voice con-
cerned with Lower Manhattan in the
redevelopment of the WTC area. The
White Paper presents their recom-
mendations to create a 21st century
living, working and sustainable envi-
ronment. This report focuses on 8
objectives for Lower Manhattan and
presents recommendations to imple-
ment these objectives.

The Municipal Arts Society of
New York
Imagine New York
The Municipal Arts Society and a
group of partners have held a series
of public “visioning” workshops.
Workshops large and small were held
throughout the region and convened
. broad section of civic, community
Flg 5: Tribute in nght (view from North Cove, Battery Park Clty) March, 2002 organizations and concerned citi-
Photograph: Marcus Woollen/Van Alen Institute zens. The ob]'ectives Of the WOIk-
shops were to solicit the voices and

L

Manhattan Community Board 1 ideas of the interested public, to provide a forum
Town Hall Meeting for formal public involvement and to identify the
During the evening of January 29th 2002, common themes to inform the redevelopment and
Community Board 1 sponsored a Town Hall memorial processes as well as the broader public.

Meeting at Stuyvesant High School. Approximately
800 people were in attendance including area resi-
dents, area workers, and the general public. The
venue consisted of an open discussion moderated
by a panel consisting of members of Community
Board 1, the Lower Manhattan Development
Corporation, Borough President C. Virginia Fields,
Council Member Alan Gerson, City and State offi-
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Economic Development

he future of Lower Manhattan
will be determined by a combina-
tion of market forces and policy
decisions. Global demand for
finance and other services, changing
workforce and space requirements for
different industries, and changes in
demographics and consumer prefer-
ences will frame the range of possibili-
ties. How Lower Manhattan responds
to these changes will be decided by
policy choices that determine how
much development it can absorb and
how attractive it is to different types of
activity. The working group’s final
report will assess the impacts and poli-
cy implications for three hypothetical
scenarios that illustrate different
visions for the future of Lower
Manhattan:
e A scenario in which Lower Manhattan under-
goes a gradual evolution to a broader mix of
industries and activities but regains most of the

financial services employment that it lost as a
result of September 11;

e A second alternative that assumes a smaller
finance sector and more rapid growth in profes-
sional, business services and technology firms,
education, research and other non-finance
industries; and

e A third scenario that assumes the most rapid
diversification of Lower Manhattan, with par-
ticularly strong growth in residential, and
tourist and cultural activities.

FINDINGS

Even without this assessment, however, several
broad conclusions can be given in this preliminary
report that are consistent with these possibilities:

e The redevelopment of Lower
Manhattan will be a central component
in helping New York City and the region
recover from September 11 and reposi-
tion their economies for the coming
decades. Restoring Lower Manhattan as an
economic engine is critical to a number of con-
stituents who bore the brunt of the economic
dislocations resulting from September 11—
Downtown residents and businesses, low-
income workers from throughout the city who
represent the large majority of people who
were laid off, and thousands of commuters
from throughout the metropolitan area who
depended on Lower Manhattan’s job base and
transportation system. In addition, the redevel-
opment of Lower Manhattan also provides an
opportunity to help the city and region create a
more competitive and equitable economy that
responds to a changing global marketplace.

e Transit enhancements will be the most
important determinant of the size of
Lower Manhattan’s employment base
and office market. Downtown'’s pre-
September 11 transit links made it the highest
density business district in the world, but
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growth was limited by overcrowding and poor
connections on subways and PATH and by the
lack of direct commuter rail service. The extent
to which this network is restored, improved
and expanded will largely determine how
many workers Lower Manhattan can support.

e The revival of Lower Manhattan can-
not occur without a sustained public
sector commitment. Short-term actions are
needed to restore essential services and
enhance the living and working environment
Downtown. However, long-term, public sector
investments in transportation access, urban
design and public amenities, will be vital to
restore Lower Manhattan as a major central
business district.

e The continued diversification of Lower
Manhattan into a more mixed-use, eco-
nomically-integrated community is both
likely and desirable. The same market

not certain, that Lower Manhattan will contin-
ue to be the central market place for the
region’s and nation'’s securities trading and
investment banking. However, both the near-
term decisions of dislocated firms looking for
permanent space and longer term structural
changes will help determine how much of this
industry remains Downtown.

¢ Other knowledge-based industries have
the potential to rapidly expand as a
driving force in Lower Manhattan’s
economy. The growth of specific industries is
difficult to predict, but education, research,
design-oriented professional services and the
commercial development of new technologies
could form a dynamic network in the next cen-
tury, just as the network of banking, securities,
insurance, legal services and accounting did in
the 20th century.

e Culture and tourism have considerable
growth potential
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residential conversions, the public support for
low and moderate-income housing, and the
availability and quality of public schools, parks
and other public services.

e Lower Manhattan’s civic functions,
both government and not-for-profit,
could be vulnerable to budget cuts and
real estate pressures. Difficult fiscal condi-
tions in the short-term and how the private
real estate market affects the cost of space in
the long term will be the main issues for these
functions.

RECOMMENDATIONS

Given these conclusions, the economic develop-
ment strategy requires a sustained commitment to
invest in public infrastructure and amenities, to
enable the private sector to respond to changing
demands and competition, and enhance Lower
Manhattan’s contribution to a stronger and more
equitable regional economy. This strategy should
be based on the following actions, and refined as a
consensus on what is both possible and desirable
emerges.

1. The rebuilding and improvement of
Lower Manhattan’s infrastructure sys-
tems—transportation, communication
and energy—will be the foundation for
Downtown’s immediate restoration and
long-term transformation. Lower
Manhattan’s economic advantages are exem-
plified in three essential elements—an agglom-
eration of activities that are difficult to repli-
cate, the global “brand name” value of a Wall
Street address, and its transportation access to
the rest of the region. More than anything
else, the condition of Lower Manhattan’s infra-
structure systems—transportation, telecommu-
nications and energy—will determine whether
these advantages are enhanced or diminished.
Through investment, regulations and subsidies,
the public sector plays an important role in the
development of all three of these systems.
However, telecommunications and energy
improvements will rely largely on private
investments, while transportation will require
major public investment streams.

2. Develop housing, parks and cultural
amenities to attract a diverse work-
force. Businesses will be more likely to locate

Economic Development

Downtown if it is a place where their workers
want to be. Along with transportation access,
making Lower Manhattan an attractive place
to live, work and socialize is the most impor-
tant objective for developing a diverse and cre-
ative workforce. Elements of this strategy
should include both direct investments in pub-
lic amenities, including parks, waterfront,
streetscapes, public schools, public cultural
institutions and civic buildings, and actions
that would enable the market to enhance pri-
vate amenities, including theaters, museums,
restaurants, stores and hotels. Enabling actions
should include zoning revisions that would
encourage housing development for a broad
range of incomes and a larger, more diverse
mix of retail, cultural and tourist activities.
Direct public support for low and moderate
income housing, and for the expansion of
both new and existing cultural institutions,
should also be included in the strategy. This
could include the consideration of major new
institutions, such as the Guggenheim Museum,
City Opera and the Museum of the City of
New York. New civic spaces can also highlight
and integrate Downtown'’s rich historic and
cultural assets.

. Redirect firm-based incentives to pro-

grams that address the space, workforce
and business development needs of
broad industry sectors. Substantial funds
will be made available to help Lower
Manhattan businesses move back or rebuild
from the losses incurred on September 11.
Rather than targeting these funds to individual
firms, a more effective use of these funds
would be to develop programmatic supports
for broad industry sectors, particularly those
with clusters of small, entrepreneurial firms,
which could benefit most from stronger firm
networks and industry-wide support services.
Sector strategies for Lower Manhattan need to
be part of a larger strategy that assesses the
needs of industries on a city-wide or regional
level, and should also be designed to improve
job access and career ladders for low-income
and displaced workers. Potential use of funds
could include support for both existing and
new industry organizations, customized work-
force development programs, space and tech-
nology enhancements, technical assistance and
trade development.
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4. Develop Lower Manhattan as a higher
education center through a cooperative
strategy by public and private universi-
ties and the Lower Manhattan
Development Corporation. Lower
Manhattan’s potential as a creative center for
knowledge-based industries would be greatly
enhanced by a coherent strategy that uses
higher education as a catalyst. While a number
of major universities are located south of 14th
Street, most facilities are located north of
Houston Street. Giving higher education a
prominent role below Houston, and developing
stronger industry-university links, would hasten
the development a broader mix of high-value
industries. This strategy should be integrated
with programs to advance particular industry
sectors, and can also be used to enhance eco-
nomic opportunity for low-wage workers.
Pieces of a strategy are already in formation,
from a consortium formed by the universities
below 14th Street to a consortium of medical
research institutions to promote biotechnology
and the recent announcement that Governor’s
Island will be home to a major City University
of New York campus. The LMDC can play a key
role in linking these different efforts and devel-
oping a broader strategy.

5. Strengthen the linkages between Lower
Manhattan and the rest of the region to
support the development of urban sub-
centers. While much of the city’s and region’s
focus in 2002 is necessarily on the rebuilding
and redevelopment of Lower Manhattan, the
economic recovery and future growth of New
York City and the metropolitan region will also
be strengthened by the revitalization of the
economies of urban subcenters in New York
City’s other boroughs and the older cities of
northern New Jersey. Subcenters and develop-
ment strategies have been identified in a num-
ber of sources, including the report issued by
the Group of 35 private sector leaders con-
vened by Senator Charles Schumer, the New
Jersey State Development and Redevelopment
Plan, and Regional Plan Association’s Third
Regional Plan. These strategies should be
updated to account for post-September 11 con-
ditions, and enhanced with community-based
plans that address the needs of existing resi-
dents and businesses. These plans could
include the use of innovative mechanisms
such as tax-increment financing or other

Economic Development

mechanisms strategies to direct some of the
wealth created by new commercial develop-
ment toward affordable housing, industrial
retention or other purposes.

. Improve regional cooperation on issues

related to rebuilding Lower Manhattan.
Initial steps should include a high-level, ongo-
ing dialogue between New York and New
Jersey and a clarification of the Port
Authority’s role in the rebuilding process. The
importance of transportation funding to the
rebuilding process should also lead to a Tri-
State strategy, with leadership from the three
Governors and Mayor of New York City, to col-
laborate on a common strategy to bring federal
transportation funds to the region. These
actions could provide the basis for collabora-
tion on a broader economic development strat-
egy that could include mutual agreements to
reduce or eliminate the use of incentives to
lure firms across state boundaries and coopera-
tive efforts to market the region for industries
such as finance and business services, biotech-
nology and culture and tourism. Finally, devel-
oping regional revenue streams to support
shared infrastructure and assets would be the
most politically difficult but economically
powerful steps that could be taken. These rev-
enues could include a regional payroll tax or
an expansion of shared toll revenues that
would be dedicated to regional infrastructure
investments.
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Transportation and Circulation

his draft summary report outlines

a transportation and circulation

strategy for Lower Manhattan

that establishes a foundation for
the district’s transformation after 9/11.
The destruction of much of the dis-
trict’s transportation infrastructure cre-
ates an opportunity for a bold plan for
rebuilding these systems that can make
Lower Manhattan one of the most
accessible and desirable districts in the
world to work, live or visit.

FINDINGS

A transformed transportation system for Lower
Manhattan must be built around four realities:

1. Downtown is the highest density business dis-
trict in the world because it has one of the
greatest concentrations of mass transit links in
the world. Eighty-five percent of all trips to
downtown are by mass transit.

2. Its location at the southern tip of Manhattan
makes access by vehicle difficult and access by
water relatively easy.

3. Its 17th Century street system provides the
potential for an excellent environment for
pedestrians, but a poor one for cars and trucks.
Yet, many motor vehicles serve important
functions that must be accommodated.

4. The attacks of 9/11 make security a priority. For
these reasons, transportation solutions must rely
on improved transit, ferry and walking, while
vehicular access is carefully managed for reasons
of both livability and security.

The Empire State Transportation Alliance, which
served as the Transportation Working Group for
the Civic Alliance, recommends the following five-
point plan to rebuild and renovate Lower
Manhattan.

RECOMMENDATIONS

¢ Repair the transit system now out of
service, including the 1/9 and PATH sta-
tions, on the aggressive schedule
already set by NYC Transit and the Port
Authority. Over the longer term, improve
the 1/9 by constructing a full-length platform
at the South Ferry station that will connect to
the Battery Maritime Building. Extend PATH
eastward to a modern station at Church St.
and reconstruct it and the two subway stations
at Cortlandt St. with wider, more numerous
exits and with skylights open to light and air
to better orient transit riders.

¢ Create a new transportation axis and
related hub that would improve mobility
across Lower Manhattan and be a focal point
for development. Build the 2,000-foot under-
ground “Grand Concourse,” a project of the
Port Authority, connecting the World
Financial Center’s Winter Garden to the PATH
station, Cortlandt Street stations of the #1/9
and N & R trains, and the MTA’s Fulton/
Broadway/Nassau Street station. The
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Fig. 8: Summary of Transportation Recommendations
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Transportation and Circulation

Concourse would feature moving sidewalks

and retail space in an attractive environment.

If feasible, extend this concourse to connect
with the proposed Second Avenue Subway, to

give downtown a complete east-west crossing.

The central hub on the Grand Concourse
would be a rebuilt and redesigned Fulton/
Broadway/Nassau Street station (2, 3, 4, 5, A,
C, J, M, Z trains) with comprehensible corri-
dors, skylights and full amenities.

¢ Establish a Street Management Plan
that treats street space as a scarce commodity

to be allocated judiciously in time and space.
It would recognize the primacy of pedestrians
while accounting for necessary vehicle opera-
tions and storage, especially goods delivery
and waste removal, service, utility and emer-
gency vehicles, commuter and tourist buses,
and the needs of residents. In the short term,
create new pedestrian areas using retractable
bollards that allow access to emergency, utility
and service vehicles. Based on a comprehen-
sive survey of street and parking use, introduce
a pricing system that would discourage vehicu-
lar use at peak times and on especially sensi-
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Fig. 9 Restoring the Street Grid on the WTC Site

tive streets. Use E-ZPass technology to accom-
plish this. Dedicate lanes to buses along
Broadway and Trinity Place/Church, using
clean fuel vehicles as much as possible. Design
a bus rapid transit system connecting points
outside Lower Manhattan; determine appropri-
ate locations for a bus drop-offs, layover, and
bus storage. Integrate the World Trade Center
site plans into the surrounding street grid.
Redesign West Street to reconnect Battery Park
City to the rest of Lower Manhattan. Carefully
assess the engineering feasibility, costs, benefits
and impacts of a variety of options for accom-
plishing this, including decking, tunneling and
a surface boulevard. As downtown streets are
rebuilt, use the opportunity to make streets
more secure, more efficient, better-lit and more
attractive, adopting past suggestions by the
City Planning Commission and the Alliance
for Downtown New York.

e Integrate ferries into the city’s and
region’s mass transit system. Make the
Battery Maritime Terminal a commuter ferry
terminal again, as part of a network of modern
ferry terminals surrounding the harbor. Design
a system of appropriate subsidies for ferries
with pre-set performance criteria. Funding for
this purpose should not, however, be taken
from existing transit subsidies. Potential ferry
markets include those where there is poor
ground transportation with little prospects of
improvements and/or areas with development
potential. Such areas could include the
Rockaways in Queens and Greenpoint and Red
Hook in Brooklyn. Other new ferry markets
include areas where modal transfers between
ferries and ground transportation modes can
be created, possibly in Long Island City.
Construct the new South Ferry 1/9 station
with a longer platform and an entrance that
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aligns with the harbor and ferries.
Link the N/R stations to the Battery
Maritime and the Staten Island ferry

terminals. Created a universal fare
card in the region for all transit opera-

tions, including ferries. Port imperial
‘Weshawkan

* Accelerate the design and con- .""E;"'tjﬂ“t
struction of the Second Avenue
Subway. This project will do more Linenin Turre|
than any other to boost transit capaci- iy
ty and economic development down- Hoboken Worth E3dm Gt i
town. The MTA should also determine
if it is physically and operationally Honden SaUlh
feasible and cost-effective to link the
Long Island Rail Road to Lower ManpEt
Manhattan. fas
Liberiy Harbor -
- Paas 14
HOW DO WE PAY FOR ALL THIS? Toty oy AT

New York State and New York City must
prepare a new funding package for trans-
portation improvements that starts with
the emergency funds from the federal
government, but is expanded to include
funding from federal resources, including
what can be expected through the next
federal transportation program (TEA-3) in
2004 and a package of state, regional and
local new revenue sources, including tolls
on East River bridges. It should all be ded-
icated to transportation funding. In other
times of crisis we have found the money Fig. 10 Ferry Services as of April, 2002
when we needed it. In the early 1980s,
when the transit system was in shambles, the state
legislature put together three funding packages
totaling some $25 billion for transit.

Ilichoan W 3Eth 5t

‘Warld Financial Canbar [WFL)
Far 11

Far A MG Shuttie
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MYC DOT

This report has been prepared in partnership with the Civic
Alliance to Rebuild Downtown by the Empire State
Transportation Alliance, a coalition of more than 35 busi-
ness, civic, academic, business, labor, environmental and
transportation advocacy groups. The Alliance is co-chaired by
Elliot G. Sander, Director of the New York University Rudin
Center for Transportation Policy and Management, and
Robert D. Yaro, President of the Regional Plan Association
(RPA).

Planning Framework: A Draft Report of the Civic Alliame to Rebuild Downtown New York 21



Urban Design

rban Design guides public

investments that influence the

physical form of the city and

the life within it, such as trans-
portation, street location and charac-
ter, public buildings, placement of
parks. In short, urban design is con-
cerned with all the elements that form
a growth strategy for Lower
Manhattan. The principles presented
here emphasize the importance of the
public realm’s services and buildings,
the need to create a complete network
of well-designed streets and linked
open spaces, and continuous water-
front access opportunities. We must
provide parks and recreational spaces
for children, open-air performance
spaces and outdoor markets. And we
must manage street usage and the dis-
continuities of spatial networks, most
notably, the reconnection of the World
Trade Center site to the rest of Lower
Manhattan and re-designing West
Street as a seam, rather than a barrier,
between Lower Manhattan and the
waterfront.

FINDINGS

The specific principles in this draft summary
report are offered in the context of the following
overarching considerations:

1) That the World Trade Center site itself, because
of the importance of memorializing the events
and the human tragedy of 9/11, has taken on
a special significance.

2) That the World Trade Center site is but one
component of a much larger issue of urban
design that includes not only the rest of Lower
Manhattan, but much of the region, and
acknowledges the impact of the events of 9/11
on the other five boroughs, Northern New
Jersey and beyond.

3) That the heart of the financial district, an
existing designated historical area, is the cradle
of both New York’s and America’s history.
Many downtown buildings are landmarks.
Other Lower Manhattan areas have been pro-
posed as historical districts. And Battery Park
itself is a tourist destination, a way station to
Ellis Island and the Statue of Liberty historical
monuments. The design for Lower Manhattan
should celebrate and preserve the history of
Lower Manhattan as the cradle of American
history by building on the existing historic dis-
trict, streets, buildings; preserving the existing
historic block size, street width, street patterns,
building massing, configuration and height;
and providing space for museums and tourism.
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Urban Design

RECOMMENDATIONS

The Urban Design Working Group recommends a
set of urban design principles to guide develop-
ment that takes into consideration the history of
Lower Manhattan, the diversity of its neighbor-
hoods, and the existing pattern of urban develop-
ment. They are:

1. An appropriate memorial must be
included on the 16-acre WTC site. The
decision concerning a memorial will affect the
restoration of site’s historic street grid, the
location of new buildings and public trans-
portation access, and the manner in which the
reconstruction of the site serves to connect the
surrounding neighborhoods.

The desire to integrate the memorial into
the planning of the both the World Trade
Center site and Lower Manhattan means that
the urban design component of the memorial
must be more than resolving the competition

with development for space at the World Trade
Center site or more than identifying a single
space for contemplation, reflection and
remembrance, or the incorporation of memori-
al program-related structures such as a muse-
um or institute. If the integration of the
memorial experience into all of Lower
Manhattan is a goal, this involves a much
broader array of urban design issues. They
include the potential desire for several sites,
view corridors to memorial sites, the nature of
the pedestrian experience as one approaches
the memorial(s) and other more subtle ways in
which the memorial may be revealed includ-
ing landscape design strategies throughout
Lower Manhattan.

Although it is inappropriate to reduce the
memorial issues to that of competing space
usage needs, it is essential that the program
define the important spaces. A number of
ideas have been mentioned and should be
explored. These include a visitors’ center or a

Fig. 11 Lower Manhattan to Midtown

The low-rise area between the Lower Manhattan Financial District and Midtown contains the residential and mixed-use neighbor-
hoods of TrBeCa, Chinatown, Little Italy, the Lower East Side, SoHo and Greenwich Village, Chelsea, and Madison/Union Square.
Expansion of large-scale development is constrained in these areas, as the accumulation of the small lots could be prohibitive in terms
of time and cost. Consequently, the following illustrations focus on potential development in the downtown area.

(Computer Modeling: Kiss + Cathcart Architects/University of Colorado, Boulder)
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The transportation and cir-
culation plan is integral to any
urban design plan for both
Lower Manhattan and the
World Trade Center site. Urban
design issues include the design
and the location of the pro-
posed underground concourse
and station as well as other
facilities. And there are as
many transportation and circu-
lation-related design issues
above ground including the
need to resolve competing
needs for limited street space
and provisions for buses, deliv-
ery trucks, bicycles and other
modes of transportation. As fer-
ries play a larger and larger role
in transportation, buildings
and spaces need to provide
pedestrian and parking access
to waterfront transit.

Fig. 12 Areas of Existing Downtown Land Uses

should be prepared to handle increased tourism.

The financial district is surrounded by three residential neighborhoods. All three
neighborhoods, as well as Chinatown to the north, need an expansion of school,
health, open space, and recreation facilities. In varying degrees, all districts are
mixed-use and include live-work loft buildings. Education centers—Pace
University, Borough of Manhattan Community College, Adelphi and Stuyvesant—
are in two separate locations and form the nucleus for expanded educational-
research complexes, as well as health care, hospital and bio-tech development.

The NY Stock Exchange and other downtown historic landmarks (including
Ellis Island and the Statue of Liberty), have always attracted millions of visitors.
The World Trade Center memorial will increase visitor traffic. A redeveloped

There is a complex interac-
tion of issues around trans-
portation, the memorial and
sustainability. An essential part
of a regional strategy for sus-
tainable development is that
new development should be
close to mass transit access.

3. Amenities must be devel-
oped to serve Lower
Manhattan’s diverse popu-
lation of residents, work-

museum as an appropriate setting for artifacts.
Urban design issues are the scale and location
of the mixed-use buildings on the site and
their relationship to existing or proposed open
spaces.

2. Lower Manhattan needs an efficient and
well-connected local and regional trans-
portation system of mass transit, ferries,
vehicular transport and street manage-
ment. Steps must be taken to improve the
environment for pedestrians and manage
vehicular traffic that gridlocks downtown
streets. Land use strategies must re-integrate the
WTC site into the historic fabric of downtown
and be designed to connect Lower Manhattan's
diverse neighborhoods. It is essential that the
planning of streets and buildings strengthen
mass transit options and connectivity.

ers, and visitors and

tourists. This requires a multi-faceted
approach to providing amenities that serve
these population’s diverse needs. Each type of
population, whatever the occupation, age, eth-
nicity or income must find facilities that
enhance their quality of life and makes Lower
Manhattan an attractive place to live, work,
and play. Space must be provided to meet the
need for different kinds of schools and for
community-scale culture and entertainment.

Urban design related issues that encourage
social and economic justice include the need
to provide a variety of housing types and
range of affordability; the scale of retail and
small business development to maximize eco-
nomic opportunities; the need to provide
space for adequate of community-supporting
amenities such as daycare facilities and
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Urban Design

Site B

Site D

Fig. 13 Underutilized Areas—Future Growth

There are four underutilized areas in downtown suitable for future growth,
plus the infill potential within the financial district. These illustrations show
the location and potential land uses of these areas. Sltes A, B, and C assume
that land over a sunken West Street highway can be developed. Also, that
within all new construction adjacent to residential areas, there will be provi-
sions for residential needs (schools, open space, medical facilities, and retail).

Site A. World Trade Center as part of the financial district needs to be recon-
structed in an appropriate mix of office buildings, hotel/residential, cultural
facilities, amd open space that includes the memorial.

Site B: Located between Battery Park City South, a residential area, and the
office towers of Church Street. This is an area that can accommodate both
office and residentoial construction.

Site C: Located between the new residential buildings at Battery Park City North
and the TriBeCa neighborhood, the present institutional and eductional com-
plex (Borough of Manhattan Community College, Adelphi University, and
several public schools) can be expanded by new institutional and mixed-use
construction.

Site D: Located northeast of the financial district, the mixed-use area of
Fulton/Southbridge can accommodate new construction. The area around
Pace University is particularly suitable for development and expansion of
knowledge-based industries, as recommended by the Economic Development
Working Group.

Computer Modeling: Kiss + Cathcart Architects/University of Colorado, Boulder
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schools; support for a "healthy communities"
including walkability, bike-ability and barrier-
free design; and creating a secure environment
without privatizing the public realm.

4. We must have design excellence, includ-
ing a diversity of massing, building
heights and configuration, a variety of
architectural styles, state of the art commu-
nications infrastructure and respect for the
context in the different neighborhoods. Siting
of new buildings should respond to view corri-
dors and facilitate access to the waterfront.

Design excellence must also include the
experience of the environment that must be
protected. These issues are reflected in the
urban design principles through the promo-
tion of "green building" technologies, sustain-
able architecture guidelines and reduced ener-
gy. Detailed attention must be given to the
greening of Lower Manhattan and to the
microclimate effects of wind, sun and shade on
streets, public spaces, landscaping, street furni-
ture and materials.

There must be new strategies for waste
management both at the scale of individual
buildings and Lower Manhattan as a whole.
Urban design issues include the strategic loca-
tion of underground spaces within buildings
and on the World Trade Center site itself.

5. Above all downtown must be safe and
secure. The disastrous experience of 9/11
introduced new security concerns for many
companies. This has led to business decisions
to decentralize operations, moving certain cor-
porate operations to other locations.
Consequently, it is important to diversify the
basis of employment from its present reliance
on the financial businesses, residential devel-
opment and tourism to include other uses
such as bio-tech, software-technology, public-
private small business incubators, retailing,
educational centers, health services, arts and
cultural activities. This requires land use plans
to support this diversification.

Human life and property must be protect-
ed. In this context, the scheduling of street
use, truck access and the staging of tourist
buses, and use of alternate transportation
forms to provide connection to parking loca-
tions, becomes an important element of a new
urban design. Of equal importance is that facil-
ities and service people, such as police, fire,
and personal help that are needed in case of

disaster, whether terrorist or natural, should be
located in the district.

6. Land use opportunities for public and
private development must be kept
flexible.

It is not possible to accurately forecast market
driven development or unexpected economic
or social changes that might occur in the
future. Therefore, land use plans and regulato-
ry guidelines must be carefully developed as
not to impede future development. Based on a
current economic analysis, certain growth
trends can be forecast.

Toward this end, the Urban Design
Working Group has produced the following set
of images and descriptions that show different
growth scenarios that Lower Manhattan can
play out. These growth scenarios were devel-
oped in draft form by the Economic
Development Working Group.

* Maximize Downtown’s ability to generate
high-income jobs and retain it position as a
premier center of global finance and advanced
services.

e Maximize Downtown’s potential to incubate
new growth industries and reinforce its evolu-
tion as a center of increasing diversity of eco-
nomic activity.

e Maximize downtown's potential to attract
residents and visitors and develop its potential
for live-work.

As offices, residential and small business and live-
work already exist in downtown, the urban design
challenge is how to provide the type of framework
and amenities in selected locations that will
enable any of the three economic concepts to
grow and flourish. Towards this end the Urban
Design Working Group has identified land areas of
Lower Manhattan that have a potential for the
development of uses necessary in these scenarios.

CONCLUSION

Undertaking a task as daunting and as large as
redeveloping the site of the World Trade Center as
well as Lower Manhattan as a whole is a process
fraught with possibilities for success and failure.
Carrying out the work armed with clear and effec-
tive principles of urban design will greatly increase
the chances of success.
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Fig. 14 Types of Office Space
This mapped disctinction between class A, B, C, and other office spaces provides a broad-brush view of the office mix downtown
between newer construction (class A), pre-war (class B), industrial (class C) and other buildings that do not fit into either of these
categories. Class B and C buildings can typically remain office buildings or can be converted to residential or live-work lofts. The
actual use of these buildings will depend upon market forces that will push these buildings toward one use or the other.
Consequently, all of the downtown areas should be considered mixed-use. (Map: Urban Data Solutions)

Urban Design
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Courts, and the Stock Exchange and
into beautiful pedestrian hubs within
the district. The approaches to and
space under the Brooklyn Bridge
might also be redesigned to permit
new retail or service activities, as has
been done with the recently complet-
ed example of Bridgemarket under
the Queensboro Bridge.

e Integrate utilitarian functions with
people-friendly design. A new
office building and Con Ed substa-
tions should be sited and designed
to complement the reconnection
of Greenwich Street through the
World Trade Center site and
Building Seven. Express the distinc-
tive character of streets that
responds to their adjacent uses and
potential: 1) extend the greening of
Greenwich Street through the
World Trade Center site and con-
tinue its neighborhood/school-
street character into the Lower
Greenwich area; 2) widen the side-
walks of Church Street to create a
lively retail-destination street for
greenmarkets, art-markets and
other pedestrian and tourist activi-
ties; 3) encourage tourist retail and
allow tour buses on Broadway; and
4) upgrade Water Street to a tree-
lined pedestrian-friendly boule-
vard. With its collection of con-
tiguous landscaped plazas and
views to the river, Water Street
could be the “lunch-time” street
for the Financial District, with
pedestrian-only access during limit-
ed hours similar to Nassau Street.

Fig. 21 Pedestrian Zones

CONCLUSION

Given the physical and psychological
devastation of the attack to Down-
town, we feel that bold measures
must be taken now in order for the
district to reestablish itself immedi-
ately as the vibrant, mixed-use
24-hour community it was on
September 10th. Rent abatements
alone won'’t retain and attract busi-
nesses, residents and visitors at this

Fig. 22 Pedestrian Streets
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juncture. Government and civic leadership must
make a commitment to a time-line for the rapid
implementation of a wide array of civic amenities
so businesses and residents will commit to Lower
Manhattan for the long-term.

Our recommendations dovetail with the goals
of the Lower Manhattan Development Corpora-
tion, stated in its draft report, to develop down-
town “as a diverse, mixed-use magnet for the arts,
culture, tourism, education, and recreation, com-
plemented with residential, commercial, retail and
neighborhood amenities.” A renewed focus on
public infrastructure will help retain and expand
the city’s job base in an area that still provides a
disproportionate share of the city’s taxes.
Moreover, these improvements would serve the
entire Downtown workforce that is fundamentally
diverse socio-economically, racially and regionally.
Lower Manhattan is a resource for the City and
the region. It is also a national and international
destination for the seven million-plus tourists who
now visit the district each year.

As the planning process for Lower Manhattan
unfolds, the Civic Amenities Working Group
strongly urges that the LMDC take its cue from the
Article X New York State Law pertaining to the
approval of power plants, which requires the utili-
ty company proposing the plant to provide local
communities with funding so that they might
conduct their own assessment and develop alter-
native proposals as necessary. We feel strongly that
the definition of civic amenities should be funda-
mentally community-driven, and that LMDC
should provide funding to the local non-profits
and civic organizations to conduct studies and
community design workshops as necessary to set
forth a vision for amenities Downtown. For exam-
ple, such funding would enable: 1) a study to doc-
ument the problem of official cars and buses park-
ing on streets and plazas and to suggest alternate
parking; 2) a community design workshop for the
communities adjacent to the Brooklyn Bridge and
Fulton Fish Market; 3) a vision process for the
Liberty Loop concept; 4) a list of specific Historic
Landmarks in need of assistance; and 5) a proposal
for subsidized artist studio and exhibit space. This
type of participatory public process will ensure the
appropriate vision and implementation of civic
necessities occurs.
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Social, Environmental and
Economic Justice

he day before September 11, New

York City faced an array of infra-

structure problems that threat-

ened its competitiveness as a
dynamic and sustainable world city.
The transit system, on which the city
is dependent to draw a diverse set of
talent pool into its heart, was fraying
at the edges and overwhelmed by dra-
matically increased ridership. Energy
systems were largely dependent on
centralized, outmoded and inefficient,
often polluting generating facilities
which disproportionately impacted
low income communities and commu-
nities of color. Communities through-
out the city were unable to improve
the overall quality of life due to a
dearth of amenities.

Most importantly, the heralded economic
boom increased the polarization between high and
low-income workers. We were unable to properly
and equitably meet the housing needs of our rap-
idly growing, economically diverse population.
Instead of providing the elements needed to sup-
port a competitive region that benefits from sus-
tainable growth, a healthy ecosystem and a popu-
lace that is well educated and gainfully employed,
the city and region were suffering from wasteful
consumption of resources and a boom and bust
growth cycle that contributes to the burgeoning
gap between rich and poor.

On September 11, 2001 New York and the
world changed. The context in which we make
decisions, and should make decisions, changed
fundamentally. The reality and impact of these
changes will confront us for years to come. The
cumulative impacts of all of this, coupled with
looming financial deficits, pose an enormous chal-
lenge to the new leadership of the city.

Given this reality, the recommendations made
below in this draft summary report are based on
the following findings and assumptions:

FINDINGS AND ASSUMPTIONS

1. Prior to 9/11, New York City faced an
unprecedented housing shortage. That
shortage continues unabated today. Housing is
essential, and meets a universal and basic
human need—it is the foundation for civic and
community life. As a 21st century city, New
York can no longer treat housing as a luxury or
a commodity, but must consider it as part of
the infrastructure of a healthy, sustainable
community. Healthy sustainable communities
help promote economic development.

2. New York City’s economy was too
dependent on finance and tourism.
While no one would argue with the need to
retain and reinvigorate both, there is a com-
mon misconception that if the city can get
“back on track” to the economic patterns of
the 1990s, everyone will benefit. Yet, New York
City needs to be on a more diverse and equi-
table track, not back on the one we came from.
Growth was too reliant on a handful of indus-
tries—especially finance, media and real estate.
The economic boom of the late 1990s did not
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Regulatory Review

ecisions regarding the redevelop-

ment of lower Manhattan are

likely to be subject to one or

more of the environmental
review processes that exist at the City,
State, and/or federal level. The most
critical of these decisions is, arguably,
the adoption of a project plan by the
Lower Manhattan Development
Corporation. This draft summary
report suggests how the environmental
review process that will precede that
decision, as defined by the State
Environmental Quality Review Act
(SEQRA), can be made more effective
in addressing environmental and social
concerns and more efficient in terms
of the time required to reach a deci-
sion and allow redevelopment that rea-
sonably addresses those concerns to
proceed.

The Lower Manhattan Development
Corporation (LMDC) has been charged by its par-
ent body, the Empire State Development
Corporation (ESDC), with primary responsibility
for the redevelopment of Lower Manhattan.
Similar ESDC efforts have been guided by a “proj-
ect plan.” The adoption of this plan by LMDC is
likely to be subject to SEQRA.

It is important to note that many of the other
important decisions regarding development in
Lower Manhattan will be subject to the National

Environmental Policy Act and/or the City
Environmental Quality Review Act and Uniform
Land Use Review Process. For example the lead
agencies for, planning requirements, timetable and
funding for any proposed mass transit projects
(such as rebuilding and expansion of the PATH
system or redesign of the subway stations) are dif-
terent from those for redevelopment of the WTC
site itself. Thus, the federal, state, and/or city envi-
ronmental review process for such transportation
projects will probably be separate from that for the
redevelopment of the WTC site or other improve-
ments solely under the aegis of the LMDC.

In considering the role of the LMDC and
SEQRA in guiding Lower Manhattan redevelop-
ment, the Regulatory Framework Committee of
the Civic Alliance started with two primary and
interrelated goals:

1. That an open, robust, transparent planning
process with full opportunity for public partici-
pation is critical to the decision-making
process. The future of Lower Manhattan is
important to a very diverse community of pub-
lic officials, civic organizations and private citi-
zens. Many of these people feel that they have
a stake in its redevelopment, and that their
input and ideas should be part of a meaningful
consideration of alternative environmental,
social, and economic proposals for the site;

2. That a special effort should be made to mini-
mize unnecessary delays in completing the
administrative and judicial review processes
associated with Lower Manhattan’s redevelop-
ment. Lower Manhattan is an important center
for the city, the region and the world. Making
it whole, as quickly as possible, is vital to our
economic, environmental, community, and
psychological recovery.

Planning Framework: A Draft Report of the Civic Alliame to Rebuild Downtown New York
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These goals are fundamentally linked. A more
robust review process offers the prospect of deci-
sions that meet the needs and aspirations of a
broader spectrum of stakeholders. It is a necessary
precursor, for both logistical and political reasons,
to any efficiencies proposed for the judicial review
at the back-end of the SEQRA process.

PROPOSAL

The means for achieving these twin goals are dic-
tated by the nature, and the strengths and weak-
nesses, of the SEQRA process. There are two stages
of environmental review — the administrative stage
(including the environmental impact review and
permitting processes) and the judicial stage (which
can begin when final administrative action is
taken, and does not definitively end until the New
York Court of Appeals has either decided the case
or refused to hear it). The administrative stage pro-
vides by far the most meaningful opportunities for
public input. SEQRA creates a framework for the
relevant governmental agencies to gather the rele-
vant information, systematically analyze it, subject
it to public scrutiny, and make reasoned decisions
on the merits. While the process ensures a public
airing of impacts and proposed mitigation strate-
gies, the process in itself does not ensure fewer
impacts or that appropriate mitigation will actual-
ly be undertaken. At the judicial stage, the courts
are mostly limited to considering procedural
defects. Only about 10% of all challenges to
Environmental Impact Statements (EISs) are suc-
cessful in court, but the litigation process can
extend over a period of several years. By guaran-
teeing delay in governmental approvals, project
opponents can stall or ultimately kill projects for
reasons unrelated to actual impacts.

Given the public importance of the reconstruc-
tion of the World Trade Center site and its envi-
rons, a conscious effort could be made to provide
for a fuller administrative review process but a
shortened judicial review process. This would pro-
vide a more meaningful opportunity to participate
as well as a faster ultimate decision than could
otherwise be achieved.

Regulatory Review

Two initial actions help could make this win-
win scenario possible:

1. Trigger SEQRA as Early as Possible by
Drafting a SEQRA-Qualifying Scoping
Document.

Typically, SEQRA is triggered after a plan-
ning agency or private developer has devel-
oped a basic development plan for a site, and
alternatives are seldom developed as thorough-
ly as the proposed action. However, given the
unprecedented scope of Lower Manhattan
redevelopment and the active engagement of
the public through Community Board 1, the
Civic Alliance, New York New Visions and
other well-organized groups, it would be rea-
sonable for the LMDC to initiate a SEQRA
scoping process as early in the planning
process as possible. This would allow for
SEQRA review processes to be integrated with
the LMDC planning process and initiated
while the LMDC is still open-minded in the
planning stage about basic alternatives.

The LMDC has just released a paper setting
forth proposed principles for redevelopment,
soliciting public input. We would suggest that
the LMDC use these comments to develop a
draft scoping document that would formally
initiate SEQR and would serve as a basic plan-
ning document that develops project alterna-
tives and stipulates impacts of concern. This
document would provide a vehicle for public
input relating to the basic component parts of
the redevelopment efforts including issues
such as: the street grid and pedestrian ways; air
quality, including reliance on low sulfur fuels
and fine particulate matter traps or comparable
emissions reduction equipment for trucks and
non-road equipment; public transportation
improvements, including ferries, subways,
buses and commuter rail; the size and location
of the memorial; the amount of parks civic
spaces and connections to the waterfront and
other civic amenities; building massing and
design; primary and ancillary uses; green build-
ing principles and performance standards,
including energy efficiency and renewables;
and environmental justice or equity concerns,
including alternative ways of handling com-
mercial and residential solid waste that mini-
mize reliance on truck transport.

This draft scoping document should also
outline the ways in which civic and communi-
ty-based organizations will participate in the
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refinement of specific alternatives, the adop-
tion of standards for data collection and analy-
sis, the development of mitigation strategies,
and the monitoring of their success. This
should include the means by which LMDC will
ensure that technical expertise and/or funding
is made available for such activities, including
the establishment of specific performance
benchmarks (for example, for air quality, new
car trips, or amount of park space) and the
methods for monitoring of impacts and their
mitigation.

. Make SEQRA Judicial Review More
Efficient

There are two approaches to expediting the
judicial review process. These are presented
with the understanding that the willingness of
members of the Civic Alliance to consider
such options is linked to the robustness and
openness of the SEQRA administrative process.

One approach would be for the Court of
Appeals to use its administrative power to des-
ignate any legal challenge to a final SEQRA
decision of the LMDC or any other govern-
mental entity involved in lower Manhattan
redevelopment as a priority, with a designated
judge at the Supreme Court level and desig-
nated panel at the Appellate Division stage.
This could entail expedited briefing schedules
and scheduling of oral arguments on a priority
basis.

A second approach would provide for legal
challenges to LMDC SEQRA decisions to be
lodged directly in the Appellate Division,
bypassing the Supreme Court. This would
require State legislative action. To ensure that
this special exception not serve as a wedge for
other, broader changes in SEQRA procedures,
such a proposal should be put forth only as
part of a set of legislative actions dealing with
Lower Manhattan redevelopment, including
actions that would enhance environmental
and social sustainability, such as lifting the
green building tax credit cap for lower
Manhattan. Further, any such special excep-
tion would have to be time-limited, as well as
geographically circumscribed. It therefore has
to be recognized that devising a legislative
exception that would provide for direct
appeals to the Appellate Division would be a
legal and political challenge since it would
have to be linked to credible guarantees for a
robust and open planning process with an
understanding that it would not serve as a

Regulatory Review

precedent for SEQRA changes applicable else-
where.

his proposal is made in full recognition of the

many basic SEQRA administrative questions
that also must be addressed as planning for Lower
Manhattan redevelopment proceeds. These include
decisions about whether many EISs and/or a single
programmatic EIS be prepared for Lower
Manhattan redevelopment (e.g. what kind of seg-
mentation of redevelopment activity should be
countenanced) and the geographic scope of its
analysis. The geographic focus of this proposal,
however, is primarily the WTC site and surround-
ing area and ancillary functions.

This summary was prepared by James T.B. Tripp,
Environmental Defense and Robert Pirani, RPA, the
Co-Chair and staff of the Environmental Regulatory Working
Group of the Civic Alliance. It is reflective of

Working Group discussions.
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CivicAlliance

CONVENER
Regional Plan Association

UNIVERSITY PARTNERS

New School University, New York University, Pratt Institute

American Institute of Architects
New York Chapter

Alliance for Downtown New York

American Institute of Certified
Planners

American Planning Association NY
Metro Chapter

American Society for Landscape
Architects

American Society for Public
Administration

Andy Warhol Foundation for the
Visual Arts

Architecture Research Institute

Asian American Federation of New
York

Asian Women in Business
Association for a Better New York

Business Labor Community
Coalition (BLCC)

Center for an Urban Future
Center for New York City Law
Center for Urban Research
Century Foundation

Citizens Budget Commission

Citizens Housing & Planning
Council

Citizens Network for Sustainable
Development

Citizens Union

Columbia University Center for
Urban Research and Policy

Commonwealth Fund
Community Board 1
Community Cartography
CUNY Institute Urban Systems
Design Trust for Public Space

Environmental Advocates of New
York

Environmental Defense

CIVIC ALLIANCE PARTICIPANTS
Environmental Simulation Center
Fine Arts Federation of New York
Fiscal Policy Institute
Five Borough Institute
Ford Foundation
General Contractors Association
Guggenheim Museum
Housing First
Hunter College

Independence Community
Foundation

Institute for Urban Design
J.M. Kaplan Fund

Landair Project Resources
Lawyers Alliance for New York
Lincoln Square B.1.D.

Robert J. Milano Graduate School
(New School University)

Municipal Art Society

National Executive Service Corps
Natural Resources Defense Council
New York Building Congress

New York Community Trust

New York Conservation Education
Fund

New York Immigration Coalition

New York League of Conservation
Voters

New York New Visions

NOW Legal Defense and Education
Fund

NY Lawyers for Public Interest
NYPIRG Straphangers Campaign
NYS AFL-CIO

NYU Brennan Center for Justice

NYU Center for Excellence in New
York City Governance

NYU Institute for Civil
Infrastructure Systems (ICIS)

NYU Institute of Public
Administration

NYU Real Estate Institute

NYU Robert F. Wagner Graduate
School

NYU Rudin Center for
Transportation Policy and
Management

NYU Law School Center for Real
Estate and Urban Policy

Pace University
Parks Council

Pratt Institute Center for
Community and Environmental
Development

Prosperity New Jersey

Puerto Rican Legal Defense and
Education Fund (PRLDEF)

Real Estate Board New York
(REBNY)

Rebuild Downtown Our Town
(RDOT)

Riverside South Planning
Corporation

Rockefeller Brothers Fund

Rutgers University

Surdna Foundation

Sustainable South Bronx

Take the Field

Transit Workers Union Local 100
Tri-State Transportation Campaign
Urbanomics

Van Alen Institute

Wall Street Rising

West Harlem Environmental
Action

Women's City Club
Women in Housing and Finance
YMCA of Greater New York

Representatives of the following public agencies have also attended meetings and expressed support:

Empire State Development Corporation, NYC Department of City Planning, Manhattan Borough President’s Office,
Port Authority of New York and New Jersey, USDA Forest Service, New Jersey Transit



