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TNTRODUCTTON

A stuCy of the elty eenter of Da3-lasu Texeg* wo'r3-d he

åneompl"e?e u¡lthout aÌ'r ln'¡estlgatÍ-on of tire prob'lems coit*

froritLng 3{orth Åmertean cLty eenters f-n geileraL" It i.s

only by s¡"¡,eh arÁ approæekr t[rat one cån make üse of tþre

experå,enees sf the maråy others u¡ho have sou,gh.t solutlons

Èo the eomplexåt,Les of dor'rylts'øn deveÌ-opment. Gou,p)-ed wttÞr

e tttoroagh¿ examlnatlon cf the sp€elfl"e eondft3.ons exfstång

lrt Èhe DaTLas eåty eenter, thls generaÏ- strady shoi¡l"d make

possf.ble the establlshmen'c of a flew basle pråneåp'?es wh$.etr

rølL? goverft proposaÏ.s for f:he fut'tlre"

f,he proposaT.s ef t,he theEås are not te be eonsådered

tþre dogrnæ ef a partåeu.!,ar bel-f-ef. Those whleh eänffiog be

lmpÌ-emented for s?Jme yeårs w€re eærefulLy l-abeLÏ.ed Êoguldes€

to lndfeate ttre fl,exåbtllty f.ntentfed" It ls feLt that tire
most desårabLe eLemenÈ of thre ent,5-re seheme i-s t!:at the

basfe pattern for future devel-opment Le establ-lshed at

minåmum eostu thu.s maktng åt possl.ble to el1minate fl-aws

before si,øab'le eonstraetåon Ls reeomtüended,

Eaeir progressfve s&øp ean on3.y he takc¡r as eondft3,ons

røarrarat åt* The thesls proposals are based epffi t,he

pres'.runpt.1on ttrat durång t,i:e nes-fi forty y@ars there may

very well be ln Daltras erã erpeÅ-Isåon sf faeåLltåes equa3. to

tha#- whleh t,oolc pì-aee ån the forly y€års pas't, a peråod

drarång w[rfeh the ef"t,y eea.#eer d,oub]-ed ln si.ze and ån hreågltt.

Tnås p,qessårupt,åon may prqwe t,o be f-:reorreet" If sïteh ts
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t"ne riese, Lå'Ltie .al.XL haxi{: beer: l-ost* If * on t,ne other
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CHÂFTER T

THE PROBLEMS OF gTTY GENTERS



The e5"ty eenter harbore Targely busfness enterForåses*

They offer a muLtttude of goods and servåeee all" wåthtn

cc.rnvenlent &eeess one to the otl-:.er* Soae of the eommerelaL

lnterests l"ocate eentra1ly because they neqr.elre the

entåre resl.d.ent popul"atåon as a market" 0th.ers operate

dorøntewn beeauEe åt ls a market ln ftsetrf,"

The bråef parãgråph precedS"ng expresses. the elty
eenterts'rfght t,o exået* Con¡paratÍve shoppång, luxury

goods, hågh1"y spee laLåaed profeesåor¡a} servåcese servlce

facålåt.åes fox" transåent, bt¿såness peoplee reereatlona1

fael-lftåes and cultaraï aebåvltles a}l thråve ln &

een&ral åoeatfon. Inp}åcåt nn the s&me paragraphu

howevere åre f,aetors responsåbXe for the tbrnee maJor

prohlems of downtowra &reas* A coneentretåon of goods

and, servåces fmpÌ.les lnternal traffte and a reX.atlve1y

hfgh d.ensf.ty" Because d.orøntourn Ls eentered løåt.hln a

resf"dent popul-at1on, eommuter traffåe and deteri-oratåon

aXso become problems* Ferd nnaJor e.l.frf"es have been abl.e to

eCIpe adequ,atel.y v.rfth the eomplexåtåes of deterloratåonu

densåtyu end trafffe wtrfch, oceirr at t,heår eentetrs*

The d,eterloratlon at the elty eenter eanr¡ot be

preperiy analyzed wåthot¿t gf.vlng due eonsåderatåon to

the eåt.y es a whoXe" One of the mosË weïl-knotm

obsenvatåons on the eomposåtlon of th,e i¡rbam envtrorrffient

ås Edward W" B'"trgesso dTheory of Fåve Coneentrle Zones

of Cåty Deweloprnentd* The flrst øane ås the c3"ty een$er,



Surrounolng ft ls a transåtlonal uene foÌ.Ì"o**ed "oy

workångment s honnes, tt¡e resådenti.al urne a¡ld the

eommuter uene ln coneentråe rångs, &s æ elty gnows

these sones move outlaarC from t,he eenter absorbång arees

on ttre outer cårenmferenee and. re).f.nqra$-shing areas on

the lnner .cårcun¡f,erenee. The Zone of TransLt,i.on eontaåns

thg sïume" Ãt ls the oldest resi"dentåal area of the

ctt,y, Since åt ås adJaeent, the exLstenee of urban

deteri-orai1on posee a dlstånct probXem ln relati.on to

ttre ci"ty eenter*

þ{ost eåty offåcåe}"sn soef eX workers a¡ld cåtåzens

sgree that sl"ume are a th¡.eat to the he3antlru moraLs and

safefy of a eommürÀlty" Others, sueh as Danfel SeX-ågnøn

of Fortune Masåëå&eu $-nd,åeate t,hat sLuns åre a neeessâry

part of urban grewt,lt" €{Th¿e sÏume ere cro'*ded bergauge

there are Jobs to be had.""**Ï IÈ ås ån thte transåti.on-

aL ãone that rural and tmmtgrant people try to adji¡st to

thre nrban way of l"åfe, They are to a degree poor and.

ågnorant," GeneraS-}yu untLl- ttrey har¡e had tLme to

establLsh themselves wåth goodç steady empi"oyment, they

seek the Xeast expensåtae llv1.ng aeeornmodatlons avallable*

Althoughr 'r"ire prob1ens ånÈ¡enenË fn slums &re outsåde

t!¡e bou,nd.s of the cåt,y center, Lt ear¿ be establlshec

âhat they e;çåst where they do âs a result of åts

À û. Seì.lgne*., rlThe Ea:durtng Slumsçrç Tf¿e_EëplgGårìg
Me5å-eEgLåË,' (Garden cltv,-1958), p.m_-



ptr€senee* The cåose Brcxlmåty of the central b*såness

dåstrLct, gtves the slum a potentåaL whlch makes the lastd

deslrable and valt¿abÏe" RLa¡ed values ln the slum

eErr¡$.ronment, &re hågh not beeaÉse of th,e f.neome deråved

from tþe sl"üm propertyu but beeat¡se of hågh åneome

expeeted semetåme ln th¿e futtere* when th¡er cenÈraX.

busi"ness dåetfi"e t wlll" extend lnto thf s are&* T?tus* the

trLgh Land vaLueg i"n t,he slum envlronroen& have a speeula*

t,åve basåe*dÊ FurtLrermorer Et ås eonsldered, that cåty

tax struet,ure encciårages t,trts speetåXetåon* One of tÞre

eau,ses of eentraÏ elum deve3-opment l"e eaåd to he whtgh

'ûaxes a¡rC the unwål"llngness of both ptetri.te offlel,als
and property ot¿netre to adJust ånfl"ated &ssessmerrts and

vaLr¿es to realftåes*"3
BulLdfngs Ín & state of det,erloratlon eNået aLso

røXthfn t,he eentran bustness dlstrlct Ltself" They are

no partåer¿}ar thx-eat to morals or healtteu but i:,ormaltry

Èhey fuLfåln funetlons aÏåen to eentral aetlvltåes.

Þfeny are sraeant* dl¡t &meråeae wF¡ere ln stme respecf-s

the m$.scþllefs,of contemporary t¡nban etvål-åøatåon have

beerr earrted faFrthestu the greater part c¡f ot¿r tver-
grown met"ropotrfses åre? ln strf.et eeonomle Èerms*

S" Rfemerç The $edeE¡} _Çå_!:9, (Nev' Yorku L953.j e p" ntZ"

S. E. SauxrCere and å" J" Rabuek*"{

The
N.ew Yorku 19 EF. I



bankrupte thr,eår dwtndllng taxes cannot suppert the l"oad

af debt, åncurred through growth, dåsorganløatfoxru and

btrfCht; and theår urgent repe$"r ar*afts a systematS"e

deflatton of t,he stLll" absrarci strueture of values that

was ereated f"n the pastu ån amtfelpatlsn of, ft¡rther
t"

growÊÞÏ. n{*

tlosely related. to th.e traffå.e of æ1 area ås &hat

quantltaEåve meas&re applled to pcputrated. Land. eaLled

d,enstr"ty. The word. å&scXf åmp1-f.es that there ås &

elosenessu a masslng of, lnd.fcrldual elem.ents* Tn år¿

¡,¿rban are& these eLements are normal}y people and tPreår

shelters'* Thereforeu botl¡ poputr-atlon and bulldlng dansi"*

tfes @ee&tr*

The rel-aËlonshfp betrseen ,åensf.ty ano traffåe ls
relattvely sfmptr-e. Traffle heeomes more eonpLex Èhe

more peopJ.e and goods there are Ln a gf"ven area* The

more speee oeeupled, by biltldfngs the Xess speee i.s

i-lkeXy to be avafLabLe for surf,aee movements*

For proper evalt¡atlon of the faetors evåderut 1n

trf"gh densf.ty and l-ow denså&y urban etrese the eltåes of

Ner* Ysrk and toe ångeles provlde an exeetrle$t

reprÊsentatLon of, eaeh, extreme" trftrat has liappened Í.n

ISew Terk kras ti.appened to a l-esser'extent Xn praetleaJ.l"y

ex/ery North Â,meråe an eåhy" Streets ar¡.d axvenu@s were

4 L, Mumfsrd, C-!t¿ Àese,tqpseq-eu ($er* Yorku 19k5) ç p. l-61".
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erågfnally deslg'ned to acromn'¡odate a popul"ati"on denslty

ne greâ+,€F than t,hat whÍ.ch coul,:ì. be sheltered by

bielS.dlngs fonr st':råeE taLÏ" BtÅt l"n a Ì"arge part of

Ma:rhattan t,hls åverage bili3-riing hef.ght has been multå*

p1led by as mueh as te&" The rsslri-t ts flve or t,en

earîy Manhattans super$,mposed.* The probLem resiål-tlng

from sueh. a hlglt eonceatr.att,rrs ofl bilildlngs ls t,hat tire

fou.:" to nlne later addttlons were proi/f,{ed wlth no

ln,Cepen&ent neans of ãceess. {s0Lxr ntld Lega)- ltmlts
on the heåght of midtor,rn b'uail"dångs merel_y eneÐlsreg:e tall"

str'.1*tilres fn the very areas where t.raffLc congestlon

ås already etrose to paralysåsu and we demol-åsh er"swded

elene only t,o replaee them wlth pi¿bxte*ncusf"ng

deveJ-cpnents whose popr*laÊåcn ,*.ensåti"es* ås htgh es fÕur

hu¡rdred and f,ifty people an aere, are twåce: the .e\fl€reg@

resårientåaX densJ.ty of t,he ei8y" lde have eonsåstently

acted ås åf there idere no relatlon bebrsee:r the nnmber of

people 'øe dunp on t,Lre lend and the amount ofl congeståon

en the streeBs ånd arterå.aï traff,år: roi¡,È,es*sl

Tclday o',rer såx nl-lïåon peopl'e pour i.nto êi¡nnels

and Êhe deep ehasms .shfeh are the street of l-lanhabcan,

but onty Wß dare t,ake theår automobi.l,es*6 The remaånden

erowd f"nto m&ss tnsnsÍt* Freqile:tte,å by sueh a vast

5 fi: ääf,*tu, I:qsj.?g-Ërçr-¡¡+r-d*u-ps {}ie'w York u 3-956} v

6 F, Bellou îtThe Clty and the Gårtt,
Herg.paqxls-ç {Garden cåLyu 1"958} e
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pûpi]"latåon Ëne eåty cå¡l p,rovf,3ë praeÈåeail-u every t5rpe

cf servåee lcnor*'n to man exeept a commodlous route fcr
eae h of these peopS-e te ïrave} at hf"s eonvenlell.ûeø

Whlte }üew York r*es expl-olf;.ing ti:e pot,eniåals of

hågl-.r-rås* buliClngs an':Ï, mc¡t,sråaed Lraveã, Les ,{ngeles

idåS stl"l"å iaiænt" ,{ reS¡leel fOr eartit tremc¡r-q whletr

þ:ave frequen:Iy oecilr*red ål-i So'¿*"lrern Callfctrnåa placed

Il.nitaticns Lxpcn bu!1-ling heLgÈrts" Fopularåby of the

mctor *ar v&E f"n ei¡å,lence befsre eny sågnåfåeant

een'braååsatlsn lta{ flalee:t plaee* There he,s never been

any great neæd fcr s'l,hwa;rs ûr eoßm.'"r#'"er brai'ns to the

cåÈy eenter" Today 99É ryt æLï 'L,rat¡el" ån the Los ångeles

metropol-åtan åree åe by autlrmobåle*7 Tsl accorornqlciate

t,hese vehlel"es a p!:enomenaå pereentage of, l"and Ls

requlred for roailwa;+s". 4he clty has a very undås*-ång*

uåshed busåness end e tiltreraÏ eerlter* F$ï. meye perforæ*

&nce ofl easual erranüse trtps of mâny miLes ar& offen

reqüLred" m{å ti:e nost lnter*estlng pelnt of aI} ås that*

aeeor"dång to & tes*- maCe by Lo-f!"Wg*ryfagqgåeqr durång

peak af ternoon krotxrs '*ne ean drlwe otåt of downtowcl ¡{ew

Ysrk er:i Lbs nast heav1l-y tra*¡eLI'ed not¡te as qulekLy as

onè ean Cråve ol¿i ¡¡f downto'm Los ångeles tn fts most

'neavlJ-y Ëråve lletl tromte * 3

Tþrf s evl.lenee ehosÏå plaee å¡r a q*a:idany those whio
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advoeåte d,eeeátratfeatåon as the answetr Lo r¡rban

prcbì"ens" Use of Èhe automsbål"e hras nade Lower d,eresåËy

reså¡åent.LaÏ de"veloprnent sretry desårable" Bu.eånese

development excl"uslve of hlgh. densåttres, wÞråeh the

automoblåe fosters, has yet to Cenonstrate eny

partler¿1ar desårabi.I-åty"

Traffåe ås essen'båal Ëo tlre exchange of goods end

servåces wåþhån the efÈy eenter* The exchange ofl

servåees normaÏi.y InvoXve*q the mo"*ement of people*

Employees mÕve ta and from thenr pi-aees of emplopeitt*

üXlents move abr:ut varå':us busÍnees establÍsltments,

The exe?range of goÕ,1s requlres the rnovement of both

goods and people* Houeweru sLnee d.ei-Íver¡r of goods f"s

onXy a porÈlon of tlee mertantLLe aet$.vityy and sånee

merehandfalng 1s only a porËl"on of dotsntoldn actåvfty,

movemer¡t of goods ån the clty center shouT-d be consådered

& t,rafffe fr¿nett,¡n seeondary t,o 'che mswement of peop}.e*

Thls traei,: o.fl pr.i.cr1ty eonstttr¿Èes a maJor traffi.e
pro'nXcm, lte moeÈ 3-arge eå.tåes oÌ?-street vehi"el"e Xoadång

and nnloacl,ång, ln the ,åowntor*n ates must be llnL&ed" Even

those eon*erns whleir maln€aå.n off,:etreet docktttg

faei"låt,åes f,å¡ad åt dlffåeieät" tç¡ mowe Èheår large

wehåeles durång busåness h,oürs* fhere 1s eu¿åd,ence tha+-*

&s a resi¡lbo t'ne larger goods*handlång aetlvåeåese

whol,esaX-ång ån parbler*.1-aru are nold noving: a,wey f,rom tÞ¡e

d



I eåty ceneetr*9 Retaållngu whLeh depen'Js heawåly upon tlr.e

prÈsenc* oi peopåeu ås reìsaJ.nlng* It ås doi¡bt,fu.T ttraË

türe problens of movång georls w-åthån tne e3.t,y eenter caxß
I

"ne sol"ved by retaååers índependentl3r*

Tþre prlmary dorør¡tcrøn traffi"c functlon åe the

n.¡vement of, peopl-e" Tirey travel tou f,rom and abot¿b

the cÌ-t¡' eente:' cn feets ofl p*b}åc eonveyanee' and ån

pr.ï.vate'¡ehleleE* Changes f.n t¡eÈrl"cr¡ler transportati-on

have maCe the center what l"t, åe bortray. Furt'her changes

appear t* ",i:,reaten åtg wery exj.stenee*

Befo:"e tïte adven'b of the motor vehåeler travel was

sïÕw* Â,nÍnal drasxl earr-g a::rå wågong r¡tere ueed Xangetry

for tran*portlng heavy goods" Wb¡.ere buggåes \dere used

to move people, lt v¡as €ssentLaXly for comr'Õrte not

speed" Or"rer short dtstances one eould, traveÏ quåekly

by moirnt|ng and r'*rln1-ng an anlmal, bt¡t thts speed was

heavtly cffeet by tne t3.me fn*¡cXveddtn saddltng and

uansaddlång" As a resu}""r people tended to låve fn areas

wtrere everyday neeessntåes were wfthtn wa}klng dåstanee

and st,aple commorååtles a con-qvenåent buggy-råde &\d&ye

Slnee t-he såøe of a city cer¡ter depends tåpon the number

of people i+- ås eapable oÍ" servJ.rr.g eonvenåentlyu eenters

of thls tLme were al¡1e to cÌ.evelop onl"y lnsofar &s peop3e

cot¿å,å he crowded aroi.¿nd 'øåt.hi.n a negotlable radåus. För

9 Phlladelphla Cåt,y PXannfng Departmento FtilÏad*Lptrlq. 
ce_*tr+t Þåstaåst-_sLi4dg, çÞtrt:.adelphtai îFñ)-oæ6.
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*-'nåe reason xarge eåtåes tended to beu aeeordf.ng to

to,lay!e standardsu decentrallzed,* Ttrose }lvång oi.t*.såde

t!:,e atÈracLi.cn cí tÈre eenter saeråfåeed eny of lts
adrrantages for the tåme saved, fn earrying on tPie rnaJorfËy

of theår iamll-v actlr"åtåss nearer home. Sånee peopåe

and. good.s traveïl"cd at Èi:e s&m€ sipeedu åt was prelflftabåe

for merÕhsnts Èo brlng the goods to the people*

That there must !-rave been some need or desåne for
central-åzatåcn. horde'¿ero ls Semonstrated by the fae"* tttat

t'ne flr"st tås€ oÍ 5-n'eraeåty moëer vehlel-es wås for the

tr"ansporb oi pec-oÏ.eu iaot geod.s. These meâns of

tz:ansport,aÈloxa whle Þr Þrad, eaused e åtåee to deveXcp p.råor

f,c ihe twenbåethi eent'u¿ry wer@ noË gerreranLy adaptabi,e

t,o earrylng eåther goo,ås or people abot¿'h wåÈhån tÈte eLty.

Tet, at, these transportatåon f.nterseeÈlons and termfnaXs

rüâny ae+*lvftåes t,¡ok plaee r*tråch offered enployment

úppoï"bunf-tåes* If e worker cor¡trd nat ffnd a pJ.aee &o

trå'¡e ',*lti:ån r*alkl"ng dlstanee of ttils center, hre had to

fånd e Loeal m@aTts of transpor&atl"on" The pråvateXy

o.øìed h,:rse and bnggy wes not, generally suåtabieu sÍ.nce

tne horse eo'¿ld, not he left all day at tkre pãeee of, uork"

Collecti.wely* hovaeveru lscrkers could afferd to þråre &

drLver" SÕu for aeny y@er$ ped^ole rode trorse d.rawn

stneet earsu not be+ause t,hey Here part3"culariy fasÈer

than waïklng, hut beeause t,hey were mrre eomfsrfrableu

of"f,ered proteet.f"on frorn "ned weatÞrer, ffld werc noÐ
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hampered by mudcïy rta,ls*

Ti:re adape*atåoru oÍ an eleebz:åealÌ-y Cx"åven ear to
e"i:ese raf"l- Xtnes provfd.ed the fårst eeono¡aleaT* rapÍdu

åntre*urban transåt. .Through thts devel"opmenÊ 1n mass

t.ranslÊ- and o{--her teeh$åca} f.mprovenents the eåty eenter

turas able to aÈtafn a phenoinenal growËh" For the fårst

tf-ne '*1tÈrf.n th¡e eftyt peop3e \qer€ trave)-tríng faster t,han

gÕt,is, Cì"othtng: and fr¡rnåture stores and o+*hler forns

of merehanclåztng tended to morve to the eåty eeater*

Professåonal men four¡rå that ån the centraX bi¡sfmess

di"st:"åe t t,Lrey were able to offer a better servåee by

speeåalåzång, ln many cltåes large dçr*rato'ør¿ lrlghå

sehooXe, ehurehes alx(.j, t,l'ieaters were bUl"lt to serve bhe

entfre u:.ban pcpr-tlat,åon. dÂs & re-ql1}t of, these tra¡:efere

of fi¡riet,åone, the eer¿tral br¿si.ness seet.lon tf 17¿* eåty

grew rapîd,}yu whether or noË t,ire ctr"ty åtse}f, was growfng"dlO

Thts era Õf eentraÏåuatåon began arouild 1900' By

tire Late 192Ûrs ênother phenomenoÍl ldås taklng pn-ace*

AutoruobÅXes were serncr¡sl"y ehalS-englng t'he role of t'ire

sËreet car as the prånel"pal msans of ürban transportatloR'

Motsr truckeu vrhåel'l were reasonabtry perfeeUed d'ur3.ng

WorLd War l? were makång åt posstble onee agatn to morre

good,s âs qnÌ"ekly ac peeple" Ancthen transfer of funetåons

was fnevl"table" Ânotner traffåc problem was apparente

ntt one of å"ns*ft'åeÅent lneans of transporbatS"onu but one

H*'wí" G å1nore, Tfenpprr-qtSqLojL-a$d -Lqe-g,q.q¡t-th -q-q. Glt{eës
{Glereese r T953} s P" Iå5'
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tf Ëç¿¡ many' The Great Depressåon and VJorld' 'dar II dåd

nst alter ilre fate of ilre elty center. They meretr y

postponed tb"

Durlngthetenyearsfotrior*lngtlreseeon&Mcr].dIdar

ttre nr.rrcber oi astomobåXes ln the Unlted States dot¿bled"

There became Õne ear fer every tt¡ree p*ople*11 Trænslt

rXd,lrig deellned* By L956 the street c&r had aL1 but

dlsappearetl" Clothlng and fi¡rnttnre stcres found Lt

agaln nore prefttable to operate nearer the resåd'entlal

areas" The åarge do'ør:¡'tçwn churches* htgh sclrools and

tneaters began Loslng theår popuJ-arlty*

The problem of movf'ng people tt' from arrtl abouÐ

the eåty center has beccme acu"te. Many eenters have

beeometoolargetomoveabontcnfoot"Thestreets'
destgned for nse of a relattvely ferø number of horses

ar¡¡å buggles, can"rrot accomnodate atl tire autonobåLes

whlc!:managet.earråwødor¿nf*gtøn*Masstransåttsu¡rrab}e

to operate profåtab]-y" Farklng faeftrlttes for prlvate

vehtel-esuqutrteßi1cÔümonprå'ortoan+-eftobåÌ'es'are

Lnsuffåei-entu Ïn shorto tire dÕr¡"'Ì1*'Õ"dn that was pronoted'

bythegtreetcår*annÛ}-ongergcrvÉac.eqtaatelyapeop}e
u?io, ån noet e åt1es, perfer to trasel by prlvate ffi€&rxs*

l"t Êeååou eË' s.L!" ¡ Ë* f+.

i1
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fÈ has been stated that the ett-v eenter offers

eonparatå."re shoppingn }-uxury gooús, htghLy speeåelåøed

professåonal" servåeeE? service faell,åt'åes f*r trat:'sle¡st

bu.slness peopi-e? reereatlonal" faei.l-å&åes and. eual,turaï

achL',ritf"es* .AÍL examånatfu:n cf t,tre loeatlon of 'Lheee

funeÈåons wå11" reweal that Dall"ee, Texas, wlttr e

popul"aÈf"on of, epproxåEreÈely TSOeOOq departs from tLre

ncrnaX ån same respeeÈs" The l,ack of eonpLete

eonformåty gåves Dal^nas a dåsti-rrc{:lon and sl'ror¿ld causc

åt;s probÌ.ems to be dealt wåÈtr f-n a unlque m&ruxerq

Tne strongest cünËlentratåon of shoppång faeiXltåes

ås ån the veri'cen'i-er cf t,hre cåty* ln t,he fonr bl"oek

arðe bcrrnded by Þ[aki Streetu ]Iar'*oodu E]mu a¡ri, Akard

ere fåi'e lar"ge department stores" CIrr¡ the opposltæ

såde of Maff Street at Er"v¿5', r*hLch spl-Í.is tþrts four

blcck seetlon, 1e Dallass rcost røeLL*hnor.m¿ s'brtre" A,t

Lanar Str"eet,u u!:fet:. Ls fo*r bloeks fronn .{kard, b,etween

Malr: and Elm âre tlie t.wc remalning large department

stÕi:es" Shops hand)"lng hÍ-gh qual9ty goods l-tne both sldes

of Maln Street and ihe south stde of ELm Street from

I{arr¡cocT ts Åkard. l,ov¿etr qtraLlty shrops and speel-aity

sh*ps are lscaeed along b'oth sådes of Ël-rrt Street fronn

Akard to Lamar and fCIr fåve btroeks fron Harwood to Gocld

Street" The remal"nlng netable reÈalï sales areas are

the automobÍ.Ïe shrcwroc.]ms Õn ttre north sfde of downtovsn

seattereri along Pearl SÈree* southeast sf Roes Avenue-



ålong Rcss f¡.ve¡rire frorc Pearl- to Akardu someuhat along

Harwoocl from Ross to Cedar Sprfngs Bot¡levard and' on

Cedar gpr.ings fï-oË Haywooci ,to Maple Àvenue" (See Flate

L* j

There has been no sågrrif,leanÊ expansion or deveïop-

ruent Ln ret.aå} sâ1es ereås on Maln ancå Elm Streete sln*@

lg4L, Three d.epartment stores have made addåtlons on

t,Lietr sf.tes, but the maiorlty of expansåcn has taken

piaee ln sublìïban shropping eenters* Many of the dor*nnt'own

åRtömoblle shor¡rooms ldere bullt between XgM and Lg5Os

espeeååLtry on Ross ,lvenree and on Cedar Sprlngs* There

hai'e been Very few neu" skrcwroons fu: tkre downtOu.+tl area

slnce t,hat tlme '
0fflee spåee 1s heavlxy coneentrated at the heait

of the cf-t.y. 26"\-fi of tkre totatr dorontcrwn floor area ls

der¡oted to offåce spaee and fånancåal- lnstltutfonst a

tctal- ofl over elght míl1-i.c,n square feet.X The br¿lk of

thl-s offlce Rse Ls found 'netrseen'dood StreeÈ and PacifJ'c

Avenueu Ffex.<i street, and Harwocd. The area north of

Faci.fle arid east of Àkard fs sågntfÍeanâ l"n ttrat most of

t'r;e reeentl"y bullt off åe e space ls scattered r*li'hLn tFrf s

äreå" {See Fiate 2"'}

Off,lelals af the Cåt.y of tal"las and members tf

I Eal-l.as Department of Clty Plennlngu DeI&-å-te$sA-*
Qlqtg-Let-e (Da}}as, 196f)e Table 2þ Pu22'
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cftåãeffi,s3 groutps have made a recent effort to promete

Doiøntorsn DalLas ås & conventf.on eenter. The maJor resul"t
of thts effort has been the construcblon af the Datrtas

MemcråeL .&.redåtoråum, a i:uge arena and theater eompJ-ex

l ocated on South Akard street frçe bl-ocks from tommsr'çs

street/and tø'-e of Dalxast ì.argest hotels, &t approxåmate*

ry the tåme of, f,hås ecnstrsct,åon bo€h t.he statLer*Ilål&on.
and sliereton ehal-ns l^pere etther buttdång or plaruttng new

ïarge hoteie 3"n the dcw.Èovtr arÊ&s The statLer ocaupå"es

a sångie block joLntS-y wå.th the publåc Låbray}, sn

üommeree and sel"ne- PauL* The ne'.* sheratc,n $"s part of
the southrland tenLer '.uiileh ee eiaptes a "oïoclc on Ol_lve

and 5"åve tak. The DaIl"as CÞrami:er of Gomnerce reports
ihat L56 rnaJcr:" csnventi.on$ were held ln DaLlas ln Lglg,
The nangest convenblons hrought as many äs r0"o0o Èe

2ûecoû peopie to DalLas at one tårce*2 The elt.y eenter
can be descråbed as haruång excell.ent. transåe¡rt faeål-j"tles"
{ See Ptrat,e 3 " }

Þaxlae departs from the normal ån that ft has more

thran ane entert,aånment çente¡' and more than one eultural
eenter* Do3sfi--+-awrr dçes not aet &s a eirrturax rer:,teru

Ler"ge wotlar: ple ture theeters ere racat,ecå on'tþe north
sååe of El"m Street äeross from ther najor shoppfng Ere&@

lhree atre fn one blcck between l{arwood and saånÈ Fer¡}.

? Th{ rì rì Roé_YÀqo g vå v/q
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One ls near Ervay Street ene bl-oek ar+ay* Ttre four maJon

lrotel-s feature well-kno'*"n entertalners 1n theår äsupper

eLubs$r* Near the tÕrner of &kard a¡rd Commetrce there ås

& concentrattor:. of restaurants and nf-ght clubs* (See

Fl-ate 4" ) The only slgnf.f,i.cant eul-tural aet[t¡åtåes wi.thån

the cåty eenter take plaee at' the Datl.as Memoråals

AtåCl"taråum, ru¡l^rere one câiÌ see pnoduetlons of Braadway

playse and at the Fubl"le Lf-brary"

Ancther entertaf.nnenb eenter ås found wfthtn the

State Faå¡: Grot¡nds ln Sor¿theast DaÏ}as &wo mll-es from

t,he center" 0n tiierse grounds there &re a 75rttÛ seat

stadåun:, an lee &rera&s a roïÏer rånkç å& emusemeni parku

&, roiåeo ärenäs åR amphftheatero th,e $tate Faår Muslealsu

& åarge sr+åmrulng pooX and an aquaarlum* The Faår Greunds

aLso aet as a cultural- eerrter; since åt ls at the State

Faår Àudltorlu:n that performariees both of the Dal"las

Sy'nphony trehestra ano of, t'he Datrlas Cl"våe 0pera are

glvenu ariü sf-nee åt ls here that ttre DaXXas Museum of

Ftne Arts and the lialX of State, a hlstori.eal museu.rcu are

Xoe ated "

A seecnC eul-tural center ås Èhe eampus cf SouÈhern

Ï4ethsdlst Urilver.såty ån Nerth Dal"ïas four måles from the

centen, Hetr6 tne ftnds reeltal-s by wetrX-içnowrr art'ls&s?

ie*tures, dramau a ïa::ge låbraryu and varÍous evenlng

co$rses. {Ëee FIate 5"}

!r'i"th t'nts Cescråplåon c¡ne sh.o*ld he able to sense

r8







,f
t|¡e, role ple.yed b5' the taxtras cen&ral- dLetråeÈ ln ilre
rl"fe of t,he eommurrlty* Fo* tLre f"n=sest,ågetåon of eåty
eenters 3"n generaï i-t was determlned that d.eterloratlon.
densåty and traffåe ecmposed tha majer e at"eg*råes of
clff,åe,ltty wåtl"rån 'the ãeverage eentral busår:ess dåstrået*
In tnls respeet Þa1åas åe no exeeptåcn*

There ås er.uådenee of deterfcratåon beth r¿åÈtrån. the
ireart of ttie cåty and LipCIn ilre frånges of the eentral_

dåst,rle** Tire greatest d.etenf-oratåon of esmmercåaå

bui.l-d,i-ngs f,s on both sådes of the inajox. effåee and si:op*

plng areä; *-hat ieo v¡est of Fi.etrd Street arld east af
i{arr,¿ood* ResÍdenti"atr sl"uus are apparenfr partå*u}_arLy

Lrz t.!:e southerr¡ and ¡rorthevn extremlti,es of the eenfrraï

b*såness dåstrået" The extent of dererroratåon ln
comparåson to otheru especåatr"ty oLderu eåtåes Íe not sÕ

serf ous" llowever', a J,arge area of bl-f.g[:ted d".øexltngs

defLned approximetely by æ eårel-e ef _two mf-l-e radf.ue

abor.lt the center of the eåty p"*=*ftu a seråoüs

pcten*åe]"* (See PLates 6u Vu I and g.)
Batrlas ås eharaeteråeed by & <Íense bulldtng

development j"¡: ttae eürê of the eåt,y* ãt fre.s been noËed

for years ås havïng the tallest strÉstures ån ilre
soutLrv:est, tombf.ned røåth narrcw eongesÈed st¡"eets ëhås

æspe*t går+es a 'någ eåty atmosphere ts an rurban a,re,a

pcpulatecå by less than a nål-Låon, Do"*m.tovr':. Dalxas has

besn ttre ohJeet of inie great, admåretåcn of trevel"Ters

/î
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FL.&TE 8s EXT$TTNG DtidT{T0rdN u0t{mG cl,Å,ssrFrtÂgro$g

Ë&asså,g $" cÆåar?

å*å, .åpart"ment

å*2 Àpartment

tR*3 LocaX Reäaåä

C*X Comr¡ercåal

C*? Commereåa}

M*1 Ï"fanufacturån6

M*ä Manuf ae LurLnE

.T v,Lå*c-A 1_ _U_se eJe r m l .t t e d

$ång3"e*famj,3"y, two-famf.j-y an¿
mi:}tåpne*f aml Ì"y re sådenees*

Same &s ån &*å pl,ras hospåtalee
boar<iång freusee* hcteLs- and
doet,ene Ë off åeeår*

Retaål establÍehments* offåeeue
eoumercåaI parkf.nge garages anrg
obher eerl.rfees plus uses permåtted
f,n Ã*2

Corumercial" iåse*e st¡eh as lumber
{?rf p, i*hal-esal"e* heavy servåe*s,
1åght manufacturång and str:rugö $lusaL'å üsês permåtted ån LR*j,

ALl t¿s€s permåtted ån C-I plus sÕfte
heavåer a*'blvf tåes su"eir as- bre,*reråes urnotor f,reåght termlnalsu h*g e3_eaner.å,
and palnt sircp**

Heawåer mar:.ufacturi_ng than perm$,tted
ln C-Ï and C*2 sneh &s the mansfactnreof flour, dyes, hardwareu meta1
produets and lnseetåcådes. åls*
i.ncl-udes weldi-ng, gasolX.ne storage
and eotton gånnlng,

å11 rÅses permltted in M-1 exeent
reslde-nces plus the heavåest typesof åndusLry s',-åch ås snaraghter plants_
foundrles, forge rsorks, ãnphaLt
refånång and ee åd manuf aeflr¡re,

s øcnlr:.g ordånar'¡*c

u, eåty of dailas
rs r9q7
e amended T95X
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PLATE 9a EXISTING ZONil$G



and eåtåserrs alike, but åts exeellent quaååtåes are ån

cBpos$.tÍ.on to lfts surscundångso Ãs yêt. tiris eenflåeb of
maånÈaånlng a l*osely knlru no"ø der:s1_ly eåtg wåtÞr &

e cmpaetr tr.åghr densåty eenter has nci been resclved.* {5ee

FXaÈe 1ü, )

The smaTlest per*entage cf ûpen speee srerrcundång

å&Y one "nl"osk ln the Corsnt,ewn ares f s ap¡irrtxf.,aetely' 39fr,

In the older åreå'øest çf L,amer Street 50Ø af *-he land åe

devoted tc open sparË, FractåealXy all of tþile open l"and

ås used fsr eåreulatåon* The notabXe exeeptf-ons are frue

sroall plaaæs on Houstor: $treet and Ci"ty Fark on Souþþr

Ervay, {see P?.ate Tl" }

Tfre DaTlas Coræ"rrtow:: streef, system surffe:.s fron ttre
eonflåe t,ång elaf.ms cf two of lts eariåest settlers" Btre

crlgån,al almost east*uest oriented gråd extende ånt* â

larger grl"d*lron pattern of streets fntersectång at

approxlmaieXy 30u* Paeåfåc As¿enu^e, E1-m* Maån, ay:.q

Commeree Stree#"s Þ:ar¡e efghty feet. wfde rlghÈs*cf*w&y, arad

fåfty*trøo feet rø-åde pevements" The early street. pattern

west of Lamar an"so maåntalns eåghty feeb wfde råghts*of*

r*ay fer aïl st,reets* Fs"aetåeatr-1y alÏ the remaå:rf-ng

streets ån tfre etty eenter are nårrÕlrer at sorTie pofnb or

ottrer* A t,ypåcaÏ wldtbt fs fifty feet for tlie rfght-ef*
way ancX thårt5r-efx fee'L fcr the pavert€r:.t* Sj-nee 3875

there has heerj" litt,le e h.ange l-n t,l-re eircula&åon eystem

Õf the urbaa &re& whåetr exåsted at that tl-me* {See FXate

/n
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Hs*þ¡ sf tL¡e vei:ler¡l"ar trafîi.: r¡íihin '¿h.e dcvntow:

ärâe åE thrcugh traffåe, ln septemller"u i"g5Eu a suïvey

ccnd.u.;L'ced 'b3' the ])al-Ì_as üLty FÏannj-ng anC Traffåe
cont¡',rl De¡rartme¡tte reveeied that durj-ng & +.welve ho*r
perlorå 78í52* a*f:.omeh¡åleso 58.f, af rne t,*tai nLrnber,

and 2091ü7 trncksu 70Í of tltat totaLu passed, thr¡rugi: tire

e entral bi¡sl*ess cåstrået riestJ-ned elsewliere" 3 (see

Fï.a'ue 3.:1*) Thås alåen fu¡.cr--lcn pl-aees ä,n extremeiy

hee'ry birrcevz upûn tire do**ntor,svi streusÈs, TÕ acr:cmrnrda*ug

t!:1s trsf t-Í",*¡ ütr-street perkl::.g arrC trách l*ad-"ng ås

gener*a] ly proiltbyLeð. bet'øesn se?etÌ. eT eLoek" an.-X nine
orel"oek trn the mornl:rg or from f+m_r-f,lrårty ts såx fn ti:e

evening*

$Ínce 19t+6 the maxåmum nurnbe:: oi persûns aecum'¿l"ated

lrr the Cormrtow:¡ areå 'lras åncr"eased from l-ess than ?ïeötÇ
to aimosg l-l-oeo0û"1+ Tne four'fieen feet wå,ie så,reualÞce $n

the east*i*est street"s ac*cnn:eldafle these peop].e a,åequat,el-y

most oí thæ tåæe* The nortit*south streets whåeh &re mrÀcrl

fartirer apart h&'r* sådewal-ks åbcirt haîfl this r,¡å,å'bh- it
ås eeimmcn t,o see peöp?e wal'Kång ln tire gu;ter"s elÍf thes*

stï.eeÈg*

Treneåe- ri,l.lng t,+ t,he e en"tral- buslnees ,iistrre'b br*s

dee il-riecl *irarpl5" si"r** l?46* 3f8ã bus*s and ErctreSos 31ûç

?

I".?

&åß. ç Þ" 68.

ÃÞå{", Plate 21, p.65.
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entèr the dsr"fixtoro,I-¿ ars& ln one ,Cayîåght .oerlod ãs töffi*

pare& to 4C5t Ln tiV+, iF¡e nambe¡" of passe&gers enu¿er-

lng ltas deereased frorr \27rgt! þ@ VZe{J}'!+e a decllne¡ of

more l;nan 4ü9-, fh.e n'ce¡a'ber of p€rsûns enterå:tg ti:e elty

eenter by aat,tinohf-åe has å::c:"eased Vt% $arLng ähe seffie

perå,*d* 85uZ7T* prå'wate s&?s"nrotghnt '&'+7s?l5 f¡eoplæ dowa*

Èoræa ån eyne .Taylåghf E*eråod årr 3.946 - L39e63Ê auè"om.'pþåLes

bqougltË &tV sft4 perypl-e råorø¡-¿ovæt ån *n.e Cayïåghb peråod åt¿

i,958- Tðf, øf Lk¡e tot*aT number of peeryåe entert*.g the

e*c?traT &Tew arråve by r*ar* Crni-y Tr¡fi ureweL by bras*

Pedeslråams ånd t,::ucKs a*cot¡n.È for ihe rernaå*,åe:"" 5

?h.e maølmi$û &ecü¡s*3.aeåon af aaÈomobåles Cop¿ctt*w

'fias å:rcreased frcm Sess titan g3r{ltt ån 19tç6 to over 38?ÛÜ*

Ln È95'8.6 9o æeeorur¡eråat.e t!¡e perkf-ng of, theee vebrLel-æs

tirere åre ?65'+78 oft'*stree& end Lry6'5 sn*street parätj',ng

Spâees Lrt tire åreå bor¿r¿de.l by Youngu Eoaston, Faeåfåeo

Àr*sEf"no B.Ess and Härwoß,å" W'tbitån t'he e¡"rtåre eeRtr"al

biasfnees dåsteåe*- thene åe a toiãal" of, 58rl-83 parårång

speees of røhåeh 9Lþ28 &re on the stre*te*? ffi, i-s

antåeåpated tfuat mæefr sf "uÞìs oæ-streets Parkåxrg wl)"].

al-ti-mateLy be prohåbåÊed tt¡ aLla:w ffiexlffiuffi speee fer

wehÍet¿Lstr'¡noveererlÈ* {,Sec PLate 3.q* }
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CI{¿åPTER äTT

PROPOSÅLS FCIR THE DALIAS GTTY CENTER



POtiüY

The purpese sf t,hi"s thesås ås to atÊemp*' scir¿tfcns
?a t,he problens of d.eterlcrat,åcnu densåty ar:.d traf.fåe

l"n thle eeRtral" huef.ness d.åstråct of Darras* T€xås* ån

sc doång åt ls lmportant thai an assessment cf tire value

sf thls type oi area be estabtåsþred. The thesås supports

the opÍ"nlen that the centralluatlon c-f shopptngu offÌ.ee

space, traresåenc f acålltfee. entertel-Rment and cutturaL

actj.vity ås desårable* The basås i"s on gror.a.nds short of
preiof, llowerreru there are faetr:rs wtrleh lend support,

Ån examlnatlon of the two contrastlng" cåttr"es, New

Yoriç and Los .Angetres, wÍTl" reveal tt^rat the quaLlty and,/or

eoRr¡en:!.enee oi shoppl"ngo translent faef-ltr-ttes, entertaln*
mentr and eultar.aL aeÈfr¡tty fs fay superf-or ln the

centraXlzed conmunj-r-y" The strong moveraent toward

eentralXzatlon whleh t.ook ptr"aee ln DEllas betroeen 1900

and X93O ls evi.denee, of a d.esåre for such røhieh can be

attrlbuted to the eltLzerÀ$ themseïves* Gentralfzed

actlvit,y became a workable reali.ty thrcngh the

deveS"opment of måss transåt, c develcpment whlch wci.nld

not have oceurred wLtiior¡t, the desåre far eentralå¿atåcn*

Slnee f9+6r even røfth a sharp d.eei.f.ne ln the råse of the

transåt systemu there has been fn Dal"las a marked

expansj-on cf e ertaLn eentraï acLår¡j.t,J-ee. The

desårablllty of the downÈov¡n ares ås sueh mL¡s'to there-

fore, stLl} exlsto

rì,
J.+



Dal"l"as has a dlsttnguåshed. ds'øtrtown âre& worthy

of preservatfon* Freser:.t trends ln suTrurban trf_ving and

travel plus the polletros of munl-cipal"* state and federaï
government threaten to exLtngulsh the eente¡"0s souree af

l"l"fe" No one l-nterested partyn speeul-aton* oF de"øeJ-oper

ås lfke).y to reverse thås trenC* Åetdon by tbre peoptre as

a eommirnltyo throngh thefr munleipai" government, eans

howeveru brlng about poifc:l"es whleh wor¿trd Lend.

protectåon to ihe eentral" busfness dfstrlet* The

f,aLlowång poX-åe åes would exerclse contr"ol. r+¡er Èire

maJor prob}"erus of the Dallas eJ.ty eenter*

lire probl-em of det,eråcrat,lon upor:^ the perf,phery of
the Ssr¡q1r-srr¡yx areå ean be conÈnolled by dåstlnct 

:

separatåon of ttre retall and offlce areå f,rom the

resi.rlenees and wai.ehor¿seg r¿irlair prtNluee Lower reveni¡ego

ïdealï,y thls separatlon sirr:ul-d be aceomplished by en

I-ntervenlng Land üse or eomblnatlon of Lan'J uses r*hleh

r,¡11I enaot¡rage retal.]. and offlce grci'ath on the lnteråor

and dtsccurage it on tire ext.erlor" Tþre Eeasure wl.Tl not

eïlmi.nat,e slur¡s wfthtn t,he elty, It shoulCu horøeveru deter

the speeuÏatåve hold,f-ng of poorly åmproved landsu slnce

the areå to be d"evel-oped ås the central clty wlll be nore

e3"early defår¡ed,, FurLhermor@? a ¡sell eo-crrl:Lnated eåty

eenter wflï enerrårage the nl-tj-nate deveïopment of

deterforated La¡td wåthln the center to nev or f.mproved

u.ses lnstead oi atrlor+lng shfft,e @f the eenter from the

3>



&or.e expensåve ol-d retall and offfae ereås to the Ïess

expensåwe oLd resld.enëåal and wareirotese &reasó

tenslty ås r:ot yet, æ grea& prohlero. år¡ dow¡tÈown

DaLXas* The traffi.e dlfffewl-tåes åe*ompenylng hfgþl

densf.ty eent:"al cåey,eel"opmenü ean be ariequately solve.du

pan*çlsu,ï.ar1y when. the eonryenlenees aff"orded skroppers

and 'serherg ån a eompaet ee¡ater ouEwelgh: seme of tþre

f.nconveriåemees or expense neeessâFy 1n trao"rel ts and

from ft" Measnres strouldo neverthelessu b@ adopted t,o

restråct t,he fnerease of the bulldång ts Land retåo 3.n

those &reas whleh have a3-ready the hlgþìest densi.tíes*

ft ås assu.med that, dor*mtorsn erpansfo¡a wfLl" t,ake pX.aee

more vertlealS-y t,han Ï-ateraLl.y* Yet to exeLucie t,he

possÍ.bf.Ì"fty of såøahtrê l-ateral eqp,anefon wculc be a,

serlous mLstake. Ttre boundaråes of the elty center

must eåt,her be msvabLe CIr en*ompass enough åtreå to

ae eornnodate lateral expaRsåcn",

The aLlevLatfoxr of traffLe eongestlon ln dorøntorsn

Dallas ls one of the post eomplex and dlffleu1t tasks

faclng t,he ef.t3' governroent. Thls mu,eh. fs k¡roræ frorn past

experf.etrree, Ner¡ faelLå"q,åes fox. a'¿tomobLl-e traffl-* to and

from the eåty eenter en*or.åråge addfüåexaaL tE"affle te sueh

a degree thraÈ t,heår eapaettLes are soon exh.arrstted* ft
eppeårs doubtfuï Ëirat, tLrere r¿fi.X er¡er be si¡ffå"e1ent

munlef.patr funds to provld,e eonr¿enlent and eorrgestl.on-free

rnotçr ear aceess to downtorsl for a1tr the resldents of t,he

Dal"l"as MetropoLåten Atre&" Even trf, adequate motorrøays
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wer€ prsvidede sÕ mu,eh land area would. be reqr:,fred

iøfthi.n thre elty cenÈer for råghts*of*çay and parkf.rrg

späee tha"" a greaÈ deaL of the eonvenLenee ofl

eentralå.¿atlon woi¡Ld be lost* ûne of the maJor Èasks*

thenu f.s to flnd a sr¡ftabl"e alternatås"e*

tentralløatåor¡ was mad,e fulÏ-y feesåbåe b)' the iÅse

of, rapåd transi.t. Thf.s thesf.s eontend.s that no large
estahLåsþred eonaentretåon of husåness and soeåaL

aettvf"tles wi.l-tr eontl"raue flo flor¡rå.sh wf.the¡u-t tol-erable
publåe transportatiosÌ faeålltåes* ûnee aga$.n a

eomparåsen of 3{ew York and Loe Ån,geles demor¡strates v*hy

eer:,traLåaatlon Èakes pLaee" The grert*thr of Los Àregeles

oeeurned at a tf.ne when au+-omobåLes had made pråvate

transportatlon Just as rapld. as LoeaT- pubÏ-$.e transLt,
Becaunse of the development, of subr*ays fn New yorku

pubi-fe transft has always heen faster t,han transportatton
by pråvate FÊêârrso

?herefore, for the preservatfon of the DaLLas eentral
bt¡slness dlstrået munlefpa3- expendlture fer pubLfe trams$.ê

le Ln on<ier* üonsåderab}e funds are now al_lotted fer
street tmproveuentsu tnaffåe aorntrel_ dev"$.ees and

e¡:.fer*emenE of &raffåq reguS.aÈlens Èo make dråvång

dolry¿ft-ovry¡. more eonvenlenç to Dal-J-ae eâr ÖwfreT"gs The eåt,y

wo'¡¡rd ful,fl"l"T" betÈer i.ts demoeratåe fiu:etåon through

ui;ållzatåon of a portn"on sf these funcls to pnorlde &

good tra¡lsåt system for thsse who do not or+n ears CItr



who wot¡ltå ow fer+er €atrs ff t,hey had a¡r aLter¡aate m€&ns

of transpont.aËlon.

?he Ðallas transl.È systemu fra order 6oo eompete wit,h

prf.vate transport'atlon, mus0 pron*$"óe service fasÈer then

itråwf.ng an auEemobLLe to tôw¿1" Mere reduetåon of fares

thro,egh subsldy from mr:raleåpa1 fund.s ln not I"$.kcÏy te

lnfLu.enee greatly t,he eÕmm$tlng ptxbS-Í.e" Transf"'" fares

have aÏ-ways been a¡rd must eontlntae to be eheaper than

drtvf.ng a eare even dåsecuättrrlg lnvesèurenE, lnsurancee

and hf-ghwa.v expenses" The Dal-Las eommtåteru lf htrs

'r¡r¡denåable present prefereRee fsr prfvate transportatåon

f.s ãTr f-ndleatlon, ås far more lnterested ån eomfcnt,

eonvenlenee and speed than ån eost* ff hie desf.re fon

speed, were satl.sfåed; t'he ehanees åre that, trfke the

I{ev York subway patron, he v¡outd be w5.i-i-tng to saerlfl-ee

some eomforts and eonvenLelleesc

ät ls posstb'Le at Lf.tt,Le eoet to prevåde rapltå

transLt serv$.ee utålf øLng the fLeet of aln-condåtåoned.

buses presentl-y orxned by the Dal-Las Tra¡:si.t Company* ft
se@ms obvfousu howeveru thaB t'hsse buses ea:rnot be

erpected tc, r:peraLe on t,iie s&me streets as ¡:rf"vatc

ÈransportatLon and'travel f ast,er than the aqtomobfLes"

Threre åtre several- T-orag narrt!¿ streets Leadf-ng Lnto the

dowyrtorør &rea v¡håah. are abXe to rnsire on1-y retr-atlveLy

snaLL amourrts of xrehLe 'al"ar traffåe. Tf sÕme of these

were prohtbtted to aIl. ht¡t bus traffle and åf a sågnaL

X-fght system were wtll"lzed at eaetr lnterseetlon of the

3E



neeessary qross streetse buses eould. safeS-y È,rave1 at
speeds of as muclr as florty mlles per hour" This d.evåae

wonld provåde ad.equate tra¡istt servfee te rnost of tþre

elt.y prüperð

Eut* as New York Gtty elearly åndf.cates, gosd

pub),te transportatf.on al"one wfnl- not srLve traffåe
probLems" The Dal"l-as sysÈen of moterwây s requlres

reshaptng" Wtth the help of Unft,ed SÈates Govcrnment

f'a¡tds freeways whle h by-pass the' dowE:tew¡e årea are belng

bufLt. es part of the lnterstate l{f"ghway System. ff the

nurober of ears tnaveT-X.5.ng 1n the en'¿Í.ror¡,s of the eentraï

busi.ness dlstrået were to remaln eonstant, the hy-pass

freeways rdould aeeomrnodate the s$-xEy per eent of traff,åe

travelX-ång through t,he etty eenter wåth destLnatÍ.on

cLseløherø. The present downtown street systena wouLd be

adequate for the rematni"ng forty per eent destl-r¡.ed there.

I{oureveru tkie sLx x're¡* freewaysu elthen novi eompSe&e on

t¡r¿der eenstnwetlonn røhle h are eonvergl"ng on t,he cf.t,y

ee¡tter wLl"l attnaet sseh a heavy T.oad of traffle ttrat åt

f.s tropeness ta thLr:.k that t,he present dswltosrn street
system wl.Xl ser\re v¿1th any degree af suffåeåeftcfo

The onl-y reasonabl-e aÈtå.fru.de to take ecnsåstent

røf.t,&r e pclfey of pneservlng the eompaetu centratr

etrai.aeter of dow¡rto¡.sn DaLl-ee fe one v¿hleh reeognåaes

that the eolLeetf.on ancl dtrspensaÏ- of vehf.el-es fi¡ one

l-oeal-å.ty has always been a¡lrn wll-L 3-fkeLy aXrøays be å
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re3.at'f.vely sl-or"¡ proeesss Ån exceLl-enb example of ttrås

natulnaL oeeurrence f"s the feet thatg even by our fastest
means of aår Èram,sporÈatfon, å hearty pereerutage of oÍ?s { s

tfme fs spent on the aårport, ru.nways or obtal_ntng âeeess

to threm. one of the most f"mportant consÍ.dereti.ons fon

autom.obfïes lr¡ the DalIas e$"ty eenter i"s t,krat thoew

rqhåeþ¡ nsuasÈ neeessarfly trævel- sLsw be separated. from

those r*htehu beeause of further d.eståriatfonen nee<å raot

reduee speed end woirLd on1-y add to the eei"treetåon of
au¿tomobf.ï.es ln the rentral- br¡si-ness dåstrle t f.f Èhøy d,åd,

The såx freeways eonvergång o!1 the eenËer must

LnterehaRge traffÍ.e fn the domtown årea6 This f-n ltse1f
has a retard.f.nig effect råpon speeds, le ls hereby

reeemmended tþrat the fnfl-r¡x of traffle to tbre eentral"

busLness dlstrlet be drawl from the freeways at polnts

l-n adva¡lee of the freeway lnterehratst€u Lfker*f se,

er:,trances to the super-h3.ghway system frbm the elty
eenten shouïd be at the sâme polnts, Thts forur of
separatf.on of traffi.e aeeordlng to orfg$.n or d.estfnatåo¡:

offers severaL advantages* TLre purpose of t[re lrztenetaËe

Håghway Slostem '¿nder eonstruetl.on at great ec¡st, to the

Fedenal- GsvernmenÈ wål"T not be thwarted by the eÉngesti-on

of rnostLy tr-oe aI tnafffe" l¡rteraeti.on of mo,T.oement on the

downtesm street system wlil- be red.r¡eed as the requ,åremerat

for eressf-ng tkrrough"-traffi.e ås wLnimåsed* Traffåe wil-l-

be faell-åtated by the more order}y trefff.e d,tstrlbutlon"

4r



The au.toreobll-es deståned for the eenÈer must imder

roost any elre umstanees ,¡&ll-f ae the dowxrtow¡i street

systerm* ln atternpt3.ng to res!:ape the present eon-fueed

pattern of sÈreets emphasås shot¡,Id not be p}aeed tåpom

provtdlr:^g street ereä for vast, numbers of tårsu but upon

prorrf.df-ng th,e least number of eonfLåets to rnovemer¿t"

Thoee areas of do's$towr¡ whleh have megl-j.gåbLø parkS.ng

faef.Li.tfes b:ave no reqilfrements for pråvate påssexìger

aut,omobf].es eÈ aLL, Those streets whi"eh ane not stcåtabLø

fon movJ-rt9 traffåe shotåÌ.d be reservcd soneT-y for serv5-ee

and property &eeesse ãra so d.o$-ng many of the lnter*

seeti,onsu great fmpedtmenÈs to traffle movemenÈ, eara be

renoved*

The fu-¡l.ciamevråal- theory of good dov¡irtown street

plannf.ng ås slripÏ-e* The physfeal charaeter of a

parbåeular stree'b st"rould be suckt that Lt att,raets

automobLles rsÍ.t,h stmiiar speed requlrement s. St'reets

r*f tF¡ eorrelderabLe åctess to parkf-reg faetlf ÈLes shor¡l-tå

not be thoroughfares, Ï4ovement on thoror.lghfares shouLd

not be åmpede€ by traffi"e deslnlng to park"

fhe most T.ogåeaÏ. pl"ace fon dovn:tor*n Parhi.r¡B

the pertphery* l,and u¿al"'¿ee th*re åre i-ow enoug'n

parkårig re\renu@ aÍÈ adequate reËurn on lnvestm.er:t"

F'urthermotr€ç t,he closen parklng faellÍ.tåes åre to

ls on

Èo makc

&t,aut¿v

free"øay exåÊe to the etty eenter, t!-re fewer eâtrs wËl-L

reaeh polnt,s of dåreetlonal" lntere hange of t'raffle "

¿"¡_L



Sfnee not every d,rlver wi.Ll- enter th.e eer:ter ncar h$.s

flnal" desbå¡ratåon, parkång ean be eixcosraged. on the

peråphery onLy 1f fast bt¡s ser\xtee ås provlded fnom the

per9phery to the matn emptr-oyment, and. shoppi.ng âreasa

ln sümmåry the polf.cy far the Dal-las Central- Busf-¡ress

Ðtstråe8 wÍ.1"1 dåseourage d.eterÍoratlon by gåvlng the

clty eenter a dcfån1Ëe'fonm and esntrol. densåÊy through

&he üse of buåÏcllng regulatf.ons an<3, peråodåe lateran

expansi.osl v¡her¿ nesessary* lt ,øtl-1" mlnlmfae traffåe
probì-ems by erieouragång $se of piebtr-Lc translÈ and

f.r:surång tÞtat street,e and hlghways ar€ used for the

purposes flor whieh ttre5' äre 'uest s¡¿Lted"

fu¿ eddÍtåone sorne eonsi.deratfon shoul-d be gåverr Ë'he )

nearby entertalnn¡ent and eul,tr¿raL eenter on the State

Faår Grottnds" À poÌ-f-cy dfree ted toward pnol"f.df.ng â

eloser rcl-atf-onshtp bet,v¡een the eity eenter and Fef.n

Park. r¿outrd ha¡¡e a n'¿mhen ef advantages* For example¡

dupS-tcatLon of servlees r*ould be avolde<iu lnesmueh as

peopl-e eongregate at Falr Fark durLng krours dffferen&

from tÞ:e peak perf"ods dotøttowng t,he good transtenË

faei.l-åtfes f.r¡ thre eåt'y ecvrter wóiål-d he mÕre eoruvenåem€

to Stete F'elr vl-eltore, and. an extensl-ön to Ëhe

downtewyr area of en exf.stLng exhi.bttlsnal" monoraål

ånstaLl,atåc¡n ocn the Faår Ground.e mfgtrt beesme feasf.bXe"

ffr åe not antåetpated that the rel"atLonshlp betv¡een

thcse two eentens wnll- beeome elose ln the near future*

.t¿.



b-¿t a pi.arurlng pol$-*y enco',:raging ""he

the two has more <iesårabÏc aspects

alÈfmaÈe merger

t,hen otheriqi.se"

¿-& {,



PROÜEDURE

Frogramnnlng pol,ley requåres tþ¡at eaeþ¡ step of the

ul-tf.mate goaT. be aeeomplfshed at lts approprf.aee tlme"

To matce Èhe pol-ley for the Dal-l-as Üentral- Bu'eÍ-ness

Dl.strl,et effeetåwe ehar-r,ges musÈ he made to bu$'ldfng

røgun,atåonse the zonf-ng ordånance, the street end

hlghrøay system* the transi.t systemo and publf.e pankång

faetllt$.es, Thl.s aetå.cn on the parÈ of the elty
government wf-LL foster ehranges by prlwate ei.tlaens ar¿é

r@&sseesment of tax veLues* ft f.s antlcÍ-pated thaË

some aLteratåon.s eotål-d ta'ke pLaee åmmedi-ate}y prowåd$.ttg

that the bot-andary of the eentrå} b*sånese dÍ.str$.et le

<ìet.errnLned.

Ãe ef.ther eompLeted or pnoposed freeways eonverglng

upon the elty eenter wfÏ} present formld,ahle banrf@ree 1t'

n-e reeommended that illghrr*ay 77 aet as Ètre western

boundary of the e3.ty eenter and Hfghway 67-80 the sogthera'

boundary. Stnee the most.praetÍ-eaL way of ctr¡3ieeti-ng the

tr¡o eompì-eted seetfons ls elther by submerged or by"

elevated roadway, 1t, ls sråggesied t,hat IIf"gÞrway 75 wi-Ll

present less of a physåeaL barrler an6 need not âet as

the enti.r* boundary to the east* Tnstead, the Good-

Latlmer Expressway wf-}Ï. be the honnriary fnom Bryax-i

Street and Hlgirway 75 fo Håghway 6'7-8t. Ttre temporary

northenn boundary wíLL be ContfnentaL Avenue, MeKlnney

,&venueg Fi.e'Ì,1 St¡'eet and Rûss åvenue. The northern and

r+4



eastern bcundarles wl-li- be ref.nfsreed by I_arge op@n

âreâs ofl parkS.ng ef.ther eåty orsned, or eneo,åraged by the

avaålabiLlty of rapf-d transåt to ttre dor+ntown eÕre, The

m'renfefpalï¡r oruned parkång wLLl- he l-oeated f.n t,he rlght-
of-way of â euyrently proposed freewâjr conneetor to be

flnarteed by the e$.8y and rn goverxuûÉnE pnopert;r

adJacent t.o th,e tg"eln ter"mf.nal"o Thæ aforesald frceway

nay not be br¡fLt for soffie tlme, Purchase of the pro¡r'erty

r,¡ot¡1d, horøevero be far .i-ess eNperestire arw than later*
U1tånabel,y the eoruteete-r wl"l-i- aei; as norLhern boi.:,srdary"

The eastern boimdary shor¿I,å, ln eontraetu be mcvableu

thus eneoilr*aglng lateral gro-urtit only Ln ttre di.reetårn sf
Faln Ferk"

'r¡ftthtn thcse boLmds ft Ls sr¡gg€sted t,hat tLre

folLc¡wfng ppogram he estebl-tsfred:

ÏÏÛ{EDTåTE ACTTOT{

Zoning ehange

New BuåLcling Regnlatåons

Reservatåon sf streets for transft use only

ÅT CO¡,ÍPIETTO¡{ OF TÎ{TERSTATË HTC}NdAYS IN DOI#¡üTTWN ÅREA

thanges to Street Sys"rem

tonsotrå'åatir:n of Transportatåon lermir¿a3s

H{ TT]R}í OF TiIg ÜE}TTI}RY

Fi¿såen of Faån Park a:ed Dr¡'øy¡tovm

+7



, PR0P0ËÆ,S

ã0NïT{G CILåÏ{GES

T!"re el.eesåfleat.i.¡:n Loeal Re'åef.å 3 (LR-3) ås

renarned Retaå3- 3 (n*3). Tts permttted 'råses? heåght

regul-atåönse and area of lot requtræments nemaj-¡t the

seme" The Daïlas üent¡"al E'¿såness Df st"r-l"et íe reeoned

as shoøn ln Fl-ate Ll*

BUÏLD It{G HEGUI*AT f ûH,S

rdltiaXn the åreå bounded by the East,-rdest Freerøay

(Håghu¡ays 67 ano 80)ï Stermons Freer*ay (Hfghr*ay 77)o

Contl-nental Àventle., MeKlnney åvenr.te, Fåel"d Streetu Ross

A,venue, Ce.ntra} Expresståay (Ntghway ?5), ar¡d Goo<i-

tatåmer Express's,ey the foÏlowång regnlatfons appl-ys

Ne buÍlding'may be built havång a fl-oor årea to
groumd &rea ratj.c greater than 8, 1f the entåre gröund

area ås to 'oe ocewpfed by a bui}-cilng.

ldhen the entåre grouitd areå ls not to be occupted

by a buiLdingu the floer area to groun<i area rat,åe ef
I appl,feable ln tÞre precedtng regutatåon may be

åncreased by e perrent,age equal to ttre percentage of the

total ground areä not oeeupled by a buttdlng. Ns

buf.Ì-dlng nay be huLl-t havång e floor åre& to ground åreä

ratlo greater than thls aaJusted ffgure"

For pürposes of ccnput,lng the pereentage of toLaL

gi.';imd area not occupfed by " 6lel],3fnge one*hal-f of ån
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exterior, "ourt celuered? atrea nay be cgrÌsådered as :'lot

oc*upf.eii by a bLtlldf.ng"

}{c Ttoor of a bulLii.ng mey otclÀpy more than haif

of that area beÈweev¡ the stree+' rlght*ofl:btey and a Llne

forned by the Í-nterseet$-ryt of È!:e top sf tne fl-oor end a

plane extending from the eeniel* llne sf the street .råght-

of*u'ay fonintng on the bulldf-ng síde ar:. angLe ofl slxt'}'

cegrees on the 'úppet. slde of a hcrtsontal*

RÞ]SERVåTTTN ÛP STNEETS FOR ÎRÅNSSË USE 
.ÜTütY

T'noEe st,reeÈs lnCteatryd on Fna#-e L6 åT"e prohlbåberå

tc ail tlrro:ign trsffå'c e:ccepf- transå8 venåtres'

+ü
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