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Introduction
Manhattan’s Hell’s Kitchen South, a neighborhood bounded by 34th and
42nd Streets, 8th Avenue and the Hudson River (Fig. 1), is caught
between two kinds of urbanism, one regional and one local. At the regional
scale, the Port Authority Bus Terminal (Fig. 2), the Jacob K. Javits
Convention Center (Fig. 3), the Penn Central rail yards (Fig. 4), and the
Lincoln Tunnel (Fig. 5) join the area to the economy and social life of the
metropolitan region and beyond. The roads, tunnels, viaducts and overpasses
of these massive institutions create monumental walls and boundaries,
deliver over 25 million cars, trucks and buses per year to the city, and
create an extraordinary and fragmented landscape. In contrast, tucked
among the regional institutions and roadways, Hell’s Kitchen South (Figs.
6, 7, 8) is also home to a vibrant community with lofts, apartments, tenements, traditional eateries and specialty markets, small manufacturers and
businesses, auto repair shops, artists’ studios and, to the east, the busy
Garment District (Fig. 9), an important part of the city’s economy. For the
people who have lived and worked in this community for generations and
for more recent arrivals, the area has many of the ingredients for a wellscaled urban neighborhood. Joining these disparate yet overlapping
worlds – one massive and rough, the other prosaic and familiar – is the
fact that nearly 30% (Fig. 10) of the land is vacant or underutilized. With
so much available property a stone’s throw from the booming Midtown
business district and Times Square tourist destinations, development
pressure in Hell’s Kitchen South has become acute. Land values have
skyrocketed. Change is imminent.
Hell’s Kitchen South and its surrounding neighborhoods are already
transforming. To the south, Chelsea has recently implemented a city-sanctioned community plan (a “197-a Plan”) to guide new building projects,
and the Penn Central rail yards have been proposed by various public
figures as the site of a new stadium and/or mixed use development. The
lack of available land in midtown directly to the east has increased the
area’s land values. One result of these changes is the recent conversion
of many garment industry loft spaces between 8th and 9th Avenues to residential and other commercial or hi-tech uses. These pressures have also
encouraged the theater and entertainment industries of Times Square to
look to Hell’s Kitchen South for new opportunities. To the west, approved
plans for Hudson River Park will bring recreational uses, bike lanes, and
green space to the waterfront and will also make the area more attractive
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for development. Large-scale residential towers are already under construction at the western end of 42nd Street. The Javits Convention Center
is planning to double its current exhibition area to attract bigger trade
shows to New York City.
Faced with these dramatic changes and unstable conditions,
Hell's Kitchen South residents formed the Hell’s Kitchen Neighborhood
Association (HKNA) in 1995 in order to raise the awareness of the
transformation in their neighborhood and to participate in the process of
guiding future growth. In 1998, HKNA approached the Design Trust for
Public Space, a nonprofit organization dedicated to improving public
space in New York City. Together they decided to hold a conference
aimed at further involving the Hell’s Kitchen South community in planning
its future. HKNA and the Design Trust enlisted the firm Design + Urbanism
(D+U) to help organize and program the Hell’s Kitchen Conference:
Community Workshops to Reshape the Neighborhood. To further the
goals of the conference, D+U proposed Hell’s Kitchen South: Developing
Strategies, for which the firm was awarded a fellowship from the Design
Trust. This extended design study, sponsored by the Design Trust in
partnership with HKNA, assembled a diverse group of stakeholders to
assess community needs through research and a series of public events.
The entire process of the Hell’s Kitchen Conference and the Developing
Strategies design study is documented in this report, which synthesizes
the broad goals and specific strategies through which the community can
chart its future.
HKNA, the Design Trust, and D+U formed a steering committee that
met regularly to monitor the progress of the project and to discuss planning and design ideas. HKNA ensured that community members were
informed of the project; the Design Trust coordinated the dissemination of
information within the project and to the general public, and D+U managed the various phases of Developing Strategies, including an invited
design study, two exhibitions, a public symposium, and the final report.
Sessions with the HKNA board of directors provided guidance and maintained a flow of information to the Hell’s Kitchen South community.
Periodic meetings with the Land Use Committee of Community Board 4
(whose jurisdiction extends from 14th to 26th Streets west of 6th Avenue,
and from 26th to 59th Streets west of 8th Avenue) brought a larger perspective to the process.
Through Developing Strategies, HKNA, the Design Trust, and D+U
have focused on maximizing opportunities for positive change rather than

preventing urban growth. Project participants believe that Hell’s Kitchen
South can serve as an urban design model to help shape a prosperous,
healthy and safe district of equal opportunities and active citizens, supported by reliable transport, good housing, local services and an equitable
accommodation of regional infrastructure. The community refuses to
accept gentrification and displacement as inevitable results of urban
change and instead insists that a mixed-income, mixed-use urban neighborhood is possible and desirable. As an outcome of this study, the report
sets forth a vision for the neighborhood that does not erase the existing
complex fabric. Hell's Kitchen South does not need to be cleaned-up,
filled-in, covered-over or replaced. The overlapping regional and local
urbanisms of Hell's Kitchen South that many perceive as barriers to positive change are instead seen as opportunities to ask larger questions
about how urban change takes place, whose voices are heard, and what
different physical interventions imply in the life of a community. The participants in this project insist that a more carefully considered and ultimately
more rewarding strategy for the neighborhood entails working within its
rich landscape to create a vibrant urban future.
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Project Team Profiles
Design Trust for Public Space
The Design Trust for Public Space is a private nonprofit organization dedicated to improving the quality and understanding of the public built environment in New York City. The Design Trust funds collaborations between
private and public sector design professionals to explore design and
development issues confronting public architecture, infrastructure and
open space development. Projects place particular emphasis on the early
stages of planning and design, with a potential to create a “ripple effect”
of influence on long-term design practice or policy.
Hell’s Kitchen Neighborhood Association (HKNA)
A volunteer membership and advocacy organization that seeks to involve
those who live and work in Hell’s Kitchen in the future of their community, HKNA has been actively involved with this community for over six
years. It established and maintains liaisons with Community Board 4, the
Jacob K. Javits Convention Center, and the Port Authority of New York &
New Jersey. Among its many projects, HKNA has held public discussions
with city agencies, organized neighborhood events and tree planting, and,
with the help of the Port Authority, has created two out of the three public green spaces in the neighborhood.
Design + Urbanism (D+U)
Design + Urbanism is an urban design group committed to creatively
addressing the social and cultural complexities of the city through a collaborative process. The firm is dedicated to working with and creating
constructive dialogue among community organizations, public agencies,
and private builders. The partners’ work in architecture, housing, urban
design, urban history and community studies has shown that site-specific
design solutions emerging from open debate can sustain a more equitable
and beautiful city.

Hell’s Kitchen South Today
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Figure 1: Aerial view of Hell’s Kitchen South, a neighborhood
bounded by 42nd Street to the north, 34th Street to the south,
8th Avenue to the east and the Hudson River to the west.

Figure 2: The Port Authority Bus Terminal on 8th Avenue between
40th and 42nd Streets.

Figure 3: The Jacob K. Javits Convention Center, located on 11th
Avenue between 34th and 39th Streets.

Figure 4: The Penn Central Rail Yards, located south of 34th Street
between 10th Avenue and the West Side Highway/Route 9A.

Figure 5: Entrance to the Lincoln Tunnel between 38th and
39th Streets.

Figure 6: 9th Avenue beneath the ramps of the Port Authority
Bus Terminal.

Figure 7: The Cupcake Café on 9th Avenue and 39th Street
draws customers from all over Manhattan.

Figure 8: One of the many specialty markets on 9th Avenue.

Figure 9: The Garment District is an important part of the
neighborhood and city economy.

Figure 10: Approximately 30% of the land in Hell’s Kitchen
South is unused or underutilized.

A Brief History of Hell’s Kitchen South
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A Brief History of Hell’s Kitchen South
By the end of the 18th century, the bucolic farms of central Manhattan
increasingly gave way to the commercial and industrial needs of the growing city. Throughout the 1800s, slaughterhouses, warehouses, distilleries
and lumberyards dotted the area, attracting a multitude of unskilled and
skilled workers. Irish, Scottish, German and African American residents
moved into the rapidly multiplying tenements with cold-water plumbing
and privies shared by dozens of residents. Typical of the squalid social
conditions exposed by Jacob Riis and other reformers at the turn of the
century, neighborhood overcrowding, poor sanitation facilities and few
city services characterized daily life in the area. Yet also flourishing amid
this congestion was a vibrant social life of saloons, dry goods stores,
cheap restaurants and a street life that shocked but intrigued social
observers of the “better” classes.
By the late 19th century, Hell’s Kitchen – extending from 30th to
59th Street west of 8th Avenue – was considered among the worst slums
in the city, rivaling the Lower East Side. The area was famously populated
by ruthless street gangs such as the Tenth Avenue Gang, the Gophers
and the Hell’s Kitchen Gang, whose exploits gave the neighborhood its
name. In Hell’s Kitchen South, 39th Street, once known as “Abattoir
Place” for the slaughterhouses concentrated there, became known as
“Battle Row” for the gang activities that hovered around the street's many
saloons. City police would often refuse to enter the area, which left storeowners, residents, and visitors at the mercy of competing gangs.
New modes of transportation came to Hell’s Kitchen South in the
latter half of the 19th century. In 1851, the Hudson River Railroad station
(later New York Central) opened on 11th Avenue and 30th Street, and the
9th Avenue elevated train began service in the 1870s. These rail lines
were integral to the continued growth of the shipping trades, coal and
lumber distributors, tanneries and slaughterhouses, and also contributed
to increased residential densities. Until the construction of an elevated
track in 1934, 11th Avenue was called “Death Avenue” not because of
gang activity, but because of the dangerous freight trains that ran at grade
through the neighborhood.
Immigration patterns changed in the 20th century and the neighborhood underwent corresponding shifts in character, even as the building
stock and uses remained largely tenements and industrial buildings. (Fig.
11) Southern and Eastern Europeans as well as African Americans from

the southern United States made their homes in the neighborhood. After
the Depression, Puerto Ricans joined this rapidly diversifying population.
East of 9th Avenue, the garment industry was a hub of activity and
employment for many residents. One of the constants through decades
of change was Paddy’s Market on 9th Avenue between 36th and 42nd
Streets. (Fig. 12) The Market began serving the food and dry goods
needs of the neighborhood in the 1890s, but was forced out of business
when the Lincoln Tunnel was built in 1936.
With the success of midtown as a commercial center and the
increasing regional economic role played by Manhattan, Hell’s Kitchen
South became the locus of massive transportation and infrastructure
projects. The Port Authority of New York and New Jersey, formed in 1921
to improve shipping facilities in the region, became a powerful force in
Hell's Kitchen South because it was empowered to “condemn” and purchase properties and issue bonds to build new transportation structures.
(Figs. 13, 14, 15) The state-sponsored West Side Improvement Project,
completed in 1934, sank the rail lines of New York Central below street
level and created a massive cut through the neighborhood extending
north from 35th Street. The construction of the Lincoln Tunnel and its
approach roads, including Dyer Avenue, drastically re-shaped the neighborhood. The tunnel's first tube opened in 1937, the second in 1945, a
third in 1954 and the approach roads were re-configured and expanded
in 1973. With some streets raised, some streets lowered, viaducts
installed and hundreds of buildings demolished, the tunnel created a massive regional machine at the heart of the neighborhood. The subsequent
construction of the elevated West Side Highway in the 1930s and 40s
created a barrier between the Hudson River piers and the neighborhood.
With the construction of the Port Authority Bus Terminal in 1950 (expanded in 1981) and its ramps and overpasses (expanded in 1963), the
neighborhood once again made sacrifices to serve regional needs. (Fig.
16) These projects improved the day-to-day flow of people, goods and
services into the city but they also displaced hundreds of local families,
businesses and neighborhood institutions such as a hospital, a playground, and a Children’s Aid Society building. Infrastructure and transportation modernization benefited the region but dramatically impacted
Hell’s Kitchen South.
The infamous reputation of Hell’s Kitchen and its street gangs continued through the mid-20th century, inspiring urban legends and literature, most notably Leonard Bernstein’s “West Side Story” in 1957. After
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the slaying of two children in a 1959 gang war, local residents organized
to improve their neighborhood, eschewing the name Hell’s Kitchen for
“Clinton,” a name derived from the former estate of Governor De Witt
Clinton. Despite the name change, the area’s social and industrial decline
continued in the 1960s, especially with the decrease of ocean liner traffic
and the relocation of bulk, container-based shipping facilities to New
Jersey. Shipping-related and other local businesses further decreased as
general manufacturing facilities moved to suburban locations.
The Jacob K. Javits Convention Center designed by I. M. Pei is the
most recent regionally scaled development added to the neighborhood.
With the Coliseum Exposition Center at Columbus Circle increasingly
unable to accommodate large trade shows in the late 1960s, the city
sought to build a new facility. In 1969, a new convention center was proposed between 43rd and 47th Streets between 10th and 11th Avenues.
Neighborhood opposition forced the site to shift to the Hudson River
piers between 44th and 47th Streets. Local development politics and the
city’s fiscal crises eventually pushed interest southward to the Penn
Central rail yards site from 34th to 39th Streets, west of 11th Avenue.
Mayor Abe Beame officially endorsed the new site in 1978, and after
years of construction delays, the Javits Center finally opened in 1986.
A significant result of the fight over the proposed northern location
of the Javits Center was the creation of the Special Clinton District in
1973. Written to ameliorate the expected neighborhood-disrupting
effects of large-scale development stemming from the proposed convention center, the District provides strict protections for existing buildings by
preventing demolition of sound housing. By limiting height and bulk in a
core preservation area running from 43rd to 56th Streets between 8th
and 11th Avenues, and allowing dense development along the perimeter
on 42nd Street, 57th Street and 8th Avenue, the Special District remains
a key planning feature for much of Clinton/Hell’s Kitchen.
By 1970, the West Side Highway was in serious disrepair and New
York State began to consider ideas for a replacement. After a truck
plunged through a section of the elevated roadway in 1973, the city
began demolition of the highway. The proposed replacement, Westway,
was to be a partially covered road that would create an esplanade along
the Hudson River but years of civic, fiscal and environmental politics
doomed the project. The result for Hell’s Kitchen South was a continued

lack of access to the Hudson River waterfront. Not until the late 1980s
did a plan for Route 9A, a grade-level urban boulevard, take shape. As
part of the planning process for this new road, the future of the piers that
had been condemned for Westway became a major topic of debate. The
plan that emerged after a decade of public discussion is the Hudson
River Park. From Battery Park to West 59th Street, the river’s edge will
soon be a public park with four commercial nodes to support its ongoing
maintenance. Slated for construction in 2004, the section of Hudson
River Park in Hell's Kitchen South will connect the community to the river
and provide much-needed bike paths, walkways, sitting areas, and recreational zones
The mix of industrial, commercial, residential and transportation
uses continues to be a desirable feature of Hell’s Kitchen South. Despite
the city’s transition to a high-tech and service-based economy, the neighborhood retains a mix of small industrial businesses, such as auto services
west of 10th Avenue. The garment industry, one of Manhattan’s few
remaining sources of manufacturing jobs, is still active east of 9th Avenue.
Alongside the Port Authority Bus Terminal, the Lincoln Tunnel, and the
nearby Pennsylvania Station, the neighborhood’s status as a transportation
hub has been augmented by ferry traffic to be serviced by a new terminal
on Pier 79 at the terminus of 39th Street. With the recent prosperity of
the Midtown business district, the area has seen an influx of office uses,
residential loft conversions and the beginnings of new residential and
commercial buildings. Large-scale projects including bus storage facilities,
a stadium, an extension of the number 7 subway line, and an expanded convention center have all been proposed for the area, further complicating
its future.
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Figure 11: Tenement buildings were the predominant housing
type throughout Hell’s Kitchen’s history.

Figure 12: Paddy’s Market operated on 9th Avenue between the
1890s and the 1930s.

Figure 13: The state-sponsored West Side Improvement Project
sunk the rail lines of the New York Central Railroad below
ground in 1934, resulting in a massive tunnel cut through Hell’s
Kitchen South.

Figure 14: Aerial view of Lincoln Tunnel construction in the 1930s.

Figure 15: The construction of the Lincoln Tunnel and its
approach roads further segmented the neighborhood.

Figure 16: The Port Authority Bus Terminal at 40th Street and
8th Avenue was built in 1950 and renovated in 1981.

Envisioning Sessions
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Envisioning Sessions
In June 1998, the Hell’s Kitchen Neighborhood Assoication (HKNA) began
a yearlong series of Envisioning Sessions in preparation for a community
planning conference. Residents, local business people, and landowners
were invited to share ideas about the neighborhood’s future. The sessions
focused on community assets and problems, planning needs, local business conditions and community health. Topics of discussion ranged from
single issues at specific locations, such as a bus stop or traffic light, to
more general concerns regarding new development, transportation policies, open space, retail needs, and social services. Participants emphasized that the neighborhood’s variety, scale, and history should contribute
to making the neighborhood a unique place to live and work in the future.
What emerged from the Envisioning Sessions was a community not only
united with hopes and needs but also equipped with a collective energy
and will to be a part of the process of change.
HKNA created a “Nerve Center” at the Clinton South Community
Center (at 458 West 37th Street) to facilitate information exchange and
hold public meetings about local affairs in preparation for the conference.
The center also housed an architectural model of Hell’s Kitchen South, an
oral history and photo project about neighborhood residents, a local history photo exhibit, a community participation art installation and a children's urban design corner. By providing a space to join planning and
design issues with the history and daily life of community residents, the
Nerve Center was an integral part of formulating the questions and issues
for subsequent discussion.
Some of the most important goals that emerged from the meetings
at the Nerve Center and the Envisioning Sessions include:
• Increase

parks and open space.
• Reduce extreme traffic and pollution conditions.
• Develop affordable housing.
• Maintain and improve locally owned businesses.
• Enhance the variety of building uses and scales in the area.
• Secure better and safer access to the Hudson River.
• Provide social services such as community centers and health clinics.

Ideas Generated in Envisioning Sessions
Envisioning Sessions with Hell’s Kitchen South Residents
Housing
• Strengthen affordable housing policies.
• Improve tax incentives to maintain buildings and increase home ownership.
• Integrate a homeless shelter into the social life of the community.
• Maintain the neighborhood’s mixed-income character.
• Build new housing west of 9th Avenue.
• Encourage environmentally sensitive design.
Land Use
• Increase local jobs in the garment industry and support local merchants.
• Maintain and enhance restaurants and markets, especially on 9th Avenue.
•Encourage new development of ground floor commercial and community
spaces.
• Provide mixed-use buildings, especially for artists’ live-work spaces.
• Cultivate craft and light industrial uses, particularly in loft buildings
between 8th and 9th Avenues.
• Attract theaters, galleries, and cultural facilities and their support services.
• Evaluate proposals for larger “big box” stores west of 10th Avenue.
• Create and improve business development mechanisms and incentives for light industry.
• Prevent construction of a stadium.
• Enforce existing zoning laws.
Scale
• Maintain the existing low-rise character, but allow mid- and high-rise buildings on 42nd Street.
• Build garden apartments, mews and other dense but low-scale
housing types.
• Use contextual types and practices for building material, scale,
and fenestration.
• Create and enforce height limits.
• Preserve historical, industrial, and “messy” image; prevent homogenization or “Disneyfication.”
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Open Space
neighborhood open space.
• Build more playgrounds.
• Plant more trees and landscape elements.
• Use trees and other air-filtering systems to improve air quality.
• Increase

Services and Quality of Life
• Provide community facilities such as day care, senior citizen services,
health clinics, a public library, a recreation center, playgrounds, and
pre-school/after school programs.
• Increase community-oriented businesses such as pharmacies, hardware stores, delis and grocery stores, bank branches, laundromats
and dry cleaners.
• Improve lighting and street patrolling to enhance security.
9th Avenue
• Support existing buildings and business.
• Encourage locally owned food and restaurant businesses.
• Improve street furnishings – benches, trees, lighting – to draw
cutomers from north of 42nd Street.
• Develop alternative and temporary uses to fill empty storefronts.
Hudson River
• Improve access to the river and the future Hudson River Park.
• Ensure piers remain available for community uses, not only for
commercial use.
• Develop new uses, such as a waterfront museum or boat launch.
• Restrict building heights along Route 9A.
Traffic and Transit
• Reduce traffic for better air quality.
• Increase law enforcement of parking regulations and strengthen traffic
management.
• Remove idling tourist and commuter buses from the streets by
designating a layover building.
• Build a park above the 39th Street Lincoln Tunnel entrance.
• Extend the #7 subway line into Hell’s Kitchen South.
• Improve bike lanes throughout the neighborhood.

Jacob K. Javits Convention Center
community use of the building between shows.
• Encourage convention-goers to patronize local businesses.
• Study and present options for proposed expansion.
• Redesign the Javits Park on the east side of 11th Avenue.
• Increase

Port Authority
• Improve community spaces in the Port Authority Building and on
Port Authority-owned sites.
• Develop new uses for the underused ramps and viaducts.
• Improve community relations and outreach.

Envisioning Session with Local Property Owners and Developers
• Define

clear guidelines for development.
• Encourage some low-income housing but focus on increasing
moderate-income housing.
• Maintain a diverse market of residential, business, and commercial tenants.
• Revise Garment District regulations to prevent illegal conversion
to non-garment uses.
• Encourage other light industrial and mixed uses.
• Use the spillover of Times Square and 42nd Street development
as an opportunity to increase service and backup functions in Hell’s
Kitchen South.
• Provide new services such as schools, cultural amenities, and municipal
facilities.

Envisioning Session with 9th Avenue Merchants
• Increase

residential population to support small service and food stores.
• Develop more employment opportunities to create a larger customer base.
• Shift loft uses to residential and artist studios.
• Revive and improve the 9th Avenue Local Development Corporation to
organize cooperative marketing, special events, and streetscape projects,
and to improve parking enforcement and city services.
• Draw more customers from the Theater District north of 42nd Street.
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Figure 17: Dyer Avenue.

Hell’s Kitchen Conference: Community
Workshops to Reshape the Neighborhood
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Hell’s Kitchen Conference: Community Workshops to
Reshape the Neighborhood
The Hell’s Kitchen Conference: Community Workshops to Reshape the
Neighborhood took place on June 11 and 12, 1999 at the Jacob K. Javits
Convention Center. (Fig.19) In this multi-disciplinary forum, community
members, urban planners and designers, architects, developers, public
health specialists, and public officials exchanged ideas about guiding
public and private development in Hell's Kitchen South. The two-day conference included walking tours, roundtable workshops, lectures, panel
presentations, and open forums. The event served two simultaneous
functions: it provided an opportunity for local residents to brainstorm with
invited experts which then helped shape the agenda and programming for
the subsequent design study.
All conference attendees received a reference manual developed by
D+U containing neighborhood history, demographics, maps, zoning
regulations, land use surveys, photographs, abstracts of previous research,
summaries of the Envisioning Sessions, and the Hell’s Kitchen
Neighborhood Association’s 1995 Master Plan of Port Authority-owned
residual sites. The manual also served as a foundation for the Invited
Design Studies phase, which was introduced at the conference.
Discreet geographic sub-zones of Hell’s Kitchen South emerged
during the Envisioning Sessions, each with a particular set of attributes,
questions, and problems. Many issues overlapped but the geographic
breakdown helped to focus discussion and to ensure that ideas, proposals
and solutions were specific and place-based. (Fig. 18)
The first day of the conference, “Hell’s Kitchen on the Table,” consisted of a walking tour of the neighborhood and a roundtable discussion.
The walking tour, led by urban historian Laurence Frommer with Joe
Restuccia, Executive Director of the Clinton Housing Development
Company, introduced the complex variety of events, places and institutions that have shaped Hell’s Kitchen South. In addition, the tour also
made apparent the physical effects and negotiations of this small-scale
working class neighborhood that has repeatedly adjusted to the commercial, industrial and transportation needs of the larger city.
A roundtable discussion was held at the Javits Center to discuss the
history and politics of community-based design, the land-use questions
facing the Hell’s Kitchen South community and the work previously done
by the Hell’s Kitchen Neighborhood Association (HKNA) to get the

planning and design process underway. Speakers and audience members
focused on the difficulty of working in a complex metropolis but insisted
that enthusiasm, commitment and detailed research could concretely
affect the direction of urban change.
The second day of the conference, “Ingredients for the Future,” comprised morning workshops and afternoon presentations. The morning
Community Design and Planning Workshops encouraged frank discussion, debate and brainstorming among a variety of participants in order to
establish each area's needs and assets as well as to generate a library of
ideas that might be used to inform future work. Attended by residents,
owners, urban designers and local officials, each workshop examined the
specific physical features and social makeup, the unique problems
encountered in trying to improve each area and the policy, urban, architectural and landscape methods through which these problems might be
addressed. The workshops were led by invited professionals with expertise
in a variety of disciplines such as public health, community design,

Fig.18

A. Jacob K. Javits Convention Center Area
B. 9th Avenue “Main Street”
C. 34th and 42nd Street Corridors
D. Port Authority and its Landscape
E. Manufacturing/Garment District
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commercial land-use, urban planning and environmental design.
Workshop leaders facilitated the discussions and organized maps, proposals, and information generated by each group. (Fig. 20)
In addition, a Young Adult workshop solicited the point of view of the
group perhaps most affected by neighborhood conditions. The afternoon
presentation of the Young Adult workshop reminded the conference
participants of how the sounds, sights and smells – the texture – of communities can contribute to or subtract from the quality of life. (Fig. 21)
The afternoon sessions included presentations from each of the morning
workshops as well as from representatives of institutions or organizations
within each of the five sub-areas. Moderated by D+U, these sessions
were held in a town meeting format with questions and discussion from
the audience. Experts in architecture, urban planning, public health, landscape and land use law were invited by the organizers to ask targeted
questions, bringing another level of scrutiny to the ideas and findings of
the workshops. (Fig. 22) The combined input of residents, professionals,
politicians and community leaders provided a rich interdisciplinary context
that ensured coverage of a full range of urban development issues.
Todd Bressi of Places magazine and Bill Menking from the Pratt
Institute School of Architecture moderated the concluding summary
discussion, which focused on the development issues that lay ahead.
Elise Wagner, real estate attorney, stressed the importance of understanding the zoning code: while many of the workshops favored low-density
development and a wide variety of uses throughout the area, current
zoning regulations support homogenous use areas. Along with architect
Marilyn Jordan Taylor, Wagner proposed that the need for open space
and parks could be balanced by accepting taller buildings at strategic
locations. She cited the West End Towers at 65th Street and the quality
park space they provided as a positive example of this development
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strategy. Taller buildings could serve as “scale absorbers” to allow low-scale
development and open space to remain at the heart of the community.
Bressi and other members of the panel raised the thorny issue of stakeholder representation by asking which significant individuals or groups
would need to be included in development discussions in the future.
Restuccia, Taylor, and many others noted the absence from the conference
of representatives from the Department of City Planning, the Metropolitan
Transit Authority and larger developers. Even though HKNA does have
relationships with some of these groups, the success of community
design efforts will require bringing them into the planning process.
Among the most important conference findings were:
• Retain

the character, low density, and mix of uses within the core area
between 9th and 10th Avenues.
• Increase the residential population by augmenting affordable housing in
the core area.
• Enhance the Main Street character of 9th Avenue.
• Create effective public open spaces within the neighborhood; improve
access to the waterfront.
• Mitigate traffic congestion and its environmental effects such as pollution
and noise.
• Provide higher density residential areas and services on 34th and 42nd
Streets to better relate to the neighborhoods to the north and south.
• Find new uses for underutilized Lincoln Tunnel ramps and Port Authority
viaducts.
• Maintain and expand mixed-use buildings and blocks to increase opportunities for economic development.
• Integrate the Javits Convention Center expansion with the community.
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Workshop Schedule
Friday, June 11th, 1999
Hell’s Kitchen on the Table

1:30–5:00 PM: Workshop
Presentations and Discussions

1:00 PM: Walking Tour of Hell’s
Kitchen South
Led by Laurence Frommer

Port Authority and its Landscape
Kostas Skruodys, Port Authority of NY & NJ
Meta Brunzema, HKNA

6:30–8:00 PM: Roundtable Discussion
Introduction: Richard Plunz, Columbia
University
Dr. Robert Beauregard, Robert J. Milano
Graduate School of Management and
Urban Policy, New School for Social
Research
Robert B. Fitch, Author
Ross Graham, Community Board 4
Leni Schwendinger, HKNA
Saturday, June 12th, 1999
Ingredients for the Future
10:00 AM–12:30 PM: Community
Design and Planning Workshops
Port Authority and its Landscape
Led by Elizabeth Kennedy, EKLA
Environmentals
Jacob K. Javits Convention Center Area
Led by Dr. Robert Fullilove, Community
Research Group, Mailman School of
Public Health, Columbia University
Manufacturing/Garment Center District
Led by Ben Kornfeind, Design +
Urbanism

Jacob K. Javits Convention Center Area
Gerald T. McQueen, Jacob K. Javits
Convention Center
Manufacturing/Garment District
Joyce Healy, Visual Graphics Systems
Robert Pauls, Consultant to Fashion
Center BID
“Urban Thinking” Young Adults Workshop
34th & 42nd Street Corridors
Joe Restuccia, Clinton Housing
Development Company
9th Avenue “Main Street” Corridor
Bob Kalin, Housing Conservation
Coordinators
Informed Discussants
Dr. Robert Beauregard, Robert J. Milano
Graduate School of Management and
Urban Policy, New School for Social
Research
Dr. Ernest Drucker, Montefiore Medical
Center/Albert Einstein College of Medicine
Sam Schwartz, Sam Schwartz Company
Ken Smith, Ken Smith Landscape Architect
Marilyn Jordan Taylor, Skidmore, Owings
& Merrill LLP
Elise Wagner, Esq., Battle Fowler LLP

“Urban Thinking” Young Adults’ Workshop
Led by Mojdeh Baratloo, Baratloo-Balch; 5:00–6:00 PM: Summary Discussion
Columbia University
Facilitators: Todd Bressi, Places magazine
Bill
Menking, Pratt Institute
34th and 42nd Street Corridors
Led by Maxine Griffith, Regional Plan
Association (former), Philadelphia City
Planning Commission (current)
9th Avenue “Main Street”
Led by Jennifer Keller, Planning Center,
Municipal Art Society (former)

Ideas Generated in Workshop Sessions
Port Authority and its Landscape
• Inventory the ramps, viaducts, bridges, and tunnels that cut through the
neighborhood.
• Emphasize the Port Authority’s (PA) role as a ceremonial gateway to the city,
which can contribute to the identity and character of Hell’s Kitchen South.
• Maintain the view of the PA ramps and overpasses – the “concrete
spaghetti”– as landmarks in the neighborhood and the centerpiece of a
“post-industrial Central Park” for Hell’s Kitchen South. Ensure that new
buildings are sensitive to the unique landscape.
• Engage the PA in discussion to consider alternate use of the spaces in,
around, and under the ramps and overpasses to accommodate a diverse
mix of environmentally sound uses, including light manufacturing, residential,
commercial, institutional uses and multiple programs with community or
recreational facilities.
• Map the Port Authority-owned Dyer Avenue as a street and improve with
crosswalks, pedestrian signals and curb cuts.
• Identify sites that can be decked (built over) for development of mid-rise
buildings.
• Identify open spaces that are available for public non-parking use.
• Improve pedestrian connections, signage, and signaling.
• Chart daily uses to identify potential alternate or shared programs for
open spaces that are vacant on weekends. Use parking structures for
alternate programs during off-peak times.
• Regulate parking for cars and buses. Consider restricting parking to sites
west of 10th Avenue.
• Dedicate some east-west streets to pedestrian traffic only and maximize
use of avenues for vehicular traffic.
• Provide a well designed and visually appealing parking structure to keep
buses off the streets.
• Conduct a traffic efficiency study to recommend regional solutions to
reduce traffic (particularly buses) and pollution including decentralizing bus
parking and/or relocating it outside of the neighborhood or state.
• Measure emissions using new technology combined with landscaping or
public art to visibly indicate the neighborhood’s environmental concerns.
• Establish pollution control guidelines and upgrade standards for area industries.
• Advocate a “one tree per bus” strategy to increase planting in the neighborhood.
• Convert marginal odd-shaped bus parking (lots with less than 7 buses
per acre) to green spaces.
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Jacob K. Javits Convention Center and Vicinity
on the already good relationship with Javits management to persuade the Javits Center to consider the community’s needs in its expansion plans.
• Assess all expansion options, compare similar convention facilities, and
set priorities for trade-offs such as a rooftop park, river access, etc.
• Establish access to the Hudson River through any Javits expansion, and
increase community use of the facility, especially between shows.
• Redesign Javits Park, located on 11th Avenue, to include more natural
plant life.
• Examine the implications of expansion on adjacent land owners and
existing buildings.
• Evaluate the impact of future hotels or other convention-related businesses.
• Create a Javits Business Improvement District (BID) to help fund local
improvements.
• Study the effects of the proposed extension of the #7 train to the Javits.
• Ensure that Pier 76 in the new Hudson River Park contains the 50/50
commercial/public space development agreed upon by state and local
authorities.
• Insert bike lanes on 11th Avenue.
• Propose a rezoned 11th Avenue to reduce its highway-like scale.
• Build

Manufacturing/Garment District
• Increase the number of jobs for skilled and unskilled workers in the garment industry or in related support industries.
• Protect garment-based industry while also facilitating the transition to
other types of light manufacturing uses.
• Nurture manufacturers with political and economic incentives, such as
tax breaks and rent control; encourage the Garment District BID.
• Study the available spaces, industries, needs, and infrastructure to
determine how a mix of uses and a diverse economy can be accommodated in area buildings.
• Regulate the conversion of loft buildings to artist spaces.
• Seek ways to maintain the thriving daily activity of the district.
34th and 42nd Street Corridors
• Envision 34th and 42nd Streets as connectors of diverse neighborhoods
rather than corridors, particularly to the north where Clinton’s residential
neighborhoods have a similar scale to Hell’s Kitchen South.

• The

Penn Rail Yard site should be open and porous instead of a wall
between Chelsea and Hell’s Kitchen South.
• Improve views to the river and connections to the future Hudson River Park.
• Ensure that taller buildings maintain street walls and set backs through
creative design.
• Protect smaller theaters from demolition; construct new venues.
• Include affordable housing in new construction.
• Preserve existing smaller buildings, churches, and institutions to contrast
with the 42nd Street developments in scale and visual activity.
• Enhance street level pedestrian scale and mix of uses.
• Organize a streetscape program.
• Improve policing, sanitation and traffic rule enforcement.
• Create parks connected to 34th or 42nd Streets.
9th Avenue “Main Street”
• Implement strategies, such as commercial rent control, to foster local
businesses. Study how zoning might cap the size of stores to keep
them small and in scale with the area.
• Add to the existing middle and low-income housing in upper stories of
buildings and on adjacent streets to increase a local customer base.
• Retain the current mix of retail and service uses; encourage restaurants
and food shops rather than the concentration of bars that exist north of
42nd Street.
• Discourage big box retail on 9th Avenue, but suggest locations west of
10th Avenue because lower prices and an expanded selection could
improve quality of life for residents.
• Improve 9th Avenue sidewalks through maintenance, more trees, street
furniture, and perhaps widening.
• Use zoning along 9th Avenue to ensure a low building scale in order to
retain light, air, and historic character.
• Preserve existing buildings; new buildings must conform to local scale
and context.
• Encourage nighttime foot traffic by increasing security measures and policing.
• Suggest the formation of a 9th Avenue Business Improvement District
or a Merchants’ Association, or reactivate the Local Development
Corporation to improve the business climate, organize special events,
bring new development, and seek funding for local improvements.
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Figure 23: 9th Avenue.

Invited Design Studies
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Design Proposals

The conference generated a broad set of land-use, policy, and environmental goals that became the basis for the next phase of the project, the
Invited Design Studies. D+U invited thirteen teams to conduct a twomonth design study that began with the conference. The conference
organizers realized that a two-day long intense design session would not
allow a synthesis of complex problems; the extended format gave the
teams time to build upon, analyze and interpret the proceedings of the
conference and to engage in substantive and systematic urban design
research at their own pace. In addition, the 60-day study allowed time for
scheduled community meetings and reviews. Participants were asked to
produce concrete and viable urban design recommendations based on
the conference that the community, local agencies and private developers
could follow to ensure informed intervention in Hell’s Kitchen South.
The chosen teams included architects, planners, landscape architects,
public health experts, transportation consultants, artists, and community
residents. All had demonstrated a commitment to community-based work
as well as an interest in multi-disciplinary collaboration. Each team possessed a desire to create a detailed reading of the city’s existing physical
and social conditions and an understanding of the variety of scales
through which urban problems can be addressed.
In addition to the information and documentation provided by the
reference manual from the conference participants received, the design
teams were charged with the following goals:
• Explore

urban design strategies that contribute to the social life of a
neighborhood as well as the larger city of which it is a part.
• Formulate design guidelines, land-use recommendations, and planning
procedures that can accommodate the multitude of conflicting needs
that are the daily fare of Hell’s Kitchen South.
• Formulate proposals for future development that take into account the
landmarks and traditions through which a neighborhood identifies itself.
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Cecilia Benites & Ana Florez
Benites and Florez propose four interconnected elements to foster neighborhood growth. They suggest a rezoning of the area between 9th and
11th Avenues, including the avenues themselves, to encourage only low
and medium-scale buildings. Taller buildings would be limited to 34th and
42nd Streets. Second, within the lower-scaled core area, they insert infill
mixed-use buildings that match the existing neighborhood character.
These two zoning ideas contrast with typical New York City land use
practice: avenues lined with tall buildings and low cross-town blocks.
Benites-Florez' neighborhood-scaled plan enhances the connection
among blocks within a community, instead of perpetuating the division
usually caused by the tall avenue/low cross-town layout. Next, they propose hybrid or mixed-use buildings to take advantage of the drastically
different uses of many neighborhood streets on weekdays and weekends. Specifically, they alternate pedestrian/recreational activities with
bus storage on 39th Street, where the contrast of weekday/weekend use
is greatest. The final intervention is a green loop, including their pedestrianoriented 39th Street, which weaves through the area's many rail cuts,
easements and other under-used sites. Together, the four elements of the
Benites-Florez design proposal reinforce one another to create a complex neighborhood-scaled community.
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borfax/BLU
Richard Sommer & Laura Miller with John Bass, Hendra Bong,
Marshall Brown
Borfax/BLU creates a flexible plan for Hell’s Kitchen South based on a
series of overlapping analytic maps of infrastructural, domestic, commercial
and recreational interests. The first element of the plan is to relocate an
expanded Javits Center to the rail yard site south of 34th Street and to
demolish the existing facility. The land made available from this relocation
is proposed as a district of alternating mixed-use and mixed-scale blocks
amplifying the complexity of the existing neighborhood. The new district
would include housing, live-work spaces, local commercial, and office
spaces. Surrounding this relatively low-rise district, the plan proposes a
limited expansion of the mid-town central business district, through a
“broken wall” of office buildings situated in the air rights above the Port
Authority's infrastructure. Finally, the team proposes a network of mid-block
pedestrian walkways – not unlike the system that exists between 5th and
6th Avenues on several midtown blocks. With or without a new Javits
Center, the borfax/BLU combination of a new, mixed-scale, mixed-use
neighborhood with the carefully distributed densities of an expanded
Central Business District offers a model for new work in the area.
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Brooklyn Architects Collective (BAC)
Michele Bertomen, David Boyle, John Cunniffe, Laura Fink,
Lisa Iulo, Christine Ling, A.J. Loeffler, Josep Mosquea, Heather
Roslund
The Brooklyn Architects Collective examines the implications of a Javits
Center expansion. Except for the entry pavilion, most of the Javits is set
back from 11th Avenue, creating a suburban, highway-like scale unrelated
to the rest of the area. BAC recommends lining the front of the Javits with
new retail space in order to increase commercial opportunities and
remedy the current building’s physical disassociation from the neighborhood. A new access bridge through the Javits would provide 24-hour
community access to Pier 76 and the rest of Hudson River Park. Available
sites throughout the neighborhood could be filled with smaller buildings
used for both convention and community uses. This “scattered Javits”
idea provides smaller-scale event space that, when not in use, can revert
to community functions such as auditoriums, classrooms or gymnasiums.
The BAC proposal allows the Javits Center to become a more effective
community asset as it expands its convention facilities.
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Briggs/Knowles Architecture + Design
Laura Briggs, Liana Cassel, Andrea Gaffney, Rayna Huber,
James Khamsi, Jonathan Knowles, Erik Schultz
Briggs/Knowles proposes a sustainable community building tailored to
one of the neighborhood’s unique sites on a Dyer Avenue viaduct. The
building houses an auditorium, classrooms, and recreational spaces that
could be used by the entire neighborhood at different times of day. A new
park surrounds the building and weaves through three blocks to provide
a new pedestrian route and serve as a much-needed natural air filter. The
project takes advantage of the available residual space between the
viaducts, affording needed community-use spaces and alleviating pollution
through ecological building strategies.
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Celia Imrey of Inline Studio
with Anthony Arnold, Jenny Chung, Anna Friedrich, Serge
Gaillot, Camille Giuliani, Elite Kedan, Jason Kim, Gianluca
Milesi, Adrian Wu
Celia Imrey proposes three interrelated urban interventions for the open
space formed by the Lincoln Tunnel’s ramp and road structures. The first
creates a multi-use Union Square-sized park on a deck over the open
areas near the tunnel entrance. Next, Imrey develops the available spaces
above the curving access ramps into a series of communications industry buildings called Signal City, which will act as a billboard for the neighborhood. Finally, the proposal establishes “zoning voids,” intermediate
planted areas that create a new building type integrating semi-public
spaces with private commercial spaces. Taking advantage of the unique
landscape of Hell’s Kitchen South, Imrey creates an unexpected urban
experience by proposing new sites for accessible public and green spaces.
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Life in Hell
Brad Cronk, Sarah Crozier, Sean Flynn, Cheryl McQueen,
Aurelie Paradiso, Scott Skipworth, Frank Theyssen
This team, whose members all live and/or work in Hell’s Kitchen South,
began with the premise that to increase the community's voice, more
residents are needed. Several new locations for residential and mixeduse buildings are suggested, in combination with designated areas to
be preserved. Because the Javits Center has no real need for exterior
exposure, Life in Hell lines the building’s perimeter with single-loaded,
mid-rise residential buildings. If the Javits is relocated, these new
buildings will create an interior piazza. By adding new housing east of
11th Avenue, the scale shifts from that of a highway to that of a more
traditional New York City avenue. The team recommends low and medium
rise mixed-use buildings near 9th Avenue to enhance that street’s importance as the heart of the community. To provide additional open space
for the increased population, a “green” 39th Street pedestrian zone
would connect Hudson River Park to a new “lung” park constructed over
the ramps leading to the Lincoln Tunnel near 9th Avenue. Tying much of
this public landscape together, Life in Hell also advocates preserving the
existing walls, buildings and towers of the Lincoln Tunnel along 39th
Street, Dyer Avenue, and the river as vital neighborhood landmarks.

75

Todd MacDonald
MacDonald examines the possibilities for a Javits Center expansion in
depth. As a result of the ongoing development between 41st and 42nd
Streets west of 10th Avenue, and the community’s vehement opposition
to any further limitations on riverfront access, MacDonald does not
consider northern expansion to be viable. Expansion to the west is all but
impossible because of the new Hudson River Park, as well as concern for
the environmental impact on the river. To the south, the Penn Central rail
yard site (30th to 33rd Streets, 10th Avenue to Route 9A) is clearly large
enough, but a platform over the tracks would be extremely expensive.
Eastern expansion across 11th Avenue could result in several moderately
scaled, single-block buildings connected to the existing center above or
below grade using an existing Amtrak rail cut. Convention center uses
would continue to be concentrated near the existing entrance along 11th
Avenue. This latter option, as recommended by MacDonald, would not
overwhelm the neighborhood, would bring the scale of the Javits more in
line with the surrounding blocks, and would support community uses.
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Brian McGrath
with the Columbia University Urban Design Studio: Heidi
Bullinga, Oisin Clancy, Joyce Ip, Earl Jackson, William Kenworthy,
Rita Kwong, Brian Ma, Hirosugi Mizutani, Maja Vidakovic
Brian McGrath and the Columbia Urban Design Studio re-evaluated the
rail, road, ramp, and traffic infrastructures of the Lincoln Tunnel in relation
to the development pressures on the neighborhood. Their proposal
envisions a reduction of commuting passenger car usage that many
traffic experts believe necessary to reduce congestion and pollution. With
fewer vehicles at the tunnel, McGrath proposes that the access routes be
simplified and reduced to yield new buildable parcels for housing, open
space and air-filtering devices. The new system would combine with
underutilized rail tunnels to provide an efficient underground truck distribution loop, establishing Hell’s Kitchen South as a food center, using
Hunters Point, New York as a model. This loop – framing 10th Avenue
between 34th and 42nd Streets – would solidify the neighborhood’s
boundaries and allow for larger scale development at its edges. The
proposal illuminates the need for an independent evaluation of the use and
regulation of tunnel access and a citywide comparison of how tunnels and
bridges affect their neighborhoods. Its creative re-evaluation of building
design questions methods for remedying pollution, mitigating congestion
and improving public health.
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JAVITS PARK

Diagram of western portion of proposal with inset of Javits Park.
Proposed element shown in bold.

MP Architects
Sandro Marpillero and Linda Pollak with Jitas Sorasongkram,
Mariana Marron, Paul Teng
MP Architects seeks to invigorate the neighborhood by bringing new
and expanded uses to its perimeter, greening its heart and improving
pedestrian access. The proposal overlays three kinds of infrastructure:
1) a commercial re-zoning plan, 2) a nature loop, and 3) a combination
of pedestrian bridges and new mass transit. Together the three networks
integrate fragments that now coexist in Hell’s Kitchen South, including
slices of leftover land around the tunnel, and the rail cuts and easements
east of the Javits Center. The heart of the proposal is a new Javits Park,
a multi-level public space that would take the place of the barren plaza
that has been until now the convention center’s only contribution to the
public realm. Some of the new park's islands of green hover above the
railroad right of way; others are surrounded by shallow bodies of flowing
water that mark the site of springs which once ran through the neighborhood. The park joins multiple elements: a river connector, which
includes a 24/7 pedestrian passage (with daytime retail) through the
Javits Center and a pedestrian bridge over the West Side
Highway/Route 9A to the Hudson River Park; two terminal stations that
join a new light rail connector between Hell’s Kitchen and Chelsea
(along the old High Line elevated tracks); and an extension of the #7
subway line. In front of the park at street level is the urban boulevard
landscape of 11th Avenue, rezoned to include street level retail that will
draw from the flow of activity along 42nd Street between the river and
Times Square. The park anchors a continuous thread of parkland that
will run through the Hell’s Kitchen neighborhood, including a rail trail
along the existing railroad right-of-way.
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Re-Imagining Hell’s Kitchen South
Susanna Barrett, Adam Brown, Meta Brunzema, John Doswell,
Mindy Fullilove, Vera Lightstone, Ayo Moon, Leni Schwendinger,
Ken Smith
The multidisciplinary Re-Imagining Hell’s Kitchen South team comprises a
graphic designer, marine consultant, architect, waterfront park advocate,
public health doctor, biologist/natural history interpreter, artist, lighting
designer, and landscape architect, several of whom also live in the area.
This team uses existing and leftover spaces of the neighborhood in unexpected and imaginative ways: inhabiting the margins, bringing life to the
voids and filling gaps in the street wall. Beneath and around the ramps and
bridges that weave through the area are recreational, entertainment and
pedestrian spaces. Pier 76, officially mandated for future 50% commercial
and 50% parkland uses, is redesigned as a water-related recreational
zone for passive and active events as well as community functions
organized around the principle of a “Theatre on the Edge.” The proposal
includes a marina, floating swimming pool, canal with floating gardens and
cafes, and a restaurant bridge connecting the pier to the Jacob K. Javits
Convention Center.
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David Rockwood
with Claudia Dias and Malay Shaw
This project metaphorically critiques the “cleaner,” entertainment-based
redevelopment of Times Square that some observers predict will
become the model for Hell’s Kitchen South. Rockwood rejects as antiseptic this renovation of Times Square by examining the character of
marginality, grit, and conflicting scales that make Hell’s Kitchen South
unique. The proposal features overtly commercialized programming
including burlesque and sex-trade industries and other amusements
now excluded from Times Square. This project is a reminder that urban
and neighborhood renewal must be embedded in existing social fabric
rather than dependent upon abstract market formulas that may ultimately
create a generic urbanism.

85

studio a/b
Glynis Berry and Hideaki Ariizumi
Studio a/b encourages the revitalization of Hell’s Kitchen South through
an embrace of the variety of experiences fostered by the area’s unique
landscape. Through a series of pedestrian-friendly “trails” that move in and
around the area for local commerce, hiking, overlooks and parks, studio
a/b reframes the perception of the community. Supplemented by precise
interventions, the trails adapt the existing viaducts, alleys, rooftops, and
other underutilized elements for this new pedestrian landscape. In addition,
each trail incorporates the larger-scaled issues of zoning, transportation,
and topography. This project is both visionary and realizable; it enables the
phased introduction of a variety of small-scale elements that can benefit all
users of the neighborhood.
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UN Studio
Ben van Berkel and Caroline Bos with Olaf Gipser
This team was one of the five finalists in the 1999 competition sponsored
by the International Foundation of the Canadian Center for Architecture for
the Penn Central rail yard site between 30th and 33rd Streets. For Hell’s
Kitchen South, UN Studio proposes a massive mixed-use center housing
a variety of new entertainment, cultural and recreational facilities including
a new convention center. This allows for the removal of the current Javits
Center in whose place they suggest a neighborhood of mixed-use and
mixed-scale buildings that include housing and retail. In addition, UN
Studio includes community facilities as well as bus and automobile parking
at various open sites throughout the neighborhood.
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Planning Reports

In tandem with the design studies, three urban planners were asked to
submit reports about current issues in Hell’s Kitchen South: an evaluation
of the feasibility of submitting a community-initiated zoning and development plan under Section 197-a of the New York City Charter; a critique of
New York City’s increasing dependence on service-based economic
growth as opposed to a diversified economy that includes manufacturing;
and an analysis of the social, economic and health costs to Hell’s Kitchen
South residents and businesses caused by Lincoln Tunnel traffic.

Considerations on Developing a 197-a Plan for Hell’s Kitchen South
Jocelyne Chait
The considerable development pressures facing Hell’s Kitchen South
raise the question of whether the area would benefit from a communitybased 197-a plan. Under Section 197-a of the New York City Charter,
community boards, borough boards, the Mayor, the City Planning
Commission, the Department of City Planning and any Borough President
may sponsor plans for the “development, growth and improvement” of the
city, its borough and communities. After public review and approval by the
City Planning Commission and the City Council, a 197-a plan serves as
official city policy to guide zoning and land-use development in a particular
area. Although a 197-a plan has no regulatory or enforcement powers and
may take several years to develop, it is the only community-initiated planning effort to be officially recognized by city administration. Once adopted
it serves as an advisory tool for city agencies, planners, community organizations, and private developers. The 197-a plan may be an important tool
to guide development in Hell’s Kitchen South.
The decision to pursue a 197-a plan for Hell’s Kitchen South will depend
upon a number of factors:
• The nature of issues facing the community and whether these issues are
best addressed through a 197-a plan or some other tool, such as a neighborhood plan, a zoning change under Section 197-c of the New York City
Charter, a transportation plan or special district designation.
• The strength of local leadership and commitment to broad community
participation and dialogue.
• The commitment and capacity of the community to participate in a 197-a
planning and implementation process.
• Adequate funding levels.
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The willingness of the community board to sponsor another 197-a plan
after having already gone through the arduous process of developing the
Chelsea Plan.
• The degree of political support for plan development and implementation.
• Relationship with city agencies.
• The degree to which the different stakeholders can work together, reach
some consensus on issues, and make compromises and tradeoffs.
•

Advantages of a 197-a plan over other planning initiatives
An adopted 197-a plan serves as an official policy document that must be
considered by the Department of City Planning (DCP) and other city
agencies in making land use decisions and establishing programs and
services. Yet, there are other mechanisms for controlling development. The
Special Clinton District, for instance, was created to preserve and
strengthen the residential character of the community, maintain the mixture
of income groups present in the area and ensure that Clinton is not
adversely affected by new development. Similarly, the Special Garment
Center District was created to limit the conversion of manufacturing space
to office use and maintain the viability of apparel production in selected
mid-blocks in the city's Garment Center. But these are initiatives undertaken by DCP. A community board or community organization such as the
Hell’s Kitchen Neighborhood Association (HKNA) could recommend a
zoning study or special district designation as part of a neighborhood plan
rather than produce a formal 197-a plan, but this recommendation does
not have to be taken up or even considered by DCP or any other city
agency. Furthermore there is nothing in place to compel the City
Planning Commission to consider or even acknowledge neighborhood
plans in making land use decisions. This is not to say that 197-a plans
are explicitly followed. However, the community is in a better position to
oppose certain developments if it has the backing of a broadly supported
adopted 197-a plan.
•

While it remains a policy document, the 197-a plan has the potential to
influence reality - but only if the community board is committed and maintains continuous pressure on city agencies to implement the recommendations and follow guidelines. A lot depends on how much community
residents and businesses can either support the board’s efforts in terms
of implementing specific proposals or influencing development decisions,
or how effective they are in holding the board accountable.

While not by any means perfect, there is a structure already in place for
the implementation of 197-a plans. A relationship already exists between
the community board and city agencies through the District Service
Cabinet, and through agency budget and service statements.
• Because it has to undergo extensive administrative and public review
before it is adopted, the 197-a plan forces the development of solutions
that are based on broad consensus and have a greater likelihood of official acceptance.
• Many of the issues facing Hell’s Kitchen South – transition, speculation,
displacement of businesses and jobs – are similar to those confronting
other communities that have developed 197-a plans. The Greenpoint and
Williamsburg plans and the Red Hook Plan, for instance, could support
and reinforce recommendations for Hell’s Kitchen South.
•

Constraints of 197-a planning
197-a plans may take considerable time to develop and move through the
review and approval process. The Chelsea plan was 12 years in the making and then it took four years after the plan was adopted for the city to
undertake a rezoning action. It’s only now beginning to have any significant impact on development in the area. Developments have occurred in
the interim that have been contrary to recommendations in the plan but
that the community was powerless to stop. It could take another two to
three years to put together a 197-a plan for Hell’s Kitchen South and have
it adopted. Does the community have time to do this or are development
pressures so great that it must respond immediately? If so, what are the
alternatives?
Possible planning strategy
Hell’s Kitchen South: Developing Strategies could be regarded as part
of the first phase of a two-phase planning process, providing a set of
development principles or policies that would form the basis of a more
detailed 197-a plan.
Phase 1 would encompass the envisioning sessions; the June conference and workshops; development of design solutions based upon ideas
generated at the workshops and envisioning sessions; D+U’s synthesis
of design solutions into a report to be presented to the public; community validation of development principles and policies; and decision by the
community board to undertake a 197-a plan.
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Phase 2 would build on Developing Strategies and HKNA’s neighborhood plan as well as the dialogue already established with government
agencies. It would entail the gathering of further information and more
detailed analysis in support of recommendations (drawing on previous
studies such as the Buckhurst Report and the Sclar Report). It would also
include the development of implementation strategies. The plan would
receive broad public comment before a board vote and submission to the
Department of City Planning.

Cutting the Costs of Lincoln Tunnel Traffic on Midtown Motorists,
Residents and Businesses
Brian Ketcham, Community Consulting Services, Inc
Each weekday more than 120,000 cars, trucks and buses enter or leave
Manhattan via the Lincoln Tunnel – making the approach routes in the
three-quarter square mile area around the tunnel entrances almost
impassable for hundreds of thousands of others in trucks, cars, taxis,
buses and on foot. After years of escalating tunnel traffic, Design +
Urbanism, the Hell’s Kitchen Neighborhood Association, and the Design
Trust for Public Space asked Community Consulting Services (CCS), a
not-for-profit public interest engineering firm, to analyze “At what price to
the public are these vehicles using Hell’s Kitchen's streets?”
Using cost accounting procedures that are increasingly accepted by
transportation agencies, CCS found that the high concentration of
Lincoln Tunnel motorists in Midtown Manhattan produces huge societal
costs. Most drivers who choose the Lincoln Tunnel remain within the
Midtown area (86% of autos and 78% of trucks entering Manhattan via
the tunnel go no further than Manhattan). The added delay and extra
accidents caused by tunnel traffic on approach routes imposes actual
dollar costs on the hundreds of thousands of other motorists who are trying to move through the Hell's Kitchen area or deliver goods to the nearly 3,500 businesses there. For the even larger number of pedestrians on
these streets, the high traffic volumes translate into more accidents and
injuries, more pollution and health effects, and noisier neighborhoods.
These congestion-generated costs total more than $55 million a year.
The special feature of the CCS study is its differentiation of costs
attributable to the increment of tunnel traffic over background traffic by
calculating traffic levels if tunnel traffic were removed.

The second challenge to CCS was: “Can the real costs that tunnel
traffic imposes on all of us be reduced?” In response, the CCS report
demonstrates that reducing tunnel traffic by 25%, that is, a return to late
1970s levels, can cut the impacts significantly. It is estimated that as
many as 30,000 travelers a day would chose other routes or modes if
there were no toll-free outbound exit to entice them to use the Lincoln
Tunnel and if the tolls were set at a level reflecting the value of the Lincoln
Tunnel’s prime Midtown location. The drawing power of a toll-free crossing can be seen at the Holland Tunnel where the growth in westbound
traffic was double the inbound levels since one-way outbound tolls on
the Verrazano Bridge made the Holland Tunnel the “free” westbound
alternative in 1986.
The traffic management concept of the 1970s to whisk vehicles out
of midtown by switching to free westbound passage backfired: it attracted so many vehicles to Midtown that the spillover nearly paralyzes the
tunnel approach routes from 4-7 PM. But those long lines of crawling
vehicles are easy to toll with E-Z Pass. The newest technology would
work even if traffic speeded up due to a thinning of traffic. Automated
tolls with some premium for high demand routes or time periods would
cut societal costs now borne by Hell’s Kitchen by about $7 million a year.
And, the combination of higher fees by regular users (who now get a bulk
purchase discount) and the savings from fully automated toll collection
would change the current break-even system that consumes 96% of
Lincoln Tunnel toll revenues to tens of millions of dollars of annual profits
for the Port Authority. These profits could be used not just to boost the
$3 million of the Lincoln Tunnel’s $84 million in revenues that in 1998
subsidized New Jersey's PATH riders, but to greatly increase the Port
Authority's ability to finance major expansion of transit, such as a new
cross-Hudson rail line that is favored in the Port Authority’s recent
“Access to the Region’s Core” study.
Charging enough to reduce tunnel traffic by 25% would benefit the
entire regional economy as well. By encouraging marginal travelers onto
mass transit or other routes, or to travel at other times, delays could be
cut sharply for the most productive contributors to the economy, and for
truckers whose goods delivery fees greatly affect the cost of living for all
New Yorkers.
The increased Lincoln Tunnel revenues could also be used to compensate for the burden of tunnel traffic on Hell’s Kitchen residents and
businesses by investing in a community-based transportation-land use
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plan. Such a plan could build on work already completed that visualizes
new directions for the Hell’s Kitchen area, and provide guidelines for the
remaining undeveloped land to improve the livability of the area mostly to
motorists traveling though the area.
Lost productivity due to congestion is the greatest direct cost of
excessive traffic around the Lincoln Tunnel and currently results in 1.7
million person hours of delay each year. The largest savings in costs to
motorists and to Hell’s Kitchen workers and employers would be the
reduction in traffic accidents. Within 3/4 miles of the tunnel, traffic is
estimated to cause $16.5 million in accident costs every year. A 25%
reduction in Lincoln Tunnel traffic will reduce the number of annual
injuries by 34 and property damage accidents by 110, saving motorists
and society nearly $3.8 million. It would cut the health costs of air pollution, a particular concern to the Hell’s Kitchen community, which suffers
an excessively high number of asthma victims, by a minimum of
$400,000 a year. Since significant portions of similar costs are borne by
other Midtown workers, residents and businesses, and by citywide taxpayers, policies to reduce non-essential Lincoln Tunnel traffic have very
broad benefits.
The full report (available from Community Consulting Services, Inc.),
of which this in an excerpt, is intended to serve as a starting point for
co-operative exploration of the most beneficial planning policies for Hell’s
Kitchen South, New York City and the tri-state region.

Industrial Retention in Hell’s Kitchen South
Thomas Lunke
At the beginning of the 20th century, New York was a manufacturing
town. Manufacturing was concentrated in the middle and lower parts of
Manhattan, ringed by working class residential districts. Since that time,
the New York City government has promoted the expansion of office
space and the contraction of manufacturing space. Now, instead of the
working class walking to work, the middle class does. This replacement
is part of gentrification.
New manufacturing districts were not created in the other boroughs
of New York City. Instead the New York City government encouraged
manufacturing firms to leave by rezoning land to prohibit their retention
and relocation. This policy continues today.

Neighborhood by neighborhood, land use variances and re-zonings
are created to make room for more luxury housing and office space
without forethought to the comprehensive impact on our city’s total
economic base. As New York City becomes more economically stratified
and less diverse, we become increasingly susceptible to the pitfalls of the
market economy. The booms and the busts become more apparent. Land
values outside of Manhattan become suppressed due to the lack of
demand from people in high paying office jobs. Those who lack the skills
to compete in the service sector are shunted into the outlying areas,
without adequate transportation to where the manufacturing jobs have
moved.
New York City has lost over 750,000 manufacturing jobs since 1950,
when the Port Authority began disinvesting in New York and began
investing in New Jersey. Many people followed those jobs and abandoned their neighborhoods to the less well off. With wages lowered,
landlords could not charge adequate rents to maintain their properties.
The City foreclosed on those that did not pay their taxes and ended up
becoming the largest landlord in the region. With wages diminishing,
taxes diminished and money for municipal services decreased. And the
City went bankrupt.
Today, we have budget surpluses, but at what cost? Municipal services are lower than ever, building abandonment is still high, and major
subsidies are required to build anything. Yet the city government still
moves to decrease our economic diversity.
What we need today is an industrial retention and attraction policy to
increase economic diversity. We need to create incentives to build new
prototype loft buildings for specific sectors of light manufacturing such as
printing, garments, photography, signage, metal work, cabinetry, and food
production. These are the types of businesses that need to be in New
York City to be competitive. They are also the kind that can teach specialized skills to those who cannot compete in the office market.
Hell’s Kitchen South is a prime location for these types of businesses.
We need to do all we can to encourage their growth and development
there. Only then will we have a healthy, sustainable and diverse economy.
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Figure 37: 9th Avenue.

Public Comment: Exhibits and Symposium
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Public Comment
Developing Strategies is predicated upon an open and collaborative
discussion of urban development. In this spirit, the work of the design teams
was publicly presented and discussed on several occasions during the twomonth study. The discussions brought community members together with
the teams, the Hell’s Kitchen Neighborhood Association (HKNA), the
Design Trust for Public Space, and Design + Urbanism (D+U). At several
of these sessions, one held at the Design Trust and another at HKNA’s
Nerve Center, community members shared their observations on the
proposals and the direction of the studies. In addition, Community
Board 4 established the Hell’s Kitchen South Urban Design Committee
to provide information and guidance at their monthly meetings.
Exhibits
In November 1999, Hell’s Kitchen South: Developing Strategies was
exhibited at the Storefront for Art and Architecture, a non-profit gallery in
New York City. (Fig. 37) Many of the design teams made gallery-specific
installations of their projects and took the opportunity to expand and
develop their ideas about the neighborhood. To place Developing
Strategies into a broader context, the work of the teams was complemented by substantial background material about Hell’s Kitchen South
and information gathered by the project organizers over the course of the
project, including site information, descriptions, media reprints, planning
studies, community profiles, government reports, and local business flyers,
menus and handbills. An architectural model of the community commissioned by HKNA was displayed. The exhibit also included work by two
neighborhood photographers, and a reading table provided longer articles,
studies, and historical information. This presentation of the design proposals in conjunction with an in-depth neighborhood profile clearly positioned
the project in the larger urban context and showed that the problems of
Hell’s Kitchen South could be transformed into opportunities.
Coinciding with the Storefront exhibit, the design studies were exhibited on the Main Concourse at the Port Authority Bus Terminal within the
Hell’s Kitchen South neighborhood. This highly trafficked venue brought
information about the project to the commuters and travelers for whom
the Port Authority is a gateway to the city.

Symposium
The exhibitions were followed by a public symposium at the Jacob K.
Javits Convention Center on December 16, 1999. D+U reviewed the
entire project and presented a preliminary set of goals and strategies
based on the conference, the design team proposals, research by D+U
and discussions among HKNA, community members and Community
Board 4 members.
Invited panelists from planning, finance, and transportation fields
offered advice and clarifications both for the project organizers and for
the community members in the audience. Questions from the audience
and panelists further elucidated the planning and design issues, and
focused on questions of implementation.
Symposium Panelists:
Tom Angotti, Chairperson, Graduate Center for Planning and the
Environment, Pratt Institute
Michael Fishman, Vice President, Sam Schwartz Company
(transportation consultants)
Katherine Gray, Chair, Community Board 4 (former)
Howard Mendes, Vice President, Real Estate Finance Group, Fleet Bank
All of the panelists emphasized the need to face the quickening pace of
development in the neighborhood. They recognized that the substantial
amount of land in Hell’s Kitchen South amassed or “warehoused” for development poses a real threat to the character of the community, and the community must prioritize the problems it wants to address. Several issues
were paramount in the panelists’ remarks and in subsequent discussion
with the audience:
Manufacturing
The current manufacturing zoning of the area slows development by
limiting new commercial and residential uses. A change in zoning to
encourage development is likely to reduce or exclude manufacturing. The
community needs to determine how much manufacturing is desirable and
sustainable in the area, and how new definitions of manufacturing might
co-exist with other uses. Howard Mendes suggested that if the community
wants to maintain traditional manufacturing, some legal form of lease or
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rental protection will be necessary. Michael Fishman offered a broader
definition of manufacturing based on the central location and rail and
road infrastructure in Hell’s Kitchen South: instead of traditional production, the area might be developed into a materials and goods distribution
point for the region. At this type of facility, semi-finished materials to be
packaged could be stored as they enter the city and finished products
readied for shipping. In effect, Fishman said, Hell’s Kitchen South should
seek more, not less, manufacturing infrastructure to become an important
link in the city’s economy.
Housing
Tom Angotti and Katherine Gray emphasized the urgency to increase
affordable housing in Hell’s Kitchen South. Angotti noted the unique
capacity of the area’s ramps and tunnels to hide from view many of the
city’s homeless and pointed out that the neighborhood and the City
would eventually be forced to confront this issue. Gray cited the need to
preserve existing buildings as well as construct new buildings. Panelists
and audience members underscored that affordable housing must be
brought back into mainstream political debate.
Mixed-Use
Gray noted that before discussions of “mixed-use” can become substantive,
vague definitions and misperceptions will have to be overcome. Mixed
use could include a combination of residential types with industries such
as technology and software development, light industry and distribution,
and arts-related activities. Fishman recommended that the neighborhood
set priorities for what kinds of uses would be appropriate. For example,
chain stores at the base of residential towers would not necessarily be
the form of mixed-use the neighborhood would consider an asset. This
view contrasts with current development trends in the city. To assist in
business development, Mendes suggested the 14th Street Local
Development Corporation as a model; it provides technical assistance
and supports an array of stores and businesses that cater to a wide range
of incomes.

Traffic and Open Space
All the panelists recognized the urgency to mitigate the effects of traffic
on the neighborhood and encouraged the community to continue generating political dialogue on this issue. Mendes pointed out that diesel
buses are especially bad polluters. Gray stated that greater public attention
must be focused on the role of transportation institutions. Panelists and
audience members accentuated the need for more parks, protected open
space, and pedestrian areas to further improve the daily life and health of
residents.
The Future
Panelists agreed that the community must establish clear mechanisms to
achieve its goals, such as a Local Development Corporation, Business
Improvement District, or a community-initiated 197-a plan.
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Goals and Strategies
The Goals and Strategies, illustrated by the proposals of the thirteen
design teams, respond to the diverse interests, strategic location and
unusual landscape of Hell’s Kitchen South by creating a framework for
change rather than a master plan. They are the culmination of the work of
the Envisioning Sessions, the Hell’s Kitchen Conference, the Invited
Design Studies, and Public Comment phases. These recommendations
propose long and short-term objectives and policies, promote large and
small-scale interventions, respond to changing economic and political
conditions, and provide a flexible system for development. Perhaps most
importantly, the Goals and Strategies are meant to foster partnerships and
cooperation among various community participants and institutions.
Discussions among neighborhood groups affected by traffic can collectively address the effects of living with regional infrastructure. Local businesses can, with state and local agencies, consider how manufacturing
and new types of production may be maintained in and attracted to Hell’s
Kitchen South. The community and the Jacob K. Javits Convention Center
can continue discussing expansion options and riverfront access that consider the needs of both.
Refining the geographic breakdown developed at the conference, the
following Goals and Strategies are organized around several neighborhood zones or areas. The delineation of these areas is approximate and a
determination of the exact boundaries will require more detailed lot-andblock evaluation by numerous stakeholders. An important feature of the
Goals and Strategies, as well as the design teams’ proposals, is the way
in which the neighborhood zones sometimes overlap and other times
remain distinct. The approximate delineation of the areas are: the residential core from 35th to 40th Streets between 9th and 10th Avenues; the
mixed-use zones from 35th to 40th Streets from 10th to 11th Avenues
and from 8th to 9th Avenues (the Garment Center); and the perimeter
areas – the 34th Street corridor and the 42nd Street corridor (which
includes 41st Street). Fig. 38 on page 108)

Goals and Strategies
Goal 1: Ensure that new development respects
the varying scales of the existing neighborhood
character, promotes community identity, and is
held to superior design and environmental
standards.
Goal 2: Substantially increase the residential
population while assuring a range of affordability.
Goal 3: Transform Hell’s Kitchen South into a
model mixed-use neighborhood while protecting existing homes, jobs, and businesses.
Goal 4: Improve and enhance public amenities – public open space, waterfront access
and community services.
Goal 5: Mitigate the environmental, social,
and economic consequences of traffic
congestion.
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Fig. 39: Neighborhood character on 9th Avenue at 39th Street.

Goal 1: Ensure that new development respects
the varying scales of the existing neighborhood
character, promotes community identity, and is
held to superior design and environmental
standards.
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Fig. 38: Hell’s Kitchen
South study zones

Fig. 40: Mixed scale,
mixed use block

Fig. 41: High rise along
perimeter, low rise within
neighborhood core

Fig. 42: Variety of building
heights on 11th Avenue

Goal 1: Ensure that new development respects the varying scales
of the existing neighborhood character, promotes community
identity, and is held to superior design and environmental
standards.
The rich variety of building types and scales, colossal transportation
infrastructures, and underused open spaces give Hell’s Kitchen South a
nontraditional neighborhood character that until recently has deterred
large-scale commercial or residential development. Also slowing change
is the area’s manufacturing-zone designation, because legal conversions
to other more profitable uses require variances or special permits with
attendant public review and approval. Current development interest in the
area provides opportunities for negotiating public amenities and maintaining local character. Hell’s Kitchen South residents recognize the
inevitability of development, and promote controlled change rather than
gentrification. The strategies of Goal 1 seek to sustain and enhance the
character of this complex neighborhood by cultivating the community’s
unique history, composition, and vitality.
Strategy 1A: Set new standards for density by retaining the low- and
mid-rise scale of the residential core and mixed-use areas, and
developing larger scale buildings in northern (42nd Street) and
southern (34th Street) perimeter areas.
In contrast to Manhattan’s typical “low block and tall avenue” building
bulk pattern, the residential core and mixed-use areas of Hell’s Kitchen
South are currently distinguished by an assemblage of buildings almost
entirely fewer than eight stories. The northern and southern areas accommodate larger buildings. To enable the expansion needed by the Midtown
business district and the city beyond, the 34th and 42nd Street perimeter
areas should continue to encourage larger and taller building masses –
“scale absorbers” – to allow a relatively low-rise residential core and midrise, mixed-use area to remain.
Maintaining a cohesive low and mid-rise central area will enhance the
interconnection of neighborhood blocks, particularly important given the
discontinuities created by the walls and tunnels of the transportation
infrastructure that slices through the area. In addition, the cultivation of
high-rise perimeter areas to the north and south will better define the
boundaries of the Hell’s Kitchen South neighborhood, and enhance its
identity. The Department of City Planning’s proposed new zoning regula-
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Fig. 43: Communications
building over Dyer Avenue

Fig. 44: Development
over Dyer Avenue

Fig. 45: New site plan

Fig. 46: Jacob K. Javits
Convention Center

tions (the Unified Bulk Program) may facilitate the formation of a low and
mid-rise core and mixed-use area through the introduction of height limitations, but there is legitimate community concern that even the proposed
limits will be too high in comparison with the neighborhood’s existing scale.
Consistent with this goal, several design team proposals use inventive block and open space strategies to distinguish and unite the scales
and character of this community already divided by viaducts, tunnels, and
ramps. Life in Hell and Benites-Florez both explore a “low center and high
perimeter” strategy. Life in Hell proposes a complex mixed-scale and
mixed-use block (Fig. 40), while Benites-Florez (Fig. 41) suggests a variety of low- and mid-rise infill buildings in the core and mixed-use areas
ringed with larger buildings in the 34th and 42nd Street corridors.
Borfax/BLU (Fig. 42) expands on this approach to suggest a new low and
mid-rise neighborhood for the core and mixed-use areas that would
extend across 11th avenue onto land vacated by their proposed relocation of the Javits Center. Celia Imrey, planner Thomas Lunke, and Brian
McGrath also offer variations of the “low center and high perimeter” strategy. Imrey (Fig. 43) shifts the taller edge of the core area from 9th Avenue
to Dyer Avenue by proposing new buildings over the tunnel access roads.
For the 34th and 42nd Street corridors, Imrey proposes a new communications-industry building type. Brian McGrath (Fig. 44) also uses the
space above the tunnel access roads for new buildings. Thomas Lunke
suggests that taller buildings be accommodated between 10th and 11th
Avenues. Finally, David Rockwood’s proposal (Fig. 45) shows that the low
and mid-rise scale of the area can accommodate a dramatic variety of
new siting and use ideas. In all cases, the taller and denser development
contemplated by these teams for the 34th and 42nd Street corridor areas
should be guided by contextual street wall height and set back regulations.
Strategy 1B: Participate in planning for a Jacob K. Javits Center
expansion.
The Javits Center is smaller than newer convention facilities in other major
American cities, and the Convention Center Development Corporation
has recommended its expansion. (Fig. 46) Studies commissioned by the
Corporation indicate that the current net 760,000 square feet of exhibit
space needs to increase to a minimum of 1,100,000 square feet, and to
as much as 1,750,000 square feet. The five block long wall of the existing
structure already dominates 11th Avenue, prohibiting pedestrian and
vehicular access to the Hudson River. With the Javits expansion project
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Fig. 47: Eastward expansion
of the Javits Center

Fig. 48: Below-grade
eastward expansion of
the Javits Center

Fig. 49: East-west sectional
view of below-grade Javits
Center expansion

Fig. 50: “Scattered
Javits” expansion

already a key element in the city’s political and planning debates about
Hell’s Kitchen South, the scale and character of any new Javits building
is one of the most important factors affecting the neighborhood’s future.
The community’s participation in discussions about siting, programming and expansion planning with Community Board 4, the Javits, and
other agencies is essential. The community must set priorities in negotiations about building size, adjacent land uses, and waterfront access.
Several key issues emerged from the Envisioning Sessions and the
Hell’s Kitchen Conference. Any expansion should have height and bulk
limits that keep it in scale and character with the neighborhood. New
development should not contain opaque street-level walls, and should
provide pedestrian amenities and commercial activity to enhance the
street life of the neighborhood. 39th Street (the northern edge of the
existing Javits) must remain open to maintain the neighborhood’s pedestrian and view corridor to the Hudson, and facilitate 24-hour river access.
Finally, to better integrate the use of the Javits into the life of Hell’s
Kitchen South, any expansion should maximize opportunities for public,
recreational and community programming.
Several design teams examine expansion options. These projects
show ways to integrate new Javits Center facilities into the scale of the
neighborhood, provide community facilities, and become a community
asset. Todd MacDonald proposes an eastward expansion across 11th
Avenue (Fig. 47). Rather than placing the new exhibit spaces in a single
large structure that would require street closings, three separate
150,000 square foot (450,000 total) exhibit spaces would function as
pavilions that maintain and utilize the existing streets. Pedestrian bridges
would connect the existing Javits Center to the new pavilions.
Re-Imagining Hell’s Kitchen South also proposes an eastward
expansion of the Javits but places the entire facility below grade between
10th and 11th Avenues, from 34th to 38th Streets (Figs. 48, 49). The
team’s studies show that a below-grade facility could provide 450,000
square feet of additional exhibit area. This underground facility wraps the
still-used Amtrak right-of-way and can be serviced through a perimeter
truck route beginning near an existing Javits service area. Additionally,
this strategy provides new sites for street level development.
Taking a more community-based approach, the Brooklyn Architects
Collective proposes what might be called a “scattered Javits.” (Fig. 50)
Large and small sites in the Hell’s Kitchen South neighborhood would be
used for smaller exhibition areas, meeting rooms and social function
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Fig. 51: Mixed use commercial
and housing development on
Javits site

Fig. 52: Relocation of the
Javits to the Penn Central
rail yards

Fig. 53: Northward and
southward expansion of
the Javits Center

spaces that can be shared by the Javits and the community. At the opposite end of the spectrum, schemes by borfax/BLU (Fig. 51) and UN
Studio (Fig. 52) entail demolition of the Javits. Both propose a new, larger
Convention Center over the rail yards between 30th and 33rd Streets,
the site of the 1999 competition sponsored by the International
Foundation of the Canadian Center for Architecture. Both suggest mixeduse on the present site, mixed-scale development in the core area of the
neighborhood, and links between the expanded neighborhood and the
waterfront.
In addition to the design team proposals, Design + Urbanism proposes
a phased Javits expansion that ensures pedestrian and view corridors.
The proposal uses land presently owned by the Convention Center
Corporation to the north and south. (Fig. 53) Utilizing the existing slope
and the existing circulation of the Javits, new pedestrian connectors – the
northern leg above grade and the southern leg below – would lead conventioneers to two new single-block facilities each with 300,000 square
feet of exhibit space (600,000 S.F. total). Ground floors would include
pedestrian related uses to support 34th and 39th Street Hudson River
access. 39th Street would remain open to vehicular and pedestrian use.
Although the proposals that bury, divide, and/or “scatter” the Javits
vary in feasibility and utility, by providing alternatives they initiate a discussion rich with options and ideas.
Strategy 1C: Modify the regulations of the Special Convention
Center District.
The scale of new building allowed (but not yet built) in the Special
Convention Center District clearly contrasts with that of the proposed
core and mixed-use areas. This Special District zoning was written to
encourage large building masses, such as hotels, needed by the
Convention Center. The district stretches from 34th to 39th Streets
along 11th Avenue and extends to midblock between 10th and 11th
Avenues. The mandated sidewalk setbacks, mid-block passages and
height regulations allow as-of-right structures incompatible with and cutoff from the area’s street and neighborhood activity. Consistent with the
“low center and high perimeter” schemes described in Strategy 1A, the
Special District provisions should be re-evaluated to promote new building
that will not overwhelm the neighborhood. Large-scale conventionrelated development such as hotels should be shifted closer to the 34th
and 42nd street corridors.
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Fig. 54: Low rise housing on 9th Avenue.

Goal 2: Substantially increase the residential
population while assuring a range of affordability.
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Fig. 55: Varied housing types

Fig. 56: New infill housing
in the neighborhood core

Fig. 57: Residential
construction above the
Lincoln Tunnel ramps

Goal 2: Substantially increase the residential population while
assuring a range of affordability.
Even though the residential population in Hell’s Kitchen has risen from
4,400 to 6,000 people in the last two decades, rising real estate values
threaten the diversity of residents and housing. These economically prosperous times have priced low and moderate-income families out of
Manhattan’s housing market. In 1990, the average Hell’s Kitchen South
resident earned $23,352 per year, which was significantly below the
citywide average of $32,262. In addition, the housing stock is aged:
three-quarters of all buildings were constructed before 1945 and many
are in need of substantive improvements. There is enormous development interest in constructing market rate housing units in the area. In its
1999 Statement of District Needs, Community Board 4 recognized the
“utmost importance” of affordable housing. Integral to any broad strategy
to increase residential population, the report suggests developing local
vacant lots, encouraging non-profits to manage property, and supporting
city programs that make municipally owned housing stock available to
tenants for management and renovation. Increasing the number of residential units would help mitigate the city’s chronic housing shortage and
concurrently increase the community’s political influence.
Strategy 2A: Place new and rehabilitated housing in the residential
core area and in the northern and southern perimeter areas.
Housing capacity should be increased throughout the neighborhood
consistent with the scale recommendations of Strategy 1A. The core area
should be targeted for new or rehabilitated housing linked to bonuses for
larger residential buildings in the 34th and 42nd Street perimeter areas
through the Clinton Housing Bonus and the Inclusionary Housing
Program of the New York City Zoning Resolution (see sections 96-00
and 23-90, respectively). These larger buildings should be subject to
contextual building height and bulk design controls and should include
provisions at the lower floors for local services and community facilities.
In addition, carefully selected sections of the perimeter areas that are currently zoned for manufacturing should be allocated for residential uses.
Tenant protections against harassment and displacement, similar to
the provisions of the Special Clinton District north of 42nd Street, should
be considered to protect existing residents and housing in the core area.
Local non-profits, such as the Clinton Housing Development Company,
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Fig. 58: New housing

Fig. 59: Residential and commercial mixed use construction
between 10th Avenue and the
West Side Highway/Route 9A

Fig. 60: Wrapping the
Javits Center with housing

Fig. 61: Queens West
Development by the Port
Authority of New York
& New Jersey

should be assisted in their mission to renovate existing housing. Ground
floor commercial space for local services should be maintained and
enhanced. City and state programs for affordable housing, homeownership, and building rehabilitation need to be used in tandem to ensure a mix
of housing types and residents.
As noted in Strategy 1A, the schemes proposed by Life in Hell (Fig.
55) and Benites-Florez (Fig. 56) use infill strategies that accommodate a
substantial portion of new housing. Brian McGrath (Fig. 57) and Celia
Imrey (Fig. 58) propose building above the Lincoln Tunnel access routes
with residential (as well as commercial) structures. Borfax/BLU’s neighborhood strategy includes substantial amounts of new housing as well as
commercial and open space. (Fig. 59) The housing proposals by all the
teams integrate live-work situations (see Strategy 3A). Life in Hell offers
an alternative housing proposal outside the residential core. Observing
that the Javits Center requires only interior space to perform its functions,
this team proposes to wrap the building with housing. (Fig. 60) In tandem
with new housing on the east side of 11th Avenue, this unusual housing
proposal could transform the area into a thriving residential community.
Strategy 2B: Engage the Port Authority as a public sponsor of
affordable housing.
The community’s unique physical relationship and proximity to the traffic
and pollution of the Port Authority’s (PA) transportation system warrants
the Port Authority’s active participation in the improvement of the neighborhood’s conditions. As a bi-state, publicly chartered institution with a
highly visible political profile and a long history of property condemnation
in Hell’s Kitchen South, as well as the largest landowner in the neighborhood, the PA should participate in the process of building affordable,
environmentally progressive, low- and mid-rise housing in the community.
Marginal land remaining from the PA’s activities is now primarily used as
bus layover parking lots. The restoration of this land to affordable residential use would balance regional demands with local needs.
The Port Authority has an established history of development activity
in the metropolitan region including the Queens West Development with
over 6,000 proposed housing units (500 completed, 1,500 currently
under construction) and the Hoboken, New Jersey waterfront with over
500 proposed housing units. (Fig. 61) These projects, undertaken as
public/private partnerships that depend on the PA’s capacity to issue
bonds and operate within the political establishment, should be expanded
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Fig. 62: New housing above
the Lincoln Tunnel entrance

Fig. 63: Aerial view of new
buildings above Dyer Avenue

Fig. 64: Communications
industry buildings over the
Lincoln Tunnel entrance

to benefit communities like Hell’s Kitchen South. The possibilities for
collaboration between HKNA and the PA have already been implemented
on a smaller scale (see Goal 4).
Addressing the problem at a larger scale, the proposals by Brian
McGrath (Fig. 62) and Celia Imrey (Figs. 63, 64) utilize air space above
the Lincoln Tunnel access roads south of 39th street to substantively
increase new housing. Although these proposals would entail considerable study and expense, they emphasize the need for housing and reveal
the opportunity for the PA to participate in large-scale neighborhood
improvements.

123

Fig. 65: Residential and commercial uses along 42nd Street.

Goal 3: Transform Hell’s Kitchen South into
a model mixed-use neighborhood while protecting existing homes, jobs, and businesses.
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Fig. 66: Mixed use
development for Bayer
Corporation in Berkeley,
California

Fig. 67: Mixed use development in Boston, Massachusetts

Goal 3: Transform Hell’s Kitchen South into a model mixeduse neighborhood while protecting existing homes, jobs,
and businesses.
The mix of industrial, commercial, residential and transportation uses that
has historically characterized Hell’s Kitchen South continues to be a
defining feature of the neighborhood. Despite the decline of New York
City’s industrial base and the closing of many factories in the area, Hell’s
Kitchen South remains the hub of many service industries, including auto
repairs, small production facilities, secondary or back office administrative
functions and storage warehousing. From 1990 to 1996, these industries increased local employment by 18% (Buckhurst, 1999). With the
recent prosperity of the nearby Midtown business district, the area has
experienced an influx of offices and conversions of loft buildings as well
as an increase in large-scale residential and commercial development
interest. Other large-scale projects, including the ferry terminal at 39th
Street, and the proposals for a stadium over the rail yards, an extension
of the number 7 subway line, a bus depot, and an expanded Javits Center
further indicate that the changes underway in Hell’s Kitchen South offer
new opportunities. With its abundance of transportation infrastructure as
well as changes in technology and living/working patterns, Hell’s Kitchen
South can be a unique incubator of new building and use types.
Though the concept of urban manufacturing often arouses skepticism
among those who now see the city as a service-based economic engine,
cities like New York have an existing industrial infrastructure and serve a
complex array of production-oriented industries (see report by Thomas
Lunke). Like the network of activities in the Garment Center, substantial
savings of time and money result from access to firms involved in complementary activities including design, marketing, research and sales
services, as well as access to large consumer and business markets.
New zoning and building proposals should recognize the diverse mix of
uses characteristic of working neighborhoods and encourage new forms
of clean and efficient manufacturing. In cities across the country and
around the world, a variety of mixed-use zoning and land use strategies
are being explored to preserve and revitalize the mix of uses that create
a successful living and/or working neighborhood. This has been accomplished, for instance, through the collaboration between the Bayer
Corporation, architects (Lyndon/Buchanan Associates), planners and
public officials to create new biotechnology research/production facilities
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in Berkeley, California (Fig. 66). In Boston, an urban designer (David
Dixon) has studied sectional, street and use relations for a mixed-use
community. (Fig. 67) In Paris, a project for a new building type called the
Hotel Industriel (by Patrick Colombier and Daniele Damon) provides
mixed-use, multi-tenant facilities for small craft and production activities in
working neighborhoods. (Fig. 68) These new buildings and districts
emerge from urban, architectural and economic policies that creatively
harness the value of small- to medium-scale manufacturing in the urban
economy.
Currently, the New York City zoning code allows for minimal residential
occupancy in manufacturing zones designated M1-D, M1-5M, M1-6M,
M1-5A, and M1-5B. However, the conversion of non-residential buildings
to residential uses is highly regulated, in part for safety concerns, but also
because conversion invariably favors more profitable residential and commercial uses. Three areas of the city – Port Morris in the Bronx, Fulton
Ferry in Brooklyn, and most recently West Chelsea in Manhattan – have
been designated special mixed-use districts (MX) with the intention of
generating a broader interpretation of uses compatible with residence.
Other cities are shifting the emphasis of regulation from a highly detailed
and often obsolete list of uses (the NYC zoning code lists hundreds) to
the specification of desired safety results or broad land use outcomes.
This performance-based zoning has so far made little headway in New
York City.
To become a model mixed-use community, definitions of production,
industry and manufacturing in the zoning code need to be broadened and
enforced. The code should allow for a more dynamic aggregate of uses.
The technical and legal examination of mixed-use should be matched by
design studies that test such issues as the relation of service access to
the street, the provision of safe living and working conditions or the
nature of flexible building types. However, as the community embraces
change, the traditional elements of mixed-use – the small food-oriented
markets, local businesses and the retail continuity along the north/south
avenues – will need to be maintained and enhanced.
Strategy 3A: Create a “production-oriented” mixed-use area
between 35th and 40th Streets between 10th and 11th Avenues.
Although much of the neighborhood is currently zoned for manufacturing,
the introduction of residential use could create the basis of a mixed-use
community. The abundance of vacant and underutilized land in this area

and its to proximity transportation systems offers a remarkable opportunity
to create a residential and production-oriented neighborhood.
In tandem with a variety of housing options, several design teams
examined ways to facilitate the evolution of a more complex land use
pattern throughout the neighborhood. They explored mixed-uses within a
single building, building-by-building, block-by-block and/or area-by-area.
Benites-Florez (Fig. 56) proposes an infill strategy of mixed-use buildings,
which would be principally controlled by zoning regulations. Life in Hell
(Figs. 40 & 55) uses a combination of new building types with an infill
approach, and pays particular attention to open spaces inside the block
as well as retail and services on the avenues. At the largest scale,
borfax/BLU proposes a mixed-use strategy based on three types of
buildings: low-rise light manufacturing and residential, mid-rise residential,
and mid-rise commercial and residential buildings. The massing of these
buildings conforms to the street grid but each block alternates between
a primarily light-industrial use and a residential use (Fig. 59). This strategy
promotes variegated streetscapes while differentiating front doors for
local residents and service entrances for trucks.
The various mixed-use schemes offered by the teams illustrate the
rich range of possibilities for a new type of neighborhood. Uses proposed
by the teams, at the Envisioning Sessions, and at the Hell’s Kitchen
Conference include light industrial shops and showrooms, conventionrelated service businesses, theater and film production support functions,
biotechnical research facilities, and architectural and design firms – all
in concert with various forms of housing. These and other mixed-use
strategies will require detailed examination of their effect on street life,
local commerce and transportation patterns as well as service needs
and limitations.
Strategy 3B: Review the Special Garment Center District.
According to Fashion Center BID consultant Bob Pauls, two-thirds of
New York City’s $27 billion fashion industry (1999) was generated in the
Garment District. (Fig. 69) While manufacturing employment in the
Garment District has declined, overall employment is up substantially:
new types of fashion industry needs and the influx of non-fashion-related
businesses have put pressure on existing businesses and driven up the
cost of space. Within these mid-rise, large floor plate buildings, manufacturing spaces are increasingly used as showrooms or other industry-related uses not technically defined as manufacturing. For example, fashion
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Fig. 68: Mixed use Hotel
Industriel in Paris, France

Fig. 69: Garment district
uses

Fig. 70: Market at 37th
Street and 9th Avenue

designers have devoted increasing amounts of space to computer-based
work. According to the current zoning these high-tech design facilities
are not an allowable use or change the use-designation of the firm’s
operations. Further pressure on the Garment District comes from midtown’s tight real estate market as dot-com, service and other white-collar
businesses seek cheaper space and the large, well-lit lofts of the area.
The Special Garment Center District (GC) was implemented in 1987
to protect, regulate, and promote the fashion industry. While protecting
its manufacturing traditions through the District guidelines and the
Fashion Center BID, the Garment Center can accommodate new technologies and uses such as computer-oriented production and design
facilities. Regulations protecting Garment Center uses should be
reviewed to expand permitted use groups and definitions of designbased businesses. Other forms of light industrial production and live-work
situations such as artists’ studios, furniture production, and product
design should also be studied as part of a broad plan to expand the vitality
of the area and protect existing tenants. To reinforce the industrial character of the district, the permitted use groups in the Special Garment
Center District could be expanded to include printing to provide an
opportunity for the relocation of the Hudson Square printing industry.
HKNA and local community groups should work with Garment Center
industries, the Fashion BID and the New York Industrial Retention
Network to improve local employment, nurture local industrial initiatives
and to ensure enforcement of District regulations.
Strategy 3C: Develop creative economic uses for underused
publicly owned sites.
Many vacant and under-utilized sites of Hell’s Kitchen South are publicly
owned and offer a unique opportunity for economic initiatives. The landuse surveys and soft-site analyses (which chart building sites assembled
for development or built below their maximum floor areas allowed by
zoning) created as part of Developing Strategies should be refined and
updated to identify appropriate sites and uses. (See Maps, Figs. 105, 106)
Partnerships among private businesses, public agencies, and local nonprofits could initiate regularly scheduled flea and farmer’s markets, festivals or other recreational events. For example, the areas below the bus
ramps at 39th Street are currently being considered for the relocation of
the Sixth Avenue Flea Market, now being displaced by the redevelopment
of its current parking lot site.
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Fig. 71: Dynamic signage at
36th Street and 9th Avenue

Fig. 72: Bathgate Industrial
Park in the Bronx

Several Design Teams have examined empty or underutilized sites for a
variety of uses. Studio a/b (Fig. 70) proposes a variety of markets located
on viaducts, rail cuts, and other oddly shaped spaces. Re-Imagining
Hell’s Kitchen South (Fig. 71) proposes markets, recreational facilities,
dynamic signage and other economically viable options for viaducts,
overpasses and other underused spaces throughout the neighborhood.
Both schemes seek to change the perception of the neighborhood as
well as generate income.
Strategy 3D: Engage the Port Authority to promote mixed-use
development on its properties.
Hell’s Kitchen South should share in the economic benefits to the city of
accommodating some of the region’s most complex transportation infrastructure. In addition to its potential role in providing housing as noted in
Strategy 2B, the Port Authority should be encouraged to be an innovative
contributor to progressive and equitable mixed-use development in the
neighborhood. The Port Authority has undertaken a variety of projects in
the tri-state area to encourage industrial and economic development,
communications and fiber-optic infrastructure, and other mixed-use
projects. (Fig. 72) These projects include industrial parks in Elizabeth,
New Jersey; Yonkers, New York; Bathgate in the Bronx; the Teleport project
in Staten Island; the Legal Center in Newark; and large commercial
mixed-use projects in Queens and Hoboken, New Jersey. The Port
Authority’s role in each of these projects varies but in each case it has
provided leadership, public money and infrastructural improvements to
ensure project success. Given the Port Authority’s experience in development and its unique capacities to plan and implement large projects,
the community should encourage and assist in creating new mixed-use
projects that will benefit the region and the neighborhood. These projects
could be achieved through the combined efforts of the community board,
political negotiations, and public-private partnerships.
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Fig. 73: Bird Park on 39th Street and Dyer Avenue.

Goal 4: Improve and enhance public
amenities – public open space, waterfront
access and community services.

135

Fig. 74: 1995 HKNA
Master Plan to improve
residual spaces owned
by the Port Authority

Fig. 75: Bob’s Park on 35th
Street between Dyer and
11th Avenues

Fig. 76: Triple Bridge
Gateway model by Pasanella
+ Klein Stolzman + Berg

Goal 4: Improve and enhance public amenities – public open
space, waterfront access and community services.
Hell’s Kitchen South has long been and continues to be one of NYC’s
neighborhoods most lacking in parks and gardens, despite its wealth of
unbuilt land. Community Board 4 ranks last out of 59 community boards
in public open space resources. Residents are keenly concerned about
the lack of playgrounds, parks and recreational areas, community centers,
and usable open space. There are few places for youth and seniors to
gather and socialize.
HKNA has been active on this issue. Its 1995 Master Plan of Port
Authority-owned residual sites and properties helped in the reclaiming
and greening of marginal land adjacent to the tunnel and bus terminal
approaches. (Fig. 74) This collaborative relationship resulted in the implementation of several parks leased from the Port Authority: the Hell’s
Kitchen Community Garden on 37th Street, the Dog Run on 10th
Avenue, Bob’s Park on West 35th Street, (Fig. 75) and the Bird Park on
West 39th Street between 9th and 10th Avenues (Fig. 73). The success
of these community spaces demonstrates that local groups can productively negotiate with larger institutions in the area.
During the same period Community Board 4 convened the Triple
Bridge Task Force (of which HKNA was a member) to solicit neighborhood input and create design guidelines for the PA bus ramps over 9th
Avenue between 40th and 41st Streets. (Fig. 76) After extensive consultation and a “Request for Ideas” that drew over 40 design submissions,
the PA has scheduled the Triple Bridge Gateway project for completion
in 2002. Any housing redevelopment should be based on the same
collaborative model: consultation with the local community and partnering
with local, non-profit housing organizations.
Among the regional projects that will dramatically affect the neighborhood’s open and green space situation are the Hudson River Park
and the reconfiguration of Route 9A between the neighborhood and the
river, both of which are currently underway. In addition, Pier 76, located
at 35th Street and currently being used as a City tow pound, will eventually be devoted to 50% park use. The recreational uses and river
access provided by these projects are welcome changes and highlight
the need to provide effective and safe local riverfront access (see
Strategy 4B).
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Fig. 77: Pedestrian trail
along tunnel access ramps

Fig. 78: Pedestrian trail
overlooking tunnel access
ramps

Fig. 79: Lighting beneath
tunnel access ramps

Fig. 80: Skaters’ park

Strategy 4A: Assess available sites for open space uses.
Building on the HKNA Master Plan of 1995 the community should update
its inventory of available sites and explore ways to implement other
dynamic interim uses. In addition to using underutilized spaces for economic uses noted in Strategy 3C, some sites can contribute to providing
some of the needed recreational and open spaces in the neighborhood.
Proposals by the design teams for these sites offer a wide range of
strategies. Studio a/b (Figs. 77, 78) proposes to link open spaces and
streets with a series of “trails” containing gardens, overlooks, public art
sites and street furniture. By re-framing views of the viaducts and rail cuts
they create a new landscape that enables the user to see and use the
neighborhood differently. Re-Imagining Hell’s Kitchen South (Figs. 79, 80)
takes a similar point of view by using lighting, planting and re-surfacing to
utilize marginal spaces in the neighborhood. They introduce new uses and
activities that re-invigorate and re-populate underused sites in the neighborhood. Benites-Florez (Fig. 81) proposes open space and circulation
systems that loop through and around the ramps and viaducts of the
neighborhoods. Brooklyn Architects Collective’s open space network
bridges local streets and the Lincoln Tunnel access roads. (Figs. 82, 83)
MP Architects’ network weaves together pedestrian, green and recreational spaces all of which re-connect with the commerce along 34th
Street and 11th Avenue and the Javits Center. (Figs. 84, 85)
Strategy 4B: Gain access to Pier 76 and the Hudson River.
Access by residents of Hell’s Kitchen South to the Hudson River is limited
by the Javits Center, which blocks passage between 34th and 39th
Streets. The public recreational and leisure amenities provided by a redeveloped Pier 76 and the Hudson River Park in the Hell’s Kitchen area
(segments 6 and 7, 26th to 59th Streets) will make the need for pedestrian
access more acute upon completion in 2004. Full-time access through
the Javits Center to future sections of the public park to be built on Pier
76 – the original intention of architect I.M. Pei – will require creative
cooperation and coordination between community groups, the Javits
management and the Hudson River Park Trust.
Crossing Route 9A from the neighborhood to Pier 76 (at 35th Street)
is of primary concern to several teams. The Brooklyn Architects Collective
(Fig. 86) proposes a new bridge through the Javits and across the highway. MP Architects (Fig. 87) also proposes a new bridge connecting
through the Javits to a re-designed Pier 76. Their link extends back into
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Fig. 81: Park circulation
system

Fig. 82: Open space
network

Fig. 83: 39th Street bridge

Fig. 84: Green network
diagram

Fig. 85: Green networks

Fig. 86: 24-hour river
access via a bridge through
the Javits Center

Fig. 87: Bridge through
Javits Center to Pier 76

Fig. 88: Combination of park
and commerce on Pier 76

Fig. 89: Aerial view of
West 39th Street

Fig. 90: Green plinth at
tunnel entrance

Fig. 91: Rendered view
of green plinth

Fig. 92: “Lung” Park over
Lincoln Tunnel access ramps

their larger neighborhood network of recreational and pedestrian circulation. In addition to a connection through the Javits, Re-Imagining Hell’s
Kitchen South (Fig. 88) proposes a new multi-use commercial facility for
the Pier 76 combined with a park, an amphitheater, a canal with floating
gardens, cafes, and a pool.
North of the Javits, grade access from the heart of the neighborhood
to the river is at 39th Street. This street offers a unique opportunity to
create a neighborhood amenity because the walls, fences, and grade
cuts created by the Port Authority and Lincoln Tunnel have resulted in a
dramatically severed and underused street. Closed for much of each
weekday to divert tunnel traffic further south, the street could be reconfigured into a new type of pedestrian passage or boulevard from 9th
Avenue to the river, linking the community to the Hudson River Park and
the projected Ferry Terminal at Pier 79.
Benites-Flores and Life in Hell (Fig. 89) propose turning West 39th
Street into a tree-lined pedestrian street with cafes and recreational activities. Studio a/b uses West 39th Street within its proposed system of
pedestrian routes through the neighborhood. Expanding on the concept
of the West 39th Street pedestrian route, several teams propose a park
built on decking above the Lincoln Tunnel toll plaza and access roads.
Celia Imrey (Figs. 90, 91) and Life in Hell (Fig. 92) propose substantial
structures to create a new green plinth at the heart of the neighborhood,
turning the most disruptive element in the life of the community into a
recreational destination.
Underlying many of the proposals is the need for a new type of urban
space that harmoniously combines pedestrian usage, waterfront access,
tunnel traffic, and commercial activity to accommodate the complex
needs of Hell’s Kitchen. Further study of the existing conditions, weekend
closure of all or parts of West 39th Street, sidewalk widening and
improvements, ground surface types, planting, and changes in allowable
commercial uses is required to understand the immense scope of designing and planning new pedestrian-based amenities. Coordination among
the Departments of Transportation, City Planning, and Parks and
Recreation will be a key feature of this strategy.
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Fig. 93: Community facility
above Lincoln Tunnel
entrance

Fig. 94: View along Dyer
Avenue

Strategy 4C: Increase Hell’s Kitchen South’s community facilities.
Hell’s Kitchen South distinctly lacks community facilities. There is a clear
need for services such as a public school, a library branch, a teen center,
and upgraded daycare and senior services. With a growing neighborhood population, these needs will become exacerbated. Sites for these
new community facilities should be designated and facilities planned.
Some could be included as part of a Javits Center expansion and others
on existing public sites. In addition, the Javits Center could open its doors
to community uses in the downtime between shows – as it did for the
Hell’s Kitchen Conference and symposium. The Javits might accommodate
community fairs, markets, educational uses, and recreational activities.
Building on an already strong relationship, HKNA should seek to establish
a regular schedule of events to institutionalize community use of the
Javits Center.
Briggs/Knowles (Figs. 93, 94) has selected a unique site and program for a model community facility. Located between the 37th and 38th
Street viaducts over Dyer Avenue, their proposal combines community
center and school programs with a planted park and walkway that serves
as an air filtering system. The building serves the health and social needs
of the community, demonstrates the larger air quality concerns of the
neighborhood, and is a recognizable part of the infrastructural landscape
unique to Hell’s Kitchen South.
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Fig. 95: Signage clutter at 40th Street and Dyer Avenue.

Goal 5: Mitigate the environmental, social,
and economic consequences of traffic
congestion.
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Fig. 96: Hell’s Kitchen
South traffic jam

Fig. 97: Typical parking lot

Goal 5: Mitigate the environmental, social, and economic
consequences of traffic congestion.
Vehicular traffic using the regional transportation network imposed on
Hell’s Kitchen South generates a constant assault on the quality of life for
local residents and businesses. (Fig. 96) According to Brian Ketcham of
Community Consulting Services Inc., forty-three million vehicles passed
through the Lincoln Tunnel in 1998 (an 8% increase since 1993) and at
5:30 AM traffic is already bumper-to-bumper. This enormous concentration
of vehicular traffic presents a danger to pedestrians, clogs side streets
with regional traffic, hurts local businesses, and forces many residents to
stay indoors during rush hours. Among the most widely voiced concerns
of Hell’s Kitchen South residents and businesses at the Envisioning
Sessions and the Hell’s Kitchen Conference is that tunnel traffic and
fleets of idling buses create hazardous health conditions, excessive noise
and hazardous pedestrian conditions. While the Department of
Transportation and the Traffic Control Bureau work to make traffic safer
and smoother, enforcement is overwhelmed by sheer numbers.
Hell’s Kitchen South also serves as a parking lot for the Javits Center,
the Theater District, Madison Square Garden and the 34th Street shopping corridor. (Fig. 97) Although the parking lots create some local
employment, they exacerbate the automobile-based problems of the
neighborhood. In addition to the Port Authority Bus Terminal and the
Lincoln Tunnel, ferry service continues to grow in popularity and expanded
facilities are currently planned for the new terminal at West 39th Street.
While this new transportation system may positively impact regional
transportation, it necessitates mass transit improvements, pedestrian
safety measures, and traffic regulation and reduction.
Strategy 5A: Document traffic and environmental conditions.
Ketcham’s preliminary study estimates that accidents, pollution and lost
man-hours from traffic congestion cost the neighborhood more than $50
million per year. The community should seek funding to sponsor in-depth
professional studies of traffic and pollution conditions, including emissions testing, traffic enforcement procedures, parking, access road
engineering, street closings, and lane scheduling.
To reduce traffic in Hell’s Kitchen South, traffic calming methods and
“value pricing” for tolls (charging more during peak travel periods) need
to be studied and implemented. Building on the EZPass, the Port
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Fig. 98: Bus parking
on 10th Avenue near
39th Street

Fig. 99: Bus garage

Fig. 100: Bus garage

Authority has recently instituted peak and off-peak fares for bridge and
tunnel tolls into Manhattan. This should begin to redistribute peak usage.
More sophisticated methods using electronic road pricing to redistribute
usage are being explored for highways, tunnels, and bridges across the
US and internationally.
Finally, the role of an extended #7 subway line from 42nd Street to
34th Street (or beyond) needs to be evaluated. City officials have proposed a Tax Increment Financing District for the work. The place of Hell’s
Kitchen South in long-term development plans will largely rest on transit
access, and residents recognize that while improved transit access will
enable the community to access the rest of the city, new development will
necessarily follow. The community needs to evaluate the effects of an
extended subway line in any traffic and transportation study.
Strategy 5B: Locate and plan a commuter and charter bus
layover facility.
Integral to the general problem of traffic and air quality in Hell’s Kitchen
South is the specific need to accommodate the more than 700 commuter
and charter buses that layover in the neighborhood on a daily basis. (Fig.
98) From the outset, private developers, local businesses, government
leaders and community residents have recognized the need for one or
more bus garages and storage facilities. Working with the city and private
bus companies, sites need to be located and funding secured. However,
any new bus facility should be a part of a neighborhood plan rather than
an invasion of massive infrastructure. To ease the street-level impact of
such a facility the ground floor space should be used for commercial and
community activities. Also suggested by many residents and design
teams is the off-hour and weekend use of a bus garage for community
and recreational activities.
Benites-Florez (Fig. 99) proposes this kind of “hybrid” facility on 39th
Street; vacant on weekends, the facility might accommodate recreational
uses. UN Studio proposes a parking structure connected to the Port
Authority terminal. In addition to the design studies, Design + Urbanism
(Fig. 100) proposes a parking facility that directly connects with the Port
Authority terminal and the Lincoln Tunnel through existing and new
ramps. Such a facility would accommodate the interim parking needs of
the Port Authority and the charter bus industry, an improved flow of traffic
and commercial programming at street level.
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Fig. 101: Green pedestrian
paths

Fig. 102: Green passage
over Dyer Avenue

Fig. 103: Green “loop
system” through Hell’s
Kitchen South

Fig. 104: Community
center over Lincoln Tunnel
entrance

Strategy 5C: Increase tree planting.
HKNA Board member Vera Lightstone coined the term “1,000 Trees” to
express the need for direct action to improve the health and character of
the neighborhood through tree planting. As part of an overall environmental strategy, tree planting is an inexpensive and immediate aid to air
filtering, climate control, and visual improvement. Since 1995, HKNA has
directly planted over 20 trees, has negotiated with property owners to
plant 15 more and the Parks Department has planted 30 others. This
planting effort has transformed several blocks.
The areas around Dyer Avenue and the Lincoln Tunnel approaches, as
well as the many small, unbuildable sites that exist throughout the neighborhood, are prime sites for planting and greenery. To successfully execute
a “1,000 Trees” program, the community needs to encourage local
businesses, private developers and local organizations to take advantage
of the Department of Parks and Recreation’s “Greenstreets” program to
plant leftover spaces and traffic islands. In addition, coordination for
access and maintenance will require working with the managers of Port
Authority Bus Terminal and the Lincoln Tunnel.
Complementing the underutilized space proposals in Strategy 4A, the
design teams have shown considerable interest in creating innovative
landscapes and planting to mitigate pollution and provide places of
respite. Studio a/b (see Figs. 77, 78) proposes an array of landscape and
planting strategies on various pedestrian loops or “trails” through the
neighborhood. MP Architects also creates a network of green pedestrian
paths through underutilized rail cuts and empty spaces through the neighborhood. (Fig. 101) They also connect the path system to a re-designed
Javits Park and the Hudson River. Brooklyn Architects Collective’s green
loop system also weaves through the neighborhood and connects to the
river. (Figs. 102, 103) Re-Imagining Hell’s Kitchen South (see Figs. 79,
80) utilizes planting, surface materials and lighting to re-inhabit underutilized spaces in the neighborhood. Borfax/BLU’s neighborhood plan
makes use of mid-block greenways that weave through the area, connecting with existing open spaces such as the rail cut and creating new green
malls between buildings. (Fig. 51) Briggs/Knowles’ (Fig. 104) community
center, located across two viaducts, creates a new institution devoted to
the study of planted landscapes and can serve as an incubator of ideas for
the neighborhood.
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Conclusion
As predicted in June 1999 by Hell’s Kitchen Conference
participant Robert Fitch, Hell’s Kitchen South has already
become a “zone in transition.” Land is changing hands and
new buildings are receiving city permits. City planning
authorities, real estate developers, and the business community are discussing an extension of the Central
Business District westward into Hell’s Kitchen. The Javits
Center is planning an expansion. Politicians are debating
the merits of an extension of the #7 subway into the
neighborhood, as well as proposals for a new stadium
above the Penn Central rail yards.
Hell’s Kitchen South: Developing Strategies proposes
that any large-scale plans must incorporate and foster the
existing social networks and physical conditions of an
established community. As the culmination of almost three
years of investigation, this project sets forth an urban
design model that welcomes fluidity of change while
embracing the residents, buildings, institutions, and
businesses that shape a neighborhood. Its collaborative
process combines organized action, varied design and
planning ideas, and the support of a range of local interest
groups. Design + Urbanism led a wide-reaching consortium
of professionals and community residents to generate the
recommendations in this document. The various phases of
this project – envisioning sessions, conference, invited
design studies, exhibition, symposium, and report – have
had an ongoing catalytic effect, with the potential to
become a model for effective, quality community planning.
Developing Strategies is not a final master plan;
instead, it should be viewed as a flexible framework in
which any number of projects can collaboratively and/

or independently proceed. It is meant to be a resource as
further plans for Hell’s Kitchen South are developed.
Developing Strategies’ design, planning, and policy recommendations are based on the premise that regional and
local economies and spatial systems must be mutually sustainable. The invited design studies resulted in small-scale
interventions based on community needs that coexist with
larger schemes based on city or regional requirements.
Each recommendation addresses specific issues – large
and small, local and regional – throughout the community
which together result in a coherent and livable neighborhood. HKNA’s future goals, substantiated by the recommendations in this report, are:
Plan proactively, not reactively.
• Create an atmosphere to foster creative planning
solutions.
• Develop a unique neighborhood identity.
• Encourage housing development that will attract a
larger, more diverse residential population.
•

Based on this report, HKNA will begin the process
of formulating a specific plan for the neighborhood. Already,
HKNA and Community Board 4 have co-chaired two public
hearings to disseminate the findings of this report. HKNA’s
next step is to commission a planning firm to create a
second volume detailing an overall plan for neighborhood
development. After a formal review of this planning document by Community Board 4, Hell’s Kitchen South will
initiate a development plan infused with the initiatives
and policies generated by the innovative, communitybased process created by Developing Strategies.
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Ralph Lerner
Princeton University
Lexington Properties
Vera Lightstone
Gerald T. McQueen
Jacob K. Javits Convention Center
Bill Menking
Pratt Institute School of
Architecture
New York University Capstone
Workshop in Urban Planning
Parks Council
Robert Pauls,
Consultant to Fashion Center BID
Philip R. Pitruzzello
AOL Time Warner
Richard Plunz
Columbia University Graduate
School of Architecture, Planning
and Preservation
Fran Reiter
Joe Restuccia
Clinton Housing Development
Company

Ambassador Arts

Mark Grassi

David Ashen
Degrippes Gobe

Maxine Griffith
Regional Plan Association (former), Damon Rich
Philadelphia City Planning
Sam Schwartz
Commission (current)
Sam Schwartz Company
Graham Haber
Bevin Savage
Joyce Healy
Kostas Skruodys
Visual Graphics Systems
Port Authority of New York & New
Cheng Luen Hsueh
Jersey

Mojdeh Baratloo
Baratloo-Balch
Susanna Barrett
Dr. Robert Beauregard
Robert J. Milano Graduate School
of Management and Urban Policy,
New School for Social Research
Cecilia Benites
Todd Bressi
Places magazine
Carin A. Cardone
Jacob K. Javits Convention Center

Casey Jones
Ken Smith
Van Alen Institute (former), General Ken Smith Landscape Architect
Services Administration (current)
Veronica Szalus
Bob Kalin
Tanagraphics
Housing Conservation
Coordinators
Marilyn Jordan Taylor
Skidmore, Owings & Merrill LLP

Kim Coil
Degrippes Gobe

Jennifer Keller
Planning Center, Municipal Art
Society (former)

Onur Dal

Petra Kemp

Elise Wagner, Esq.
Battle Fowler LLP

Nilesh Desai

Elizabeth Kennedy
EKLA Environmentals

Arzan Wadia

Sandra E. Dixon
Port Authority of New York &
New Jersey

Ben Kornfeind
Design + Urbanism

Dr. Ernest Drucker
Montefiore Medical Center/Albert
Einstein College of Medicine

Sorachai Kornkasem

The Honorable Tom Duane
New York State Senator

Phyllis Lambert
Canadian Centre for Architecture

Alison M. Turner

Stuart Weiner

Arial Krasnow

157

Project
Participants

Invited Design Studies
Summer 1999

Exhibits
Fall 1999

Cecilia Benites & Ana Florez

Sapna Advani
Hell’s Kitchen Neighborhood
Association

borfax/BLU: Richard Sommer
and Laura Miller with John Bass,
Hendra Bong, Marshall Brown
Brooklyn Architects Collective:
Michele Bertomen, David Boyle,
John Cunniffe, Laura Fink, Lisa
Iulo, Christine Ling, A.J. Loeffler,
Josep Mosquea, Heather
Roslund
Briggs/Knowles Architecture +
Design: Laura Briggs and
Jonathan Knowles with Liana
Cassel, Andrea Gaffney, Rayna
Huber, James Khamsi, Erik
Schultz
Celia Imrey of Inline Studio with
Anthony Arnold, Jenny Chung,
Anna Friedrich, Serge Gaillot,
Camille Giuliani, Elite Kedan,
Jason Kim, Gianluca Milesi,
Adrian Wu
Jocelyne Chait
Brian Ketcham, Community
Consulting Services, Inc
Life in Hell: Brad Cronk, Sarah
Crozier, Sean Flynn, Cheryl
McQueen, Aurelie Paradiso,
Scott Skipworth, Frank Theyssen
Thomas Lunke

Jason Anderson
Center for Urban Pedagogy
Sarah Herda
Storefront for Art and
Architecture
Richard Lord
Mary Lou O’Brien
Port Authority of New York &
New Jersey
Damon Rich
Center for Urban Pedagogy

Symposium
December 1999
Tom Angotti
Pratt Institute
Carin A. Cardone
Jacob K. Javits Convention
Center
Michael Fishman
Sam Schwartz Company
Katherine Gray
Manhattan Community Board 4
Howard Mendes
Fleet Bank

Todd MacDonald
Brian McGrath with Heidi
Bullinga, Oisin Clancy, Joyce Ip,
Earl Jackson, William Kenworthy,
Rita Kwong, Brian Ma, Hirosugi
Mizutani and Maja Vidakovic

Other Participants
Simon Bertrang
Meg Black
Cityscape Institute

MP Architects: Sandro Marpillero
and Linda Pollak with Jitas
Sorasongkram, Mariana Marron,
Paul Teng
David Rockwood with Claudia
Dias, Malay Shaw
studio a/b: Glynis Berry and
Hideaki Ariizumi
Re-Imagining Hell's Kitchen
South: Susanna Barrett, Adam
Brown, Meta Brunzema, John
Doswell, Mindy Fullilove, Vera
Lightstone, Ayo Moon, Leni
Schwendinger and Ken Smith
UN Studio: Ben van Berkel and
Caroline Bos with Olaf Gipser

John Doswell
Mark Naden
William Rappaport
Elliot Sclar
Columbia University Graduate
School of Architecture,
Planning & Preservation

Maps

Fig. 105: Hell’s Kitchen Existing Land Use, 1999

Fig. 106: Hell’s Kitchen Figure Ground, 1999
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