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ABSTRACT 

Project Name E Walk® on the New 42nd Street 

Location New York New York 

1. Give a brief overview of the project, including major goals. 

E Walk® on the New 42nd Street in New York City is the first phase of a $400 million multi-use project 
incorporating a 192,000 square foot urban entertainment/retail center and a 860 room Westin New York Hotel. 
The project anchors the western end of the largest urban renewal project in the country and was developed by 
Tishman Urban Development Corporation, an affiliate of Tishman Realty & Construction Co., Inc. C'Tishman''). E 
Walk® is anchored by Loews Theatres, which opened in November 1999 and features 13 theatres with 3,500 
stadium style seats and B.B. King Blues Room and Lucille's Cafe, a 550 seat live music venue and 140 seat 
restaurant. other tenants include Chevys, a Fresh-Mex restaurant, Broadway City, a family oriented arcade, 
Sanrio, a themed children's merchandiser, Museum Company, a general merchandiser and Yankee Clubhouse, a 
sports/memorabilia store. Additionally, Transportation Displays Incorporated, a subsidiary of Viacom/CBS, holds 
the master lease for approximately 20,000 square feet of signage on the exterior and roof top of the building. E 
Walk® is currently 83% leased. Construction of Phase II of the project, the Westin New York at Times Square, 
commenced in June 2000. During the conception of the project, Tishman's major goals were: 
1. To aid the City and State of New York in transforming a blighted crime-filled area into the quintessential New 

York entertainment and retail zone; 
2. To create a unique entertainment/retail complex that will become a New York City landmark; 
3. To form and maintain a successful public/private partnership. 
4. To design the project architecturally to preserve the nature and character of 42nd Street; 
5. To create new jobs and have the opportunity to award construction contracts to minority owned businesses. 
6. To identify a unique urban entertainment/retail tenant mix and negotiate favorable retail leases; 
7. To manage the development and construction process in order to implement the project ahead of schedule 

and on budget; and 
8. To demonstrate financial success for the public entities and the private investor. 

2. Why does the project merit the Rudy Bruner Award for Urban Excellence? 

Tishman has exceeded each of its goals stated above and merits this award for the following reasons: 
1. E Walk® is a major piece in the overwhelmingly positive and nationally publicized success of the revitalization 

of 42nd Street, which only several years ago was semi-abandoned, seriously deteriorated, dangerous, and 
represented everything that people loved to hate about New York City. It creates a new urban destination out 
of what was urban chaos. It transforms this street into a safe recreational haven for New Yorkers and tourists 
alike. 

2. The project, along with the to-be-constructed and adjacent Westin New York at Times Square, will create a 
dazzling architectural display of color, styles and forms that will be the next great landmark in New York City. 
It is great architectural statements that are placeholders in the history of our cities. 

3. E Walk® is part of the largest urban renewal program in the country and the largest redevelopment effort ever 
undertaken by the City and State of New York; overall, this effort has leveraged in excess of $2.5 billion in 
private investment, with a public investment of only $74 million. The development process involved 
negotiating economic incentives and design guidelines with the City and State to assure both financial success 
and design innovation. The public sector used its broad power and leveraged private sector know how to 
effectuate great urban change. 

4. The project is designed to look as if it has been there for years, simply evolving into its current state, layered 
with signs and lights, and filled with vibrant tenants. This is truly a gathering place. 

5. The project exceeded mandated M/WBE goals by awarding 33% of the construction contracts to minority and 
women-owned business enterprises and total contract dollars awarded to these businesses exceeded $12 
million. Jobs and opportunities were created for those less fortunate. 

6. E Walk® is made up of approximately 69% entertainment tenants and anchored by Loews Theatres and the 
BB King Blues Room. This is a trend setting example of combining retail and entertainment uses. 

7. Tishman completed construction of E Walk® in the Fall of 1999 ahead of schedule and on budget. Despite 
strict design guidelines and intensive oversight by the public entities this project was completed as planned. 

8. E Walk® is a financial success with a free and clear internal rate of return great than 20s % and a leveraged 
return greater than 30%. All projects must stand up economically, and this one exceeded our expectations. 



PROJECT DESCRIPTION 

1. What local issues did this project address? How has it affected the local community? 

Filling of a Special Societal or Market Need 
E Walk® was conceived, developed, and built at a time when the Times Square area of New York City was ripe for 
redevelopment. For more than 25 years, no one could walk down 42nd Street and feel safe. At its height, it was 
the worst crime block in New York City. At one time, an average of six arrests per day were made on the street; 
passerby's could observe offenders being handcuffed by the police. Forty-Second Street was the frightening 
underbelly of all that glittered in New York. 

Today, The New Times Square is the country's most striking example of urban revitalization, with improvements 
seen in cleanliness, safety and diversity of activities over the past seven years. Crime has decreased 57% since 
1992 and robberies have decreased by 78% since 1993. Sanitation efforts have resulted in a 36% improvement, 
with sidewalk rating readings hovering near 100% acceptable. The efforts have paid off and huge numbers of 
pedestrians visit Times Square - at certain hours, there can be 8,700 people passing a single corner. (Times 
Square Bid Annual Report, October 1999) 

2. Describe the underlying values of the project, What, if any, significant tradeoffs were required to 
implement the project? 

Tishman's vision was to develop this uniquely branded location, design contextual facades, layer it with unique 
lights and signage and lease it to entertainment operators to effect this most striking example of urban 
revitalization. 

As the forerunner in the development of experience-based venues, the project responds to a huge market demand 
for center-city retail and entertainment. For the E Walk® project, Tishman defined the urban entertainment 
destination as a bundling of various kinds of venues: live music, movies, themed restaurants, specialty retailers, 
and arcade games. Layering these activities with related synergistic merchandising in a themed environment was 
at the core of the overall marketing effort. In this new economy, people demand more interaction from their 
shopping and recreation. The demographic groups targeted by this project - tourists, local residents, and office 
users - need reasons to extend their stays in the city, and are seduced by being entertained, by participating in a 
range of entertainment activities, and by experiencing a changeable environment. 

Tishman traded off design control to the public entities in the form of design guidelines, who, from the beginning, 
had a forceful and strident vision for the street. This meant compromises in how we built and leased the project 
and added layers of oversight uncommon in private development. This required continuous efforts to build 
consensus amongst the stakeholders, which extended the approval process and added layers of legal costs. 

E Walk®, completed in the fall of 1999, is currently 83% leased. The financial terms of this transaction, in lieu of 
taxes, includes direct payments to New York City and New York State totaling $50 million over the first 20 years of 
the 99-year lease. Mayor Guiliani has said that the entire redevelopment of Times Square from 7th to 8th Avenue 
will create $327 million in tax revenues and approximately 49,000 jobs in both the city and state. The entire effort 
has leveraged in excess of $2.5 billion of private investment with a public investment of $74 million. 

l 



PROJECT DESCRIPTION (CONT'D) 

3. Describe the key elements of the development process, including community participation Where 
appropriate. 

E Walk® is the culmination of the largest urban renewal effort ever undertaken by the City and State of New York. 
The Public Entities collaborated on the selection of a team for the development and operation of a mixed-use, 
retail/entertainment and hotel development as the western gateway to the 42nd Street Development Project. The 
public/private effort was to arduously assemble the land at great cost, issue an RFP, create incentive for 
developers to take great risk in a difficult location and ultimately to oversee the rebirth of the street as a landlord 
and partner. · 

Some of the key elements of the development process included: 
.1. Coordination between the public and private entities with two distinct public partners involved in representing 

the City and State; 
2. Negotiating a ground lease with the City and State which was a 3-year process that greatly exceeded our legal 

budget, and included negotiating economic incentives and design guidelines to assure both financial success 
and design innovation; 

3. Fulfilling all of the unusual design requirements mandated by the public partners in the Design, Use and 
Operating Agreement such as maintaining the old look of 42nd Street and including a significant amount of 
signage on the property; 

4. Obtaining financing for an unproven concept (entertainment) in an unproven location; 
5. Challenging construction with the creation of column-free theater space topped by a ten-story low-rise hotel 

component; and 
6. Obtaining pure entertainment tenants for the space. 

4. Describe the financing of the project. Please include all funding sources and square foot costs where 
applicable. 

$25,000,000 Equity contributed by Tishman and their partners, who were a 
consortium of institutional and of private investors 

50.000.000 Debt contributed by Westdeutsche Landesbank and KBC Bank, N.V. 
$75,000,000 Total Project Cost or $390 per square foot 

5. Is the project unique? If so, how is the model adaptable to other urban settings? 

By virtue of its location, architecture and tenancy, this project is unique. Furthermore, it could never have 
happened unless the State, after undergoing challenges in the form of 47 lawsuits, condemned this site. This 
enabled the street to be transformed from a horrific playground of hookers, runaways, drug traffickers and 
pornography to an oasis of democratic entertainment. After almost 20 years of working to restore the street, the 
confluence of events allowed this dream to be realized. 

The E Walk® concept of a high energy retail/entertainment project that displaces years of deterioration in an 
urban core can potentially be replicated in other downtown areas. However, it would require public assistance in 
the form of land assemblage, tax abatement, or tax increment financing along with a creative mix of 
entertainment users, and dedicated public and private developers. 

I ' 
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COMMUNITY REPRESENTATIVE PERSPECTIVE 

Name Brendan Sexton Title President 

Organization Times Square Business Improvement District Telephone /212) 768-1560 

Address 1560 Broadway Suite 800 City/State/Zip New York. NY 10036 

Fax (212) 768-0233 E-mail 

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available fi repro ction or use by others, for any purpose 
whatsoever, the materials submitted. The applicant warrants that the appli nt has full an a ority to submit the application and all 
attached materials and to grant these rights and permissions. ----.. 

Si nature 

1. How did you, or the organization you represent, become involved in the project? What role did you 
play? 

As the business and neighborhood improvement organization for the Times Square area, we have been involved 
with this project since its inception. It had been our goal in conjunction with the City and State officials, to bring a 
set of uses and a style of design to this key corner of 42nd Street that would light up the night again, and help us 
revive what had once been New York's most famous block. 

An earlier State plan had suggested much more mundane office and retail uses for 42nd Street. Instead, E Walk® 
is the realization of a very different vision for 42nd Street. E Walk® and The Westin New York at Times Square, 
which is expected to be completed in Fall 2002, represent a lively architecture organized around signs, lights, glitz, 
and more fundamentally, a set of lively tenants who bring a tremendous amount of the old show biz feeling back 
to "the Deuce", as the block was once known. 

2. From the community's point of view, what were the major issues concerning this project? 

This is an unusual community, and so our issues for this site and project were not centered on the typical 
neighborhood issues; we were certainly not looking for planters on the sidewalk or the like. Rather, we were 
interested in seeing some restoration of the street's value as a family entertainment center, and some imaginative 
new interpretations of that vision. E Walk® provides a brand new (and most welcomed) use such as B. B. King's 
Blues Room alongside one of our traditional businesses-the Broadway City arcade, and also includes one of our 
most traditional uses of all-movie theaters. 

It was integral that the development become a vital expression of our neighborhood's unusual history and function 
in the City. We are the theater district, the entertainment district and the host neighborhood for both visitors and 
New Yorkers looking for an interesting urban experience. This is what E Walk® is achieving. 

3. What tradeoffs and compromises were required during the development of the project? How did 
your organization participate in making them? 

To become the program it is ( and is still becoming), E Walk® had to make certain sacrifices. These included quite 
extraordinary choices, in some cases, such as turning down some deep pocket, credit-worthy potential tenants 

42ndbecause they did not contribute to the lively street scene and urbanistic quality we were advocating on 
Street. The state's 42nd Street Development Project, Inc. worked with Tishman and others to bring in the kind of 
uses and partners who would understand the unique nature of this neighborhood and of this site. This has been a 
costly process for the owner/developers, and is not quite finished, but it is a wonderful effort, producing exactly 
the results we had hoped for. 



COMMUNITY REPRESENTATIVE PERSPECTIVE (CONT'D 

4. Has the project made the community a better place to live or work? If so, how? 

To date, E Walk® is contributing exactly as we could have hoped. The movie theaters are what families and, 
working people previously came to 42nd Street to find. Broadway City's arcade is a clean, safe and handsome 

42ndversion of the very popular entertainment young people look for on Street. BB King's Blues Room is a 
wonderful update to the traditional New York nightclub. E Walk® has aided in making 42nd Street and the Times 
Square Redevelopment area the exciting and safe area that is has evolved into today. 

5. What would you change about this project, or the process you went through? 

If I were to change anything about this project or the process we went through, I would recommend installing 
video signage on the E Walk® building beginning at the commencement of construction. The signage program on 
the exterior of the building is still not complete to date. If we added video signage on the building from the 
beginning, we could have used the revenue generated to fund other items along the way. I cannot second-guess 
anything about the project. E Walk® is a terrific neighbor and adds value to everything around it. 



PUBLIC AGENCY PERSPECTIVE 

Name Wendy Leventer Title President 

Organization 42nd Street Development Project Inc. Telephone (212)-803-3816 

Address 633 Third Avenue Ci 

Fax (212)-803-3838 E-mail 

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for any purpose 
whatsoever, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the application and all 
attached materials and to grant these rights and permissions. 

Signature UJ1..tlb( ~JJJd( f/1,,J 
1. What role did your agency play in the development of this project? Describe any requirements made 

of this project by your agency (e.g., zoning, public participation, public benefits, impact statements). 

The 42nd Street Development Project, Inc. is a subsidiary of the Empire State Development Corporation. We, along 
with the City of New York, were the sponsoring agency and the ground lessor. We acquired the land through eminent 
domain, issued an RFP for the site, established strict design, use and operating guidelines and entered into a long
term ground lease with the developer of the site. 

The State, by virtue of its unique powers, was able to waive zoning in this location and mandate height, bulk, density 
and use requirements. In particular, we required that 50% of the project be dedicated to entertainment uses, that the 
project have specific exterior and roof top signs of 18,800 square feet of various animation, that the exterior 
storefronts be entertainment in theme and design, and that the stores have longer business hours. We also required 
the developer to make payments in lieu of taxes and to provide us with a sharing in the revenue upside of the project. 

2. How was the project intended to benefit your city? What tradeoffs and compromises were required 
to implement the project? How did your agency participate in making them? 

The project was a lynchpin in revitalizing 42nd Street, and creating a unique entertainment zone for all New Yorkers. It 
was intended to once and for all rid this street of crime, drug traffic, prostitution and pornography. Tradeoffs included 
condemnation of 50 plus owners and suffering through a 15-year 47-lawsuit process. We allowed the developer to 
build greater retail bulk in order to justify the risk they were taking. We had to allow the phasing of the project into 
two components - the retail and hotel in order to facilitate financing and we had to give them significant tax benefits 
and modest ground rent in order to encourage development and make the financing work. 



PUBLIC AGENCY PERSPECTIVE (CONT'D) 

3. Describe the project's impact on the neighborhood and the city. Please attach relevant data where 
available. 

As a result of this project and others, the public entities were able to leverage an investment of $75 million into 
multiple projects whose total value is in excess of $2 billion. The City has reclaimed a street that housed seven 
historic theaters and is literally the center of Manhattan. Thousands of short term construction jobs and long term 
jobs were created. The change in this block has shocked even the most cynical New Yorkers as it proved what a true 
public/private partnership can do. 

4. Did this project result in new models of public/private partnership? Are there aspects of this project 
that would be instructive to agencies like yours in other cities? 

We think it is the most successful model for a public/private partnership. It requires strong political leadership, 
dedicated staff with the ability to utilize the powers of eminent domain to effectuate broad social change. Careful 
planning, creative design guidelines, an understanding of the economics of both sides of the transaction and a simple 
but strong vision are required. Creating a project zone controlled by one agency was key to the success here. 

5. What do you consider to be the most and least successful aspects of this project? 

Frankly, after decades of decay and millions of dollars spent in lawsuits attacking the plan, the most successful aspect 
of the project is that it was actually completed. It is a uniquely democratic project - fun for all ages, races and 
income. We have now live theatre, live music, movie theatre complexes and unique entertainment venues along with 
exciting signs and lights where before we had deterioration and dismay. 

The least successful aspect is with the high cost of construction, along with the dearth of true entertainment tenants, 
the developers have had trouble completing the leasing efforts, which means compromises have been made to take 
some traditional tenants over start ups and new entertainment users. This is more a function of the marketplace than 
a weakness on the part of the plan or the developer's actions. 



ARCHITECT OR DESIGNER PERSPECTIVE 

Name Thomas D. Quirk Title Principal 

Organization D'AGOSTINO IZZO QUIRK ARCHITECTS. INC. C'D'AIQ'2 Telephone /617) 623-3000 

Address 1310 Broadway City/State/Zip Someiville. MA 02144 

Fax (617) 623-3688 E-mail tguirk@daiq.com 

· · · use, reproduce, or make available for reproduction or use by others, for any purpose 
whatsoever, the ts that the applicant has full power and authority to submit the application and all 

1. Describe the design concept of this project, including urban design considerations, choice of materials, scale, 
etc. 

E Walk® was conceived as an integral component of a mixed-use project anchoring the north side of 42nd Street at 8th 
Avenue. As part of the long-range plan to revitalize 42nd Street as an entertainment destination, E Walk® incorporates retail 
shops, restaurants. clubs, and theaters fronting 42nd Street A hotel component rises above the retail podium and is accessed 
from 43rd Street. The entire composition works at two scales. The retail podium, E Walk®, has four stories above grade and 
one story below and is built to celebrate the scale of the "walking citizen", activating the sidewalk at grade with merchandise 
display and the activity of restaurants and cafe dining. Above the street the eye perceives the detail of structure and material 
adding an architectural symphony that complements neighboring structures. 

The installation of wall mounted and roof-top mounted signs and advertising panels extends the commercial energy of Times 
Square west to 8th Avenue as a gateway from the neighboring Port Authority Terminal, the 8th Avenue subway stop 
incorporated into the project, and the northward flow of vehicular traffic on 8th Avenue. The hotel, rising above E Walk® and 
adjacent theaters becomes a beacon visible at great distances and acting as an icon to define and anchor the west end of "the 
Deuce" location. 

In keeping with Design Guidelines prepared by the 42nd Street Development Commission. E Walk® is designed to reflect a 
street-scape created over time. As such, the facade "reads" as a number of separate buildings utilizing fonms and materials 
common to neighboring structures extending along the north side of 42nd Street from 8th Avenue to Times Square. While 
designed as a four-story structure. the upper two levels incorporating cinema auditoriums. give the project a perceived height 
of six to seven stories. This reflects the height of the original case Building at the east end of the site, a building that is re
created in the new structure. Elements of the facade acknowledge the design of the New Victory Theater and The Rialto 
building, neighbors on the north side of 42nd Street. 

As an urban design statement, the project utilizes materials and forms to complement its neighbors. uses scale and 
transparency to celebrate the life of the "street" and the "citizen on foot", and by its uses complements the theatrical and 
commercial heritage that made Times Square the "crossroads" of the world. 

2. Describe the most important social and programmatic functions of the design. 

As part of the 42nd development district, the site for E Walk® anchors the west end of 42nd street connecting 8th Avenue to 
Times Square. Traditionally a neighborhood of theaters, (e.g. The New Amsterdam, The Selwyn, The New Victory. The Empire, 
etc.) this section of 42nd Street was an entertainment and commercial "carnival" pulsing with life day and night. It is the 
gateway for thousands of commuters and visitors arriving via the Port Authority Terminal. It connects to the 8th Avenue 
subway, a major north/south artery. 

As a major component of the revitalization of the 42nd district, E Walk® was conceived as the commercial and entertainment 
anchor of the north side of the street. It complements the functions of its neighbors and continues the urban excitement and 
commercial viability of Times Square to the east. Its primary social function is to contribute to the recreation of urban and 
economic vitality to a neighborhood suffering from decay and abandonment over time. This is not the story of a single project. 
Contemporary with its neighbors, the New Amsterdam theater. the New Victory Theater, The Empire Theater. E Walk® is one 
component of a true neighborhood revitalization bringing back to this corner of New York the vitality of the sidewalk, that belief 
in the "walking citizen". that says a city is best known by "walking" at a pace with and among one's fellow citizens. It is on the 
sidewalk that Americans experience the vitality and diversity of our democracy, where rich and poor alike can, for one moment, 
be equal in their enjoyment of the sights, sounds, and smells of urban life. It is this egalitarian notion of urban vitality that we 
hoped to capture and enhance through the design of E Walk®. It was a goal defined by Tishman and championed by the city 
and state agencies responsible for the guidelines and goals for the neighborhood. It is the goal that all great cities, especially 
American cities, strive to achieve. New York, more than any other city exemplifies the notion of life on the "sidewalk". EWalk® 
is but one component that has helped this single block return to life. 



ARCHITECT OR DESIGNER PERSPECTIVE (CONT'D) 

3. Describe the major challenges of designing this project and any design tradeoffs or compromises required to 
complete the project. 

In designing E Walk®, the team worked to meet the design guidelines created by the 42nd Street Development Project Inc., a :: 
subsidiary of the Empire State Development Corporation. Meeting the commercial requirements for square footage, access, 
street level retail, subway interface, and integration with the hotel component of the project create a puzzle of conflicting goals 
that was a challenge to achieve. Eventually, working with the project team and the review of city and state authorities, an 
overall concept emerged of a project seemingly composed of six individual buildings of different heights and widths, built from 
a variety of materials and incorporating different fenestration and architectural detailing. Composing these six "buildings" into a 
coherent elevation that complemented its neighbors while expressing its own vitality was the first design challenge. 

Some materials and some details acknowledge materials and details of its neighbors, the New Victory Theater and the Rialto 
Building at the corner of 42nd Street and 7th Avenue. Alas, the latter is now demolished and the triangular "lanterns' and 
black/white striping of E Walk®'s 8th Avenue facade are all that remains to remind us of that landmark. 

Organizing the internal flow of a four-story commercial/entertainment complex with an additional level below grade presented 
a vertical jigsaw puzzle, as upper levels require a major presence at grade both for physical access and visibility to the 
pedestrian. Creating this vertical integration with four above grade levels was the major organizing challenge of the design. 
This challenge was somewhat simplified with the decision to incorporate two levels of cinemas above two levels of retail and 
restaurant tenants. However, this choice complicated the design when it became clear that the cinema tenant proposed 
stadium seating that would significantly alter the floor-to-floor height of the upper two levels. Further, the flow of internal 
traffic required by the tenant eliminated the original design to enhance visibility from the interior to the street at all levels using 
generous fenestration. 

Our task to increase the overall height of the project and create a sense of transparency where blank walls would be preferred 
by the Tenant was a major design challenge. If the height distorted the scale, the relation of the building to the pedestrian, the 
''walking citizen" could collapse. If the upper levels lost the activation of light and transparency, the vitality of the building 
would be lost. Working with Tishman and city and state authorities, the team utilized tricks of scale to break down the sense of 
height to insure that the project did not overwhelm its neighbors, using lanterns with backlighting, front lighting and a "sense" 
of transparency, we sought to insure the activation of the facade over all four floors. We believe the revised design has met 
these challenges, including our goal of a project integrated into the visual composition of the street as a whole. When the 
north side of 42nd Street from 7th to 8th Avenue is complete, good neighbors will compete with and complement each other, ( 
as all good neighbors must if a city is to have the visual and functional vitality that makes a neighborhood, a block, or a city 
successful. 

4. Describe how the project relates to its urban context. 

As noted above, E Walk®was conceived as an integral component of a block, a street, and a neighborhood. Functionally, as a 
retail, restaurant, entertainment complex, it anchors the west end New York's most famous "entertainment'' street. The project 
is the "gateway" to the city for commuters and visitors arriving via the Port Authority Terminal. In form, detailing, and use of 
materials, E Walk® complements its neighbors in order to enhance the overall sense of neighborhood suggested by the 42nd 
Street Development Guidelines. While some components are brash and expressive and others are subtle and reserved, E Walk® 
is a vibrant presence. However, the project was not conceived as a "star'' proclaiming, "look at me", " don't look at them". 
Rather, like the dancers in a chorus line, it says, "look at us". With its neighbors on the north side of 42nd street, E Walk® is an 
exuberant presence "high-kicking" with its neighbors in a "dance to the city" and to the vitality of urban life. 

S. Describe the strengths and weaknesses of the project's design and architecture. 

The strengths of the design is its visual vitality, its enhancement of the "street" and its internal organization of disparate uses 
into an easily comprehensible whole. This could have been achieved by an integrated single project designed as one element 
of a larger streetscape. However, within the guidelines of the 42nd Street Development Project, Inc., a design of disparate, but 
complementary, components was required. We met this challenge by utilizing different forms, materials, and details to break 
down the scale of the project to be more complementary in size with its neighbors on the north side of 42nd Street. Within the 
strictures of the guidelines, the vitality of the facade is its major strength. The major weakness is the flatness of the facade. 
Within the limits allowed by the internal program, specifically the requirements of the cinema tenant, the possibilities for the 
articulation of the exterior wall were somewhat limited. Despite our best attempts to maximize shadow lines, changes of plane, 
and articulation of detailing, the facade retains more flatness than we had hoped to achieve. 

The scale change required to accommodate the extended height of the cinema was a challenge we believe we have met with a 
successful solution. When the project is complete, when all tenants are operating and generating excitement on the street, ' 
when the commercial and advertising signage is fully integrated with the facade, our concerns of scale or flatness will be 
superseded by the vitality of the full composition. E Walk" is a canvas upon which the Owner and the Tenants paint their 
version of urban life. We believe we have achieved a successful merging of private goals and public purpose. The citizens of 
New York, and the world, through comment and commerce will tell us if we have succeeded. 



DEVELOPERS PERSPECTIVE 

Name John T. Livingston Title President 

Organization Tishman Urban Development Corporation Telephone (212) 708-6868 

Address 666 Fifth Avenue 38th Floor City/State/Zip New York. NY 10103-0256 

Fax (212) 843-7020 E-mail livingst@tishman.com 

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for any purpose 
whatsoever, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the application and all 
attached materi s and to grant these rights and permissions. 

1. What role did you or your organization play in the development of this project? Describe the scope 
of the involvement. 

Tishman was the managing member of the developer, assembling an exceptional group of professionals with the 
goal of transforming this deteriorated block of West 42nd Street into an exciting tourist attraction and destination 
point. Tishman collaborated with the New York City Economic Development Corporation, an agency of the City of 

42ndNew York, and the Street Development Project, Inc., a subsidiary of the Empire State Development 
Corporation, who is legally the landlord. Tishman was the development manager, the design/builder, the 
investment banker who arranged the debt and equity financing, and the leasing/management agent. Tishman's 
unique ability to provide all management capabilities under one roof assured the completion of the project ahead 
of schedule and on budget. 

2. What, if any, modifications were made to the original proposal as the project was developed? What 
tradeoffs or compromises were required during the development of the project? 

One major scope change to the original proposal involved the increase of rentable square feet from 99,575 to 
192,000. Initially, zoning allowed Tishman to develop 99,575 rentable square feet of retail space on three floors 
above grade and one floor below grade. It was envisioned that the third floor be used as a ballroom for the 
adjacent hotel, also to be developed by Tishman, as part of the mixed-use complex. However, Tishman saw a 
greater opportunity in creating additional retail space while recognizing the need to develop a major entertainment 
destination on 42nd Street. As a result of the decision to add more retail space to the building, an additional floor 
was added, the ballroom was relocated into the hotel and the height of the building was increased from 65 feet to 
110 feet to accommodate stadium seating. The other major modification was to bifurcate what was originally 
planned as a one-phase project into two separate tax lots which facilitated both the construction and financing of 
the project. 

The addition of the fourth floor to E Walk® enabled Tishman to secure a long term lease with Loews Theatres as 
the anchor tenant, which facilitated the project's financing. Additionally, the master lease with Transportation 
Displays Incorporated, a subsidiary of CBS/Viacom, another credit tenant, enhanced Tishman's ability to finance 
this project. 

3. How was the project financed? What, if any, innovative means of financing were used? 

Financing: 
$25,000,000 Equity contributed by Tishman and their partners 
50.000.000 Debt contributed by Westdeutsche Landesbank and KBC Bank, N.V. 

$75,000,000 Total Project Cost or $390 per square foot 

By virtue of a modest ground rent and reduced real estate taxes negotiated with the Public Entities along with the 
theatre and signage lease, Tishman was able to secure financing. 

mailto:livingst@tishman.com


DEVELOPERS PERSPECTIVE (CONT'D) 

4. How did the financial benefits and economic impacts of this project compare with or differ from 
other projects you have been involved in? 
E Walk® is an economically viable project as evidenced by its outstanding financial returns, resulting in part from 
the significant incentives negotiated with its public partners as follows: 
• Substantial real estate tax savings through a 15-year payment in lieu of taxes; 
• Tax relief on construction materials and mortgage recording tax; and 
• Favorable 99-year ground lease with option to purchase fee simple interest. 
The risks were greater here due to building in New York City and working under a ground lease with the state. 
However, the returns and benefits are greater here than in our other projects. 

5. What about this project would be instructive to other developers? 
There were many unique issues in the development of the E Walk® project, which would be instructive to other 
developers as summarized below: 

• This Public/ Private project was a venture with both the City and the State and therefore, required a much higher 
level of consensus. Other developers should not underestimate the time and resources necessary to accomplish 
these tasks. There was a significant upfront cost of negotiating a ground lease with the City and State and 
other developers should understand what is required to create a successful public/private partnership. 

• There was a very poor perception of the Times Square area at the beginning of the development process in the 
minds of prospective tenants and lenders; other developers should pre-market their site to prospective lenders 
to ascertain interest before proceeding. 

• There were unusual design requirements, including a significant amount of signs mandated by the public 
partners; developers should fully understand the risks involved. 

• There were challenging construction efforts with the creation of column-free theater space which structurally, 
had to carry the load of the ten-story low-rise hotel component; this had a significant cost impact which should 
be fully understood. 

• The high cost of construction in New York City necessitated rents well in excess of the existing market; once 
again, developers should understand the risks involved. 

• There was difficulty in arranging financing for an unproven concept (entertainment) in an unproven location; 
and 

• In general, there is a lack of tenants that met the public entities requirement to lease 50% of the space to 
entertainment users. Economic returns should justify the enormous risk undertaken. 

6. What are the most and least successful aspects of this project? 
Most Successful Aspects of the Project: 
• Location - E Walk® is located in one of the most densely populated areas with respect to pedestrian traffic in 

New York City. At any given time, 4,240 people may be walking on 42nd Street between i h and 8th Avenues. 
(Times Square Business Improvement District Annual Report, October 2000) 

• Theatre and Signage Deal - These deals allowed Tishman to lease two full upper floors and a large portion of 
the exterior and rooftop of the building (which supplemented the rental revenue from the retail tenants and 
facilitated financing). 

• Integration of the Hotel and Retail projects - The integration of the two projects allows the hotel to offer retail 
services to the hotel guests and eliminates the need for a full service restaurant in the hotel. Additionally, the 
adjacent hotel allows the retail tenants to appeal to the hotel guests who are a captive audience. The project 
was designed so that the hotel guests can enter the hotel via the Loews lobby on the ground floor. Also, 
Tishman planned for the connection of the retail and hotel through the second floor. 

• Broad base appeal of project - the retail project appeals to all market segments - tourists, commercial users 
and local residents. 

• We were able to take advantage of a surging retai l market with rapidly increasing rents. 

Least Successful Aspects of the Project: 
• Difficulty in leasing the Second Floor and Cellar Levels of the project - New York retailers generally prefer 

ground floor space only and are reluctant to rent multi-level space. 
• Traditional New York City retailers have also been reluctant to lease space in Times Square because the area 

does not have a long merchandising history and has yet to prove its long-term stability. This, coupled with the 
dearth of entertainment tenants, has made leasing a challenge. 

■ The continuous construction activity on 42n<1 Street and in Times Square has deterred patrons from visiting our 
project as much as we anticipated initially. As a result, the project is taking longer to stabilize then we originally 
forecasted. 



58-0142nd Street Then and Now 
New York'5 4211d Street experienced i~ first heyday in the early /9(X)s, when it was re11ow11erl for live theater, fmnmt.\ !>lar.\ and 111ega-pmtluctiom. ,\,\ 
fil111s /Jecnme 111ore popular, tl1eaters gave way to movie houses. Thi. worked for a while, hut i11 the 1960.s, glmnorom -1211d litreet hit lite skids. 
Stalwart, civic-minded New Yorkers who remembered the /Jetter days, a111l were tleten11i11ed not to allow tTi111e mul decay tu lake hold, {inallJ' .\aid: 
"£11011gh fa enough!" A 111msive p11hlic anti private reclwelopment - the larges t ever jointly undertaken by ew York State anti City - rejuwnatetl -1211cl 
Street, t11ming it once again into a .street of glitter and dreams. Tis/11na11 played major and multiple mle.s in thi.\ effort, h,v restoring the 
New A111sterda111 Theatre for Disney; by building the Conde Nast Herulq11arters at 4 Times Square and tire Reuters 1\ 'orth Americn He<1dquarters <1l 3 
Times Square; and by developing, leming, building anti managing E Walk' , the 200,000-square fr1ot e11tertai11111e11t, rdail, ancl restm1mnt complex. 





Tishman's E Walk® 
The Entertainment/Retail/Restaurant 

complex on the New 42nd Street 
at Times Square 
New York, NY 
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Loews 42nd Street E Walk Theatre 
at Tishman's E Walk®, the Entertainment/Retail/ 

Restaurant complex on the New 42nd Street 
at Times Square 

New York, NY 
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Loews 42nd Street E Walk Theatre 
at Tishman's E Walk®, the Entertainment/Retail/ 

Restaurant complex on the New 42nd Street 
at Times Square 

New York, NY 





Tishman's E Walk® 
The Entertainment/Retail/Restaurant 

complex on the New 42nd Street 
at Times Square 
New York, NY 
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Broadway City 
at Tishman's E Walk®, the Entertainment/ Retail / 

Restaurant complex on the New 42nd Street ' 
at Times Square 

New York, NY 





Chevys Fresh Mex Restaurant 
at Tishman's E Walk®, the EntertainmenURetail/ 

Restaurant complex on the New 42nd Street 
at Times Square 

New York, NY 





Chevys Fresh Mex Restaurant 
at Tishman's E Walk®, the Entertainment /Retail / 

Restaurant complex on the New 42nd Street 
at Times Square 

New York, NY 
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The Museum Company Store 
,at Tishman's E Walk®, the Entertainment I Retail / 

Restaurant complex on the New 42nd Street · 
at Times Square 

New York, NY 
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CEILING SYSTEMS 

[ Between us, ideas become r eality :•] 

With Optima Vector··, you can 

upgrade an open plan office over 

the weekend . 

Since the Vector edge d e t ail hides the grid. 

you can re-use your existing '5/,e" grid s ystem, 

making in stallat ions faster, easier and more 

cost-effective. That means a c lean, upscale 

look with min imal disruption to the office. 

And, becau se Optima Vector is a high 

p erformance Armstrong cei ling, you can 

count on it for s uperior sound absorption, 

light r e flect ance a nd durabil ity for open 

plan spaces. Plus , you 'll appreciate Optima 

Vector's simple downward access, which 

minimizes damage to the ceiling panels during 

in s t a llation and repeated removals. 

A s k f or new Optima Vector. It's the new 

ceiling that virtually eliminates the gnd look 

of your ceiling, without e liminating your grid 

or disrupting the workplace. 

For more information, just call 1-888-CEILINGS 

or visit our website a t www.ceilings.com 

__l_ 

@mstrong 

www.ceilings.com
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EWalk® on the New 42nd Street - New York City~ 

owna ofthe 
A uniquefacility has New York City's most popular street singing a new tune. 

• 
By Regina Raiford 

,111Us. known as the Greek god ot good beginnmgs. 1s 
often represented by J ti~ure with two faces. one 
looking forwa1d .ind one look11w, b.1ckw.1rcls \Jo 
doubt Janus 1s nlll.ld111g 111 ,1greement Jnd 1pproval JS 

he views the !,,test chapter 111 an e,·cr•changing 
streetscape on ;-.;ew ) ork City s l.!nd Street. between -,i, 
anti 8th Avenues. Lon~ regarded ~,s an l'l1tert,11nment 
mecca. tl11S .ire<1. untie, the extc11s1ve development and 
construction experuse of T1sh111,111 Realt1 onst uct1011 
Co. ,1ffiliates. Ne" 'rm k City. comb111es thc .iesthct1cs ol 
turn•of~the-cenLUry 12nd Street with mode, n theme park· 
like r<"tad sp,1ce The result'! E W,1lk . 

[he omeback Kid: 
42nd treet Gets a t ew Lease on Life 

The storv of l~nd S1 reet reods hke a Busbv Berkeley 'the 
show must go on" m11s1cal exLravaganza In the early 
1900~. the street was crowded with leg1t1mJte theatre 
houses and nightclubs ,ind 1bla1c with lu~hts ,ind neon 
signs. Evenluall), these theatres descended into popula, 
vaudeville and burlesque theatres and. subsequently. 111to 
battered movie :,al.ices and adult entert,11nment retail. 
New York City Jnd SL,1te officials believed p11vate develop· 
ment could update the ,1rea. They hoped. however. thot a 
masterplan could help 12nd Street regain its crown ,is the 
most exciting street 111 the world. 

'The city and state. 111 their wisdom. said we have this 
street. which 1s a pnme piece of Manhattan. It had become 
the worst cnme street in New York City," says John Liv
ingston, president and chief operaung officer. T1shman 
Urban Development Corp. New York City. The real estate 
slump of the late 1980s had taken its toll on New York. and 
government officials were seeking ways to achieve urban 
rev1talizat1011. This proiect represents a private develop
ment enterprise \\1th u111que government cooperation. 

The request for proposals to return 42nd Street to its 
glory began 111 spnng 1995. Tishman won the compet1t1on 
to create a new enterta111ment dest111at1on. The T1shman 
affiliates handled all of the proiect's functions. 111clud111g 
development. construct1c,n and asset management, leas· 
ing, and financing. From the beg111n111g, the project needed 
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to tap into the thcn·cmcrging trend of ong1nal. thcm,1t1~ 
retail ;p,1ces. 

"The whole trend of ret.111 cntert,unment w,1s JUSt beg111• 
n1ng Wc knew pcoplc necded mo1c than the tvp1c,il book· 
store or card shop to get people out of the hou,e ,rnd off 
the lnte1 net,'' expla111s L11·111gston. \long "-Ith Cit) \\ ,ilk 111 
Los \ngeles .111d ,\l1.1m1·, Coco \\'.ilk. E Walk 1s one ol the 

-;- first experiential m1xecl-use retail p101ects. D'..\~ost1110 Izzo 
Quirk Ar hitects. Sommerville. \I \ . ,erl'ed as the design 
architect of this cles1gn•brnld proJcc• 

Eve rything' Corning Lp Ro:.es: 
A Blend of Retail and Entertainment 
Proves uccessful 

The ;;-o m1ll1011 tour-11:vel lac1lity encompasses .:!00.000 
square leeL of space ,\I though E \Valk 1s a s111glc structure. 
1t appc,11s to be live separ.ite buildings. "Our v1s1on was 
ho,, do we Lake his un1quell branded street. applv 
un1quelv branded ,1rch1tl!Ctllre. b11ng in unus 1al tenanb, 
and create a specml mix or entertainment and retail," says 
L1ving~ton The 1'.!nd Street Development Proiect. the 
projects sponsoring agencv set up de;1gn gu1del111es to 
ensu1 e structural varietv . .-\dd1t1onally. the new structure 
had to complement e"<1sung historic butld111gs on the 
street, such as Disney's opulent ,ew .\msterdam Theatre 
and the stately Ford Theatre for the Perform111g Arts. 

To avoid creat111g a dark canvon of skvscrapers, the 
structure mirrors the height and massing of the original 
theatres. "We thought the bu1ld111gs should look like thev 
had been there for years:· notes L1v111gston. For example. 
the anchor tenant, Loews Theatre. 1s a modern-day mter 
pretauon of an old-fashioned movie palace. Every inch of ~ 
the in terior 1s covered with heroic Art Nouveau-style 'i 
murals and glorious 42nd Street-inspired architectural ele· } 
men ts Thirteen screens of stadium-style seatmg are a ~ 

modern touch. The architect used different heights, mate• ~ 

rials. and fenestration to create the appearance of five sep· ~ 
arate structures. Guidelines also mandated the generous ~ 
use of clear glass on the ground floor to fac1lttate pedes· o 
tnan security. 

~ The use ofdifferent colors and architectural elements 111 ~ 
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the bnck. concrete, and stucco facades allows each 
s tructure to have an individual style and sense of 
character. However. the separate spaces are u111fied 
by their drama tic. interior design that harks back to 
the street·s glitzy heydays. The Museum Company 
Store features striking Egyptian-motif s tone 
columns, archways, and a golden statute. The Egyp· 
Lian theme, as well as design details of other historic 
periods from Greco-Roman to Art Deco, is carried 
throughout the s tore. Its neighbor, Chevy"s Fresh 
Mex Resta urant. features a surprising mix of rustic 
southwestern elements in a modern industrial set· EWalk s a showcase for concrasc,ng arch,tec.ural colors and elements. inctud• 
ting. The eclect ic settmg with high ceilmgs, funky mg che modern-day ncerprerac,on of an otd •ash,or.ed mov,e palace ac Loews 
light fixtures, and a long, curved bar has become a Thearre 
popular nightspot. 

A giant neon jukebox heralds the entrance to the arcade upholstered booths, makes B.B. King's restaurant atmos· 
Broadway City. Inside. patrons are treated to a theme park phere intimate and 111v1ting. 
version of New York Ci ty. including mmiatures of Wall Signage. flashing lights. and neon are what has always 
Street. Grnnd Central Station, and the Brooklyn Bridge. made -l2nd Street lrulv memorable. "In most locauons. 
Even a life-sized construction c rew greets visito rs. The landlords don't want bold signs. Here, it's mandated. This 
most recent addilion is a music venue/upscale restaurant: is one oft hose unusual opportunities where you are 
B.B. Kmg's. The music venue 1s set up as classy cabaret encouraged to go further:· says Ll\ingston. The new sign· 
with wall-to·wall carpeting. Framed photographs of blues age has been designed lo complement ne1ghbonng build
masters, paired with the rich wood paneling and leather ings and not overwhelm the facility. 

A surpnsmg mix ofrust,c souihwestern elemems ,n a modern mdusmal sewng ,s che cornerstone ofChevy's Fresh Mex ResiauranL 
C'IE""'K'_,.._,,~E'OI~ 
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BUIL□INGS' Project Team Retail Feasibility: Phillips/Norwalk Co. 
Developer: Tishman Realty Corp. affiliates 
Construction Manager: Tishman Construction Corp. of 

New York 
Design-Builder: Tishman/Aoki 42nd Street Partners 
Design Architect: D'Agostino luo Quirk Architects Inc. 
Executive Architect: M. Arthur Gensler Jr. PC 
Structural Engineers: Carlos M. Dobryn Consulting 

Engineers; Robert Silman & Associates 
MEP Engineer: Flack+ Kurtz Consulting Engineers LLP 

Baby. Take a Bow: 
E Walk Draw a ew Family Crowd to Lid lown 

Countless movies, plays, and stories have sung the 
praises of 42nd Street. Once agam. crowds are drawn to 
this latest reincarnation as a family-oriented urban enter
tainment center. Fifteen years of debate and cooperation 
went mto just the pre-planning stages of E 'v\lalk. IL is now 
an essential aspect of the overall revitalization of New 
York City. a reality. 

The building conllnue5: Construction on the \,\ estin 
New York at Times Square I lotel began 111 June. The -15-
~Lory. 860-room hotel will be attached to E Walk. provid-

Dur111g conscruwon (top progress photo), passersby mav !1ave "nderesnmaced the full mpac: of the 
completed pro1ec£ (boccom phow ofLoewst which contains an eciea,c m,x of styles encerra,nmenr. and 
exettement At EWalk. there's truly somechmgfor everyone 

Products Used 
Building Automation: Siemens 
Escalators: Fujitec; KONE 
Exterior EIFS: ,. Ad pa e .t 
HVAC: Baltimore Aircoil; Trane 
Roofing: Eagle; Laurence 
Windows: CMI 

Usu are not all•indusive 

ing much-needed hotel and 
conference space and - yet 
again - change the New York 
City skyline. "It took a number 
of years for people to get 
excited about this street. A 
groundswell developed and 
people finally believed this 
could be an entertainment 
street. a family street. a street 
that could work," says Liv
ingston. By drawrng on the 
street's remarkable past and 
keeping an eye on the future. E 
Walk's planners have given 
42nd Street a bright new begin· 
nmg. ■ 

Regina Raiford (regina
ra ifo rd@buil dings.co m) is 
senior editor at Buildings maga
zine. 
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~\ fl11blicatio11 of Tl1t: \fc(;raw-l lill Compa11ics 

BEST OJ' 1999 AWARDS 
Award of Merit: Commercial Project 

tWalk®on the New L.Znd Street 
E Walk. a 200.000- q.-ft. entenainment. re~iaurant. 

and retai l complex. is pan of a ma\si , e elfon to revital
ize 42nd Street. The project tretche~ -IOO 11. along 42nd 
Street. creating a monumental gaiewlly to Ti me, Square. 

The projec1·s development team raced numerous 
structural challenges. including a need to integrate sup
pons for large-scale outdoor ignage into a retail . truc
ture: the creation of column-free and ,ou111Jproof movie 
theater ,paces and other special requirement:, for enter
tainment tenants: the securing of Mructural ,uppon for a 
future hotel. part of which wi ll be built atop the retail 
complex: and a requirement to comply "ith cw Yori.. 
City· new seismic code. 

For sound a11enuation. for in,tance. the olution involved i,olating 
sound from mechanical equipment on the roof by installing a 9-in . thici,. 
concrete slab abo, c the movie theater\. To en\ure that the I3 theater,. 
which feature tadium seating. were column-free. 88-ft. clear pan, \\ere 
used along \\ ith heav). built-up. 7-ft. high plate girders . 

Anotl1cr Mructural challenge wa, cantilcvering E Walk o,cr a ne" ,ub
way entrance. ,vhich extends 15 ft. inw the building. To meet thi, chal
lenge, foundi.!tion , uppons were designed to prev..:nt lateral loads from the 
ba ic tructurc from bearing down on the ,ubway structure. In addition. 
the corner column on 42nd Street and 8th Avenue had to be interrupted at 
the third floor because of the subway line below. As a result, a double 
vierendeel cantilever wa, created. It extend, 16 ft. in both direction, 

U ing an internal design/build method of project delivery also facilitat
ed the project. It wa labeled de ign/build becau e the architecture and engi
neering contract!> were under the con~tmc1ion management entit,. In addi
tion, Tishman affi liates serve as lhe owner/developer. leasing agenl. as~el 
manager. and the investment banker. Ti~hman also raised 1hc debt c4uity. 

The $70-million E Walk project will eventually be topped with a 300 -mil
Lion. 45- tory. 557.000-sq.-ft ..green·· Westin C\\ York at limes Square hotel. 

Jury ·ommcn~ 
The jury called E Walk ..a complc.\ project .. that \\ a!> logl\ticall) chal

lenging. 

Development Team 
DESIGN ARrnlTECT: 0-Agosbno Izzo OUlr1<. Bostoo, Mass 
EXIIUTIVUROIITECT: M Arthur Gensler. NYC 

STRUCTURAL Ql(il!IE[R: Carlos M Dobtyn Engineers, me 
STRUCTUl!Al QICilHrnl-fSD: Robert Silman Associates 
M[OlAHICAL,ElfCTRICAL&PUIMBIHGOICilHEDI: Rack+ Kurtz, me 
Ci[OTICllHICAl [NCilHEfR: Langan Eng1neenng and ErMronmental 
Services, Elmwood Par1<. NJ 

OIVIROHMOOAl EHCilHEfR: H1llmann Enwonmenlal Co •IJnlOll N J 

STRUCTURAL STEll CONTRACTOR: Helma/1< Steel Inc , Wilmington.Del 
ffiUHDATIOH CO!fTRACTOR: Big ~Wred<Jng & Constru:tJOn Co 
Wllllestooe N y 

ElfCTRICAl CONTRACTOR:High Rise Electric Inc •Long ISiand City N Y 

IIVAC CONTRACTOR:ASM MechanJCal Systems. Brooklyn. NY 
PLUMBING CONTRACTOR: F&G Mechanical Corp., Secaucus. NJ 
ACOUSTICAL CONSULTANT: Cerami Assoaates. NYC 

DESICiH-BUILDO!: Tishman/Aokl 42nd Street Partners, 
a joint venture, NYC 
CONSTRUCTION MAHA(i[R: Tishman Construction Corporation 
of New York, NYC 
OWMfR: Dream Team ~tes, UP. me, an affiliate ofTIShman 
DEVELOPER: Tishman Urban Development Corporation 
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Chevys Fresh Mex to Sizzle at 
E Walk® Proiect on 42nd Street 

Artist 's re n d e r i ng of Chevys Fr esh Mex to open along E Walk• in Times Square 

The menu Just got sptc1er 011 the New 42nd Street at 
Tunes Square wuh the s1gnmg of a long-term lease for the 
first rna.1or restaurant at E Walk~, the 111novat1 ve 200,000 
square-foot entena111111e11t/retail/restaurant complex being 
developed by affiliates of T1shman Realty & Consm1c11011 
Co., frn; 

When E Walk•·s doors open m the Spnng of I 999, v1s1-
cors w1II get a taste of the accla1111ed fare served up by 
Chevys Fresh Mex. the San Francisco-based restaurant 
group offenng a tangy twist on Mexican culSlne 

Chevys not only pronuses to be a dt:lectablt: addlllon to the 
New 42nd Street, but it will also add to E WaJk•'s draw as an 
entertairunent and d1mng dest1nauon for all ages. 101iu11g 13 
stactium-style cmemas from Loews Theatres, the creattve 
merchandise ofThe Museum Company, and Broadway Cny's 
virtual-reality. famtly-eme11a111111em venue E Walk ' will also 
feature a dazzling array of super-signs across ,ts facade. 
herald1I1g the famous big lights-bnllrnnce ofT1mes Square 

Chevys will occupy approxunately IJ,500 square feet m 
the $70 million E Walk~ enterta1nment/retail/restaurant 
development, which is now 70 percent leased Construction 
crews at the corner site on Eighth Avenue and 42nd Street 
finished erect1I1g structw-al steel II1 October, and enclosure 
of the butld1I1g 1s neanng compleuon 

Chevys Fresh Mex. owned by Chevys Inc. 1s a dynamic. 
fasc-growu1g restaurant group with a nac1onal presence and 

nearly I00 locations Since 1t debuted u1 I986, Chevys has 
made us 11an1e on the freshness of us Mexican food, sizzling 
faJHa platters and fresh-frun margaritas 

Among the restaurant's·~ spec1ahues are an award-w111-
nu1g guacamole. a zesty salsa mixed on the: spot every how 
wuh fn:sh U1gred1c:nts, and homemade tonillas that art: 

shaped, flipped, and baked 111 full v1c:v. of the customc:rs by 
El Mach1110, Chevys patented to111llas-maker and restaurant 
ce11te1 piece Tlte colo1 ful Chevys decor and dynamic setting 
have made 1t a favonte spot for folks wuh an appetlle for fun 
and great food 

This newest add111on underscores E Walk''s role as the 
Western anchor of the ew 42nd Street. a laridmark redevel
opment effort coordmated by the City and State of New 
Yo1 k, along w1th maJor developers, retailers and ..:ornmerctal 
establishments AdJacent 10 E Walk• will nse The Wesun 
New York at Times Square. a soanng 45-story. 860-room 
hotel · a $300-millton proJect also under development by 
affil 1ates of T1shman Westtn Hotels & Resorts, one of the 
world's most prestigious hospttahty companies, was selected 
recently as the operator of the full-service hotel. which will 
be connected to E Walk' via internal access. Already her
alded as one the: most c::mtmg arclutectural undenak.ulgs 111 

ew York II1 years, the hotel 1s bemg dc:s1gned by 
Arqu1tecto111ca and 1s pro1ected to open 111 Spnng. 2002 
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Commercial Real Estate 

Cineplex Bringing Back 
The Movies to 42nd St. 

By JOHN HOLUSHA 
The movies are coming back to 

42nd Street, with the opening of a 13-
screen Loews Cineplex on Friday 
signaling a revival of the western 
end of the block between Seventh and 
Eighth A venues, which has been un
dergoing demolition and construc
tion for several years. 

While the eastern end of the famed 
blo.ck has seen the revival of the New 
Amsterdam and New Victory Thea
ters - not to mention the Disney 
Store - the western end has been 
hidden behind construction sheds 
and barriers. 

The Loews Cineplex is part of the 
E Walk development on the north 
side of the street extending west 
from midblock to Eighth Avenue. 
The 100,000-square-foot movie com
p:lex is the anchor tenant for the 
200,000-square-foot E Walk, occupy
ing the top two floors of the four
story structure. 

Early next year, a 25-screen AMC 
movie theater is due to open almost 
directly across the street from 
Loews as the anchor for the Forest 
City Ratner Companies' 639-,000-
square-foot 42nd .Street development. 
The Ratner development includes 
Madame Tussaud's Wax Museum 

A ticket lobby 
that evokes the 
grand film palaces 
of the past. 

and a 455-room Doubletree Hotel. 
E Walk, which is being developed 

by· affiliates of Tishman Realty and 
Construction, is planned to include 
an 860-room hotel to be operated as 
the Westin New York at Times 
Square. 

The Loews theaters vary in size 
from 200 to 550 seats each and the 
biggest auditoriums are equipped 
with screens that are 35 feet high by 
·64 feet wide, or about double the area 
of a typical movie screen in the city. 
There will be a total of 3,500 seats in 

the complex. 
All the rooms are equipped with 

the requirements for a modern mov
ie theater : stepped, stadium-style 
rows of seating, reclining chairs with 
cup holders incorporated into the 
arms, and a digital sound system 
with speakers around the walls and 
behind the screens. 

The ticket lobby on the ground 
floor has been decorated to evoke the 
grand movie palaces of the past, with 
models of skyscrapers soaring over 
the ticket booths and the ceiling cov
ered with a mural depicting the four 
seasons. 

The number and different sizes of 
the theaters will be used to match 
pictures with audiences, said Travis 
Reid, president of Loews Cineplex, 
U.S. A newly released picture is like
ly to be booked into one of the larger 
rooms to accommodate an expected 
large audience. A picture that has 
been playing for some time will be 
reassigned to a smaller theater as 
the number of people wanting to see 
it declines. 

Really popular films could be 
shown in several theaters at once 
with staggered starting times, Marc 
J. Pascucci of Loews said, so that 

. showings could start approximately 
every half-hour. 

With Times Square being more of 
a destination than a neighborhood, 
Mr. Reid said he anticipated attract
ing viewers from the entire metro
politan region. "It's not like a neigh
borhood, where you draw from a 
certain radius," he said. "We expect 
drawing people from all the bor
oughs and other suburbs. Since they 
may be coming from a longer dis
tance, they may not come as fre
quently." 

The $70 million E Walk project is 
80 percent rented, with two ground
level locations still without tenants. 
Chevy's Fresh Mex, a Mexican
theme restaurant; Broadway City, a 
video arcade; and the Museum Com
pany, a retailer, are already open at 
E Walk. B. B. King's Blues Room, a 
night club and restaurant, is expect
ed to open on the lower level next 
spring. 

The Tishman organization is plan
ning to build its hotel on the northern 
part of the site facing 43rd Street and 
Eighth Avenue. Joseph J. Simone, 

Jack Manning/The New York Times 

The fourth-floor lobby of the Loews Cineplex, with a partly lighted sign; 
that is to open on Friday on 42nd Street. The theater has 13 screens. 

president of Tishman's Real Estate 
Services subsidiary, said construc
tion was expected to begin in the 
spring, assuming a final round of 
financing can be arranged, with the 
opening sometime in 2002. · 

The hotel will be linked internally 
with E Walk, so that hotel guests can 
have easy access to the theaters, 
restaurants and stores situated 
there. The internal connections not
withstanding, each E Walk store will 
have its main entrance on 42nd 
Street;which is more in keeping with 
city practice as opposed to suburban . 
malls. 

Across the street, the Forest City 
Ratner complex is nearing comple
tion, with one retailer, an HMV mu
sic store, expected to open before the 

end of the month and the theaters 
expected to open in the spring. 

The entry to the AMC theater will 
be through one of the street's grand 
entertainment buildings, the old Em
pire Theater, which was picked up 
and moved west. The once-dingy fa
cade has since been cleaned and re
stored and moviegoers will ride an 
escalator through the proscenium of 
the old theater to get to the modern 
spaces upstairs. 

Madame Tussaud's Wax Museum 
is expected to go into operation in 
early spring, and the Doubletree Ho
tel being built on the 41st Street side 
of the Ratner project is expected to 
open in the spring as well. 
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RICHARD DREW 

HE'S MAKING THE CWB SCENE B.B. King, with his guitar "Lucille;• was on hand to welcome the neon sign for his new club in Times Square. 

Aclub fit for a King 
B.B.'s new Times Square place is a long way from his hardscrabble roots 

By DAVID HINCKLEY the age of 74 he still plays about you'll be okay. These are good Can't do that on Beale Street wasn't good for you, I stopped. 
DAILY NEWS FEATURE WRITER 200 dates a year, down from people." today. Nor will you find the musi That was 35, ·40 years ago." 

s B.B. King bites into a about 340 a few years back. A B.B. King blues club, of cians just hanging around the He laughs. 
cheese-and-egg sandwich,A But the reason he's in New course, is precisely the sort of en parks and the clubs as they did "The only thing they will get 
a look of genuine amuse York right now is to keep the tertainment venue New York is back then. me for is women. I've always 

ment warms his face. blues alive in another way: To hoping will keep its overhauled Life's lessons been crazy about the ladies." 
You see, one of his assistants morrow, he'll officially open the Times Square vital and interest "To me, Beale Street was like That may account for the title 

had a hard time finding the sand
wich in Times Square - and 
when she did, she had to fork 
over$15. 

At an earlier point in King's 
life, it would have taken a 
week's · wages to buy that 
cheese-and-egg sandwich. 

"My last job on the plantation, 

B.B. King Blues Club & Grill at 
243 W. 42nd St. King will play 
the opening week, and there will 
be livr blues thereafter by the 
likes of Koko Taylor, Chaka 
Khan, Levon Helm, Robert Cray, 
Pinetop Perkins and Peter 
Green. 

"No, I never thought I'd have a 

ing to both natives and tourists . 
That's exactly what Memphis 

was hoping the first B.B. King 
Club would help do several 
years ago for another legendary 
neighborhood, Beale Street. 
That first King club is now thriv
ing, as Beale Street continues to 
reinvent itself. 

community college," says King. 
"They taught you to find what 
you really wanted, and what you 
were good at. People there like 
Ike Turner, I learned from all of 
them. Ike and I are still good 
friends. I saw the movie that 
talked about his life, and I think 
they gave him a dirty deal." 

of his most recent album, "Mak
ing· Love Is Good for You." But 
that won't be his latest album 
for long, because he has one 
coming out this month featuring 
duets with Eric Clapton. 

Ask him if it was recorded live 
and he nods, as if to say there 
isn't any other way to record. 

"I know some people nowaI was a taxi driver," says King, club in .my own name," says "I think we're one of the rea King admits he has had some days send tapes back and forth,who grew up in Mississippi. "I King. "But the years go by and sons Beale Street is what it is to luck over the years, like in sur but I couldn't do that," he says.liked it and I was good at it. I you think, well, why not? So we day," King says - though he ac viving, by his count, 18 auto acci: "The fun for me is playing togeth
made $22.50 a week, which was did it." knowledges it's a different Beale dents. But he has also gotten er."
the top sala1y there. 

Good backup players Street than the one he found around to taking care of himself The cheese-and-egg sandwich 
"Then I got a job playing in a when he arrived in Memphis in in a business where not every is pretty much gone by now. 

club, and I found they would pay The real secret, he quickly 1946, one does. "I'm a Southerner," King says. ,;: 
me $12.50 a night. A night. I adds, is letting the right people "I'd come to town, to Beale "I used to drink quite a lot," he "! like simple things, and that's g
didn't think there was that much actually run the place - which Street, and go to the One says. "Not because I liked it so what we want to give people in £ 
money in the world." 

The economics of being B.B. 
King have changed a little since 

in this case means the owners of 
the Blue Note, Danny and 
Steven Bensusan. 

Minute Cafe. You could get a 
bowl of chili there for 15 cents. 
A Barq cola was a nickel, and for 

much, but because the other 
guys around me did it. I finally 
realized it wasn't something I 

this club. A place where they 
can go and have some good 
food, listen to live music and 

~ 

C 
::, 
(1) 

those days in the '40s. Today, "I'm terrible as a business another nickel you'd get crack wanted. dance. 
he's probably the best-known man," says King. "Awful. But ers to go with the chili . And that "I used to smoke, too, but "I think if we do that , people fv 

bluesman in the world, and at when you find people you trust, was your meal for the day." when the surgeon general said it will like it." 0 
>c 



Hurry! Hurry! Hurry! Try Whack-a-Mayor! 
By JAMES BARRON 

STEP right up, ladies and 
gentlemen, as Richard 
M. Simon, the once and 

future arcade operator with 
the M.B.A. . from Harvard, 
crisscrosses his construction 
site. He is talking stupendous, 
colossal, awe-inspiring. He is 
talking. games everywhere. He 
is talking high-tech thumper 
bumpers and the indescribably 
satisfying ka-chunk that you 
hear when you knock down a 
whole row of targets and the 
scoreboard goes wild. . . . 

And over here, by the big 
plate-glass window overlooking 
42d Street, he is talking 
"Whack-a-Mole," the carnival 
game where little animals pop 
up from different holes as fast 
as you can whack them down. 

"Actually, we changed that," 
he .. said. "It's going to be 
'Whack-a-Mayor.' They pop out 
and you hit 'em over the head 
and they go .back down.'' 

So this is the new 42d Street, 
where Mr. Simon is building a 
fantasy landscape, a city-with
in-a-storefront where the 
Brooklyn Bridge is aust across 
from the Empire State Build
ing and where the Washington 
Square Arch has been shrunk 

of a formulaic game parlor like 
every other game parlor in ev
ery mall across the country. "I 
might do this elsewhere," he 
said, "but old Paris, old Lon
don, old Chicago.'' 

Mr. Simon, 57, remembers 
old New York, if only because 
he heard about it from his fa. 
ther, who arrived from Russia 
as a 9-year-old .in 1918 and 
graduated from New York Uni
versity in 1931. ·"'When he got 
out of college,".Mr.:Simon said, 
"he looked for a business that 
was a nick¢! business. Games 

- appealed to him because they 
were an inexpensive form of 
entertainment.'' 

Mr. Simon was not sure he 
wanted a life of games when he 
graduated from Brown Univer
sity and the Harvard Business 
School in the 1960's. His first 
job took him about as.far from 
the flashing lights .and flipper,; 
as he could go - to Thailand. 
He worked for the Agency for 
International Development 
("trying to make sure there 
was an alternative to Commu
nist promises") at the height of 
the American buildup in Viet
nam. 

Later he started a brokerage 
Marilynn K. Yee/The New York Times house in Bangkok. Even then 

designed the real thing. 
Mr. Simon would not say 

which Mayor he would most like to 
smash to smithereens. Fiorello H. La 
Guardia, perhaps? He banned slot 
machines from New York City, 
dumping them into the East River in 
1934. 

It was not a pinball-friendly time, 
either. That created a what-do-we
do-now problem for Mr. -Simon's 
family, which owned an arcade on 
Broadway near 50th Street, original
ly called Sportland and later the 
Broadway Arcade. His father put in 
shooting-gallery games and kewpie
doll carnival prizes until pinball was 
legalized again in 1976. 

The Simons's storefront remained 
a haven for flipper flappers and zil
lion-point scorers for the next 21 
years, even as a seamier, seedier 
crowd drifted north from Times 
Square, "The Broadway Arcade, we 
were dealing with a certain clien
tele," he says, diplomatically, "It 
was not a high-end clientele, New 
York had suffered a certain ero
sion.'' 

Finally, in 1997, Mr. Simon closed 
the Broadway Arcade, clearing out 
his heavy-metal T-shirt crowd to 
make way for a Gold's Gym, And he 

... ;began scouting midtown for another 

to roughly the height of Stan •he had a carny barker's talent Richard M. Simon tried to ignore it, but could 
ford White, .the architect who for making ordinary factsnot escape the arcade operator within him. 

storefront where he could pack in 
row after row of blinking, money
gulping machines. 

He settled on 42d Street, a place he 
figured would be different from the 
old days - cleaner, safer anci not just 
men. 

"I want the mother going to the 
movies with her daughter to want to 
play these games," he said. 

LJ
ESE games used to be easy
oing, 25-cent time killers 

played in smoky, bare-walls 
places where lounge lizards carried 
pocketfuls of quarters. Times have 
changed as surely as Times Square 
has : the machines in Mr. Simon's 
new Broadway City will not take 
quarters. When it opens next month, 
customers will have to go to a win
dow and buy debit' cards that are 
about the same size as the Metropoli
tan Transportation Authority's Met
rocards. 

He wants his arcade to look like 
New York, circa 1930. Don't look for 
the World Trade Center or Shea Sta
dium on the painted cityscape, which 
he says was modeled on Berenice 
Abbott photographs. This is an only
in-New-York kind of place, not a copy 

sound overstated: "I could say 
I was the largest in mainland 

Asia, All the biggest ones were on 
Hong Kong island." His customers 
were "primarily people on the fringe 
of the war - the soldier, he didn't 
make enough to invest. Everyone 
else was making a lot." · 

Eventually, though, the call came 
from New York. "This business was 
in my blood," he said, and he moved 
back. His father put him in charge of 
a family-run subsidiary on Long Is
land, a pool-table manufacturing 
company. In the Pac Man-obsessed 
1980's, he also built video games. 

Now, Mr. Simon sees himself as 
the "only independent entrepreneur 
from New York in this whole thing" 
- meaning the 42d Street renais
sance. "I think that's what it was 
supposed to be originally," he said. 

. "I'm not the guy from the head office 
in Arkansas." 

But he will not say whether he will 
spend his free time playing Whack-a
Mayor - he will not even say what 
his favorite game is. "I'm not going 
to build an Edsel here, I'm going to 
build a Mustang," he said. "Market
ing 101 at Harvard Business School. I 
did the decor I like, but it's going to 
be games the customers like.'1 
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HAT COKE SIGN HAS ITS OWN PHONE NUMBER," ED speeds, and do a sound check to boot. 

Ankraft, \.vhich built and maintainsHayman says. We're standing in Times Square at dusk 
the sign, can't allow much downtime: 

like tourists, heads back, feet planted, watching a 42-foot for the privilege of having its name in 
lights here, Coca-Cola is paying moreanimated Coca-Cola bottle go through its paces. High above the 
than a million dollars a year. 

cab-filled junction of Broadway and Seventh Avenue, the bottle's Times Square, long promoted local
ly as the heart of the Great Whitegiant cap slowly lifts up, a straw emerges arid the bottle's contents 
Way or, more grandly, the Crossroads 

seem to drain. Around it, an expanse of neon swirls and dances. of the World, has once again become 
the place to see and be seen in NewThe sign weighs 55 tons and incorporates 13,000 lightbulbs, 60 miles 
York. For most of this century, the 

of fiber optics, miscellaneous robotic parts and a small weather sta- bow-tie-shaped clearing where the 
wayward diagonal of Broadway slicestion . And a phone. I ask Hayman, who works for New York's ven-
through the neat grid of Manhattan at 

erablc Artkraft Strauss Sign Corporation, why anyone Seventh Avenue and 42nd Street has been the closest thing 
would \.vant to call a billboard. "Mostly, we don't. It calls the city's had to a town square. As midtown's central 
us." If a part of the sign overheats or gets stuck, he intersection, a tumultuous bus and subway hub, and a 
explains, a metallic computer voice will phone the sign magnet for tourists, it's crowded in good times and bad. 
maker's office and report, "I Have Shut Down Sector For the past 25 years or so, unfortunately, the times have 
Three," say, and give temperature readings and wind mostly been bad. Despite its illustrious theaters, the vicin-
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ity of Broadway, Seventh Avenue and 42nd Street during 
the 1970s and 1980s grew increasingly squalid and danger
ous. Tourists kept coming, but they couldn't find much 
to do. New Yorkers, for the most part, passed through 
only to get somewhere else. 

In little more than B.ve years, however, the Times Square 
area has been reborn as the white-hot core of New York 
glitz. MTV, the rock-and-roll network, has set up shop 
here; and Conde Nast, the stylish publisher of Vogue and 
Vanity Fair, is in the process of doing so. There are new 
office buildings, new restaurants, new shops and arcades, 
newly restored theaters and, of course, new signs. "It's like 
a big party all the time," says Rebecca Robertson, former 
president of the state-run 42nd Street Development Project. 
"When I visit other parts of the city, I'm always surprised 
how empty the streets are." 

Later this year, the Tishman Hotel Corporation will 
break ground at Eighth Avenue and 42nd Street for what 
is likely to become the most eye-catching symbol yet of 
the revitalized Times Square district. The as-yet-unnamed 
hotel will be a theatrically lighted 57-stmy skyscraper sug
gesting a crashing meteor-"a jazz fanfare for the millenni
um, an apocalypse with room service," architecture critic 
Herbert Muschamp wrote approvingly in the New York 
Times. The tower's architects, Bernardo Fort-Brescia and 
Laurinda Spear of Miami's Arquitectonica, describe it as a 
"deliberate evocation of chaos." (At the Smithsonian's 
Cooper-Hewitt, National Design Museum in New York, 
the tower is the centerpiece of an exhibition about Arqui
tectonica's brand of daring, almost surreal modernism. 
Sponsored in part by the Smithsonian's Latino Initiatives 
Fund, the show runs from February 17 through May 10.) 

Not everyone welcomes what's happening on Broadway, 
I learn when I attend a symposium at Columbia Univer
sity about the new Times Square. A succession of writers 
and social critics warn that global corporations are con-
spiting to replace the gritty, constitutionally protected vital
ity of Times Square with a phony, sanitized, theme-park 
version, thus letting suburbanites sample the urban expe
rience in safe doses. A favmite villain at the conference is 
the Walt Disney Company, which has opened a highly 
profitable superstore in the very heart of the square. One 
speaker praises the old Times Square for its "sexual ener
gy," a quality Mickey Mouse has always lacked, being

"' < 
i;; "hairless, sexless and hygienic." Despite all the polemics, I 
"'u sense that few of the speakers ever spent much time rub
:5 bing shoulders with the crack dealers, prostitutes and por
~ 
z nography merchants that so recently dominated the area. 
z 
:, 

Gretchen Dykstra has much the same impression. A 
Cl slim, animated New Yorker with a cascade of curly blonde < 
~ hair, Dykstra is president of the Times Square Business 
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Improvement District (BID), a group funded largely by a 
ta.'< levied on local businesses to help boost the neighbor
hood's image. "There is a tendency among some academics 
to romanticize the gutter," she says when I visit her office 
overlooking the Coke bottle in Times Square. "When we 
started here in 1992, Times Square was an area of constant 
criminal activity. In 1994, there were 47 porn shops alone. 
Prostitution was a serious public health problem. There 
v.--as nothing romantic about that." 

On our way out for a tour of inspection, we pass a mid
dle-aged woman in blue sitting in the reception area. 

That old real estate chestnut-location, location, location-rules 
Times Square; in the 1980s, many 42nd Street theaters (left) ran 
films of questionable pedigree, but today (above) the area is hot. 
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Before and after: Once home to the Ziegfeld Follies, the New Amsterdam Theater, built 

in 1903, was a shambles before the $38-million restoration. 

"She's one of the people sent over by the Midtown Com
munity Court," Dykstra tells me in a low voice as we wait 
for the elevator, "probably a hooker." Minor offenders are 
routinely assigned to beef up BID's jumpsuited street
cleaning crews, which, like its security patrols, pick up 
\vhere their municipal counterparts leave off 

Outside, the sidewalks are jammed with pinstriped cor
porate types as well as tourists and construction workers. 
Dykstra stops on a traffic island in the middle of the bow 
ti<:: and points out the sights . "This hotel is the single 
biggest Marriott in the world. Over there is the world's 
largest music store. That McDonald's there never sleeps." 
Double-decker sight-seeing buses inch past the ubiquitous 
double-parked electricians' vans. The sounds of hammers 
and power d1ills compete with the unremitting din of traf
fic . The whole canyon of buildings seems to be in various 
stages of construction. 

We head west down the "Deuce," the legendary stretch 
of 4md Street running from Broadway to Eighth Avenue 
at the south end of Times Square proper-"naughty, 
bawdy, gaudy" 4md Street, as the lyrics of the 1933 musi
cal 42nd Street boasted when this was the hub of Manhat
tan's nightlife. By the 1980s, the block had detetiorated into 

T H 

an open-air drug market lined with peep booths, topless 
bars and XXX-rated movie theaters . In those days, if you 
wandered along 4md from the east, you knew at Seventh 
Avenue it was time to tum around unless you had busi
ness to transact. In 1990, the state finally condemned a 
huge chunk of the street as "blighted," took it over, then 
used tax breaks to lure classier long-term occupants. After 
a slow start, the revitalization strategy is now paying off 
Under construction here and there, or already open, are 
restaurants, movie multiplexes, a Madame Tussaud's wa..'< 
museum and a battery of restored theaters. "This has 
always been an entertainment district," Dykstra says as I 
watch a tourist snap a picture of her husband posing next 
to a boarded-up porn shop. "No one's out to change its 
basic gestalt. The new Times Square is based on the roots 
of the old Times Square." 

The historic theaters that have been rescued include the 
New Victory, the Empire, the Apollo and the Lyric 
(immortalized in the 1976 film Taxi Driver as the run-down 
movie house where Robert De Niro takes a reluctant >< 

0 
u 

Cybill Shepherd to see Swedish Marriage Manual) . Actually. ~ 
zthe Lyric and the Apollo have been combined, creating the ... 

new Ford Center for the Performing Arts . The gem of the 3 
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Ifyou wandered along 

42nd Street, at Seventhwhole block is the New Amsterdam They've discovered they make more 
Theater, once home to the Ziegfeld money renting signs than rentingAvenue you knew it wasFollies. After years of abandonment, office space." 
with the roof open to weather and Times Square has always been about time to turn around.giant mushrooms thriving inside, the 
theater was painstakingly restored by 
Disney to its 1903 Art Nouveau splendor last year and has 
begun premiering serious theatrical fare . Last fall, The Lion 
King, directed by Julie Taymor (SMITHSONIAN, February 
1993), opened and immediately became a smash hit. 

Dykstra is eager to show me that it's not just Disney 
money that's turning Times Square around. As she strides 
north on Eighth A venue, she points out her favorite new 
arrivals amid the clumps of remaining porn shops: a new 
pizzeria that's moved into a renovated turn-of-the-century 
church, a small nonprofit theater that's taken over an 
abandoned bank, a diner that used to be an adult theater. 
She stops at the corner of 46th Street. 'This building used 
to be an absolutely notorious drug den. It's now a bed
and-breakfast." 

She scoffs at those who say Times Square is losing its 
diversity. "You've got the biggest single-room-occupancy 
hotel in the United States just down the street from a 
brand-new, high-priced boutique hotel. You've got the $75' 

a-ticket Broadway crowd, and you've got fast-food restau
rants. Times Square is big enough for everybody." 

It was probably inevitable that Times Square would be 
cleaned up. As real estate, the place was too conveniently 
located to be left to .rot indefinitely. But it could easily have 
been scrubbed so clean as to become unrecognizable. In 
the mid-198os, developer George Klein of Park Tower 
Realty teamed up with the Prudential Insurance Company 
to win the right to build four colossal, near-identical office 
towers on 42nd Street in the heart of Times Square. Klein 
announced: 'Times Square is a cancer, a blot on the city; 
we're going to clean it up." The granite-clad monoliths he 
proposed, designed by Philip Johnson and John Burgee, 
were denounced by civic groups and community leaders 
as too _big, too ugly and too wrong for the neighborhood. 
The uproar led to amended zoning rules: henceforth, new 
buildings in Times Square had to have shops with bright 
lights and huge signs to dazzle pedestrians. Pizzazz has its 
price, however: many of the office workers who have relo
cated here find themselves staring out the·i; windows at 
the backs of billboards. 

Brendan Sexton is president of the Municipal Art Soci
ety, one of the groups that lobbied to keep Times Square 
from becoming a corporate subsidiary of sterile, boxy Sixth 
Avenue. "I laugh," he says, "because the building owners 
who fought like crazy against us now can't knock holes 
in their buildings fast enough to put up another sign. 

M T H 
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money. Those who lament some long-
ago golden age , when the area was 

somehow more authentic and uplifting and genuinely fun. 
tend to have trouble specif·yi ng just when that might have 
been. In fact, Times Square from the start was not a pub
lic commons but a marketplace, an arena dominated more 
by real-estate speculators than by architects or dramatists. 
Oscar Hammerstein I set the tone in 1895 when he opened 
the first theater in \,·hat was then Longacre Square, a 
grimy neighborhood of stables and carriage-repair shops. 

Over the top: last winter a half-size model of a British Airways 

Concorde was hoisted to the roof of Hansen's Times Square 

Brewery by signmeisters Artkraft Strauss. 
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Amid the glitz and glitter, Times Square has also hosted a variety of porn shops, brothels (as many as 63 of them back in 1901) and 

other "adults only" establishments. Their numbers, say area boosters, have shrunk from a 1970s high of 140 to about 20 now. 

To guarantee excitement on opening night, he apparently 
issued ..j.,ooo more tickets than the Olympia had seats; the 
ensuing riots earned him page-one coverage. 

A theatrical building boom quickly follov.:ed. In his 19u 
history of Bro,1dway, The Greatest Street in the World, 
Stephen Jenkins wrote of the theaters around Times 
Square: "It's hard work to keep track of them; they spring 
up like mushrooms, almost in a single night." Not all of 
them were premiering Ibsen and Shaw: also appearing 
nightly were "young ladies" in tights, female imperson
ators, fan dancers , acrobats and circus freaks. Prostitution 
flourished. As for back as 1901, the city rallied 63 brothels, 
many of them clustered around the neighborhood's new 
theaters. Soon to come were burlesque houses, dime-a
dance emporiums and novelties like Hubert's Flea Circus. 
An early 42nd Street attraction was Murray's Roman Gar
dens, a forerunner of today's themed restaurants, with 
Greco-Roman-Egyptian decor and erotic murals mas
querading as classical art. Murray's advertising was equal-

ly scrambled: "Within earshot of the noisy iron horse, [ the 
diner] can be transported as though on the famous carpet 
of Mahomet, back into ancient Rome. . .." 

The Times Square esthetic was never subtle. It aimed to 
draw a crowd, and it did. Visitors to New York from any
where in the world, it was said, could stand at the comer 
of 42nd and Broadway for half an hour and be sure to 
bump into someone they knew. Taking advantage of the 
foot traffic, advertisers erected ever-brighter signs and mar
quees that made midnight seem like a reasonable hour. 
G. K. Chesterton commented in 1922: "What a glorious 
garden of wonders this would be, to any one who was 
lucky enough to be unable to read." 

Tama Starr, third-generation president of the Artkraft 
Strauss Sign Corporation, doesn't agree, of course. The 101-
year-old company builds and installs most of Times 
Square's giant illuminated signs, or "spectaculars." "Times 
Square is an advertising park. It's not Rockefeller Center," 
she tells me ~hen I visit her office in-an old industrial 
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The Camel man just 

kept puffing, one smokebuilding overlooking the Hudson to house the New York Times , which 
River. And like Yosemite, it's a park persuaded the city co rename thering eve1y four seconds,with its own special attractions. One square in its honor. Now mostly 
was a 1947 roof sign designed by Dou empty, the building serves mainly as auntil 1966.glas Leigh for the Bond Building, 
which was at that time a clothing store 
on the east side of Broadway. "It had a waterfall a block 
long and 50 feet high," Starr says. "It used 50,000 gallons 
·of water with antifreeze and had 23 recirculating pumps. 
On each side were 60-foot nude statues wearing gold togas 
made of neon." The effect was stunning, she assures me. 
"And the splashing water released positive ions, which are 
health-giving." 

Another of her favorites was the Camel sign that blew 
giant smoke rings (steam, actually) . Also a Leigh design , 
the billboard was installed in June 1941. 'The great thing 
about that sign is that it anticipated the war-it didn't use 
lights," Starr says. Indeed, the government soon ordered 
Times Square blacked out above street level so German U
boats couldn't pick out ship silhouettes against the glow. 
The Camel man just kept puffing, one smoke ring every 
four seconds, until 1966. 

After dark, I tour Times Square with Artkraft publicist 
and in -house historian Ed Hayman. Oblivious to the 
jostling crowds, Hayman, a former cheater critic, talks affa
bly about the Times Square chat starts 
ten feet off the ground, from the exact 
half-scale model of British Airway's 
Concorde chat weighs as much as the 
real thing to the neon-accented spec
tacular at the 4md Street subway sta
tion announcing the 11 lines chat con
verge here. We stop to admire the 
new Morgan Stanley headquarters at 
che north end of the bow tie. Three 
screams of financial data move magi
cally across the face of the building at 
different heights and slighcly different 
speeds; I can 'c understand a bit of it, 
but I'm hypnotized by the effect . 
"That's the largest outdoor LED dis
play in the world. Those letters are ten 
feet high," Hayman says. 'The whole 
building is an information device." 

Its progenitor is the Zipper, just 
down the street. The Zipper is the 1ib
bon of news bulletins that scurries 
around the Times Tower, the wedge
shaped structure where the ball drops 

billboard holder.) "Even as the Zipper 
went up in 1928," Hayman says, 

"Times Square was already the place to go if there was a 
big event. On election night, on New Year's Eve, dming 
prizefights, people would get on the subway and come 
here to be part of the crowd watching the Zipper and 
waiting for news." History didn't really happen here first; 
New York-based news photographers and newsreel cam
eramen just made it seem as though it did . The Zipper 
has now been eclipsed by the captioned news reports on 
the enormous NBC/Panasonic Astrovision TV that hangs 
just above it. Still, the tradition persists. When Princess 
Diana died last summer, Hayman says, people jammed the 
sidewalks here to follow the news in lights, perhaps com
forted to be part of a crowd. 

And the new Times Square is crowded indeed. Well in
to the night, the sidewalks are awash in humaniry-clean
cut teenagers out on daces, theatergoers flocking co restau
rants and a surprising number of moms pushing strollers. 
The torrents of pedestrians scream around the ubiquitous 
tourists pointing video cameras, who stand fast like liccle 

each New Year's Eve. (The tower was In the 1980s, before the current revival of Times Square, street-comer reforiners were as 

built as a Florentine campanile in 1904 common a sight as the adult establishments. 
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(.')Times Square: X Marks the Spot 
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The crossroads of Manhattan, where Broadway slices across Seventh 

Avenue and 42nd Street, Times Square has had its share of ups 

and downs since Oscar Hammerstein I opened the first theater in 

1895 (back then, it was called Longacre Square). A few of the "ups," 

clockwise from above: crowds flood the square on May 7, 1945, on 

news that Germany has surrendered; 20 inches of snow blanket 

the Great White Way in December 1948; the Times Tower in 1926; 

the much-loved Camel sign, which went down in 1966, blows smoke 

rings (actually, steam); and-from VJ Day-Alfred Eisenstaedt's 

famous photograph of a sailor kissing a nurse. 
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town or across the river would recognize and 
say, There's Times Square."' Yet it couldn't be 
gaudy or overly theatrical, he says. "We wanted 
to maintain a level of architectural integrity. vVe 
couldn't just put a big sign on top with an 
arrow: THEATER DISTRICT HERE."' 

The Tishman hotel is Arquitectonica's first 
major New York project, but the firm was an 
apt choice for the job. Founded in 1978 by the 
Peruvian-born, Princeton-educated Fon-Brescia, 
his American wife, Laurinda Spear, and three 
other coprincipals (who later left the firm), 
Arquitectonica helped recast Miami in the 1980s 
as a hip tropical metropolis. The Atlantis, a 
beachfront high-rise with a hole in the middle, 
was featured weekly in the opening montage 
of the TV show Miami Vice. (The hole con
tained a red spiral staircase, a Jacuzzi and the 
world's most famous palm tree.) 

For Times Square, Fort-Brescia and Spear 
wanted the skyscraper itself, top to bottom, to 
serve as an illuminated billboard-a 950-room 
spectacular. The result is a two-tone asymmet
rical tower that a bolt of light seems to be split
ting in half. "The lighting could shoot up the 
side of the building and into the sky," Fort
Brescia says, "or it could shoot down and 
explode in the ground." The explosion idea is 
picked up by a profusion of signage erupting 
from a retail arcade at street level conceived by 
D'Agostino Izzo Q1lirk Architects. Between this 
and the set-back skyscraper, Arquitectonica 
designed a smallish boutique hotel with a more 

Designed by the Miami-based architecture firm Arquitectonica, this jazzy 57- painterly exterior-a floodlighted collage of 
story skyscraper will be Times Square's newest landmark. New York attractions borrowed from old sou-

venir postcards. "It creates this gigantic bill
board of a vacation in New York," Fort-Bres

erosion-resistant islands. On Broadway and 42nd, I talk cia says enthusiastically, sounding as though he's ready to 
with a young Finnish couple here on their first visit. The book a two-week vacation in Times Square right now. 
woman has been avidly taking snapshots of signs. "In Fin If Times Square's momentum continues, of course, other 
land, we have small signs with small lights. Everything is flamboyantly styled skyscrapers may soon cluster around 
rather dim. This is totally different,'' she says. Her hus Arquitectonica's, clamoring for attention. The Municipal 
band is more emphatic. 'This is beautiful. When we show Art Society's Brendan Sexton is an Arquitectonica fan, but 
these pictures to our friends, they will all want to come." he, for one, doesn't worry about its design being upstaged. 

Of the many razzle-dazzle attractions luring people to "Actually, I hope it does get competition. Times Square 
Times Square, none can match the scale, ingenuity and should be a harmonious jumble. Its harmony will always 
sheer chutzpah of the Arquitectonica-designed hotel tower be different from what you will find anywhere else. It's a 
soon to rise over Eighth Avenue. For all of Broadway's harmony of the outlandish." ! 
bright lights, architect Bernardo Fort-Brescia tells me, it has 
always lacked a distinctive profile on the Manhattan sky New England freelancer Doug Stewart avoids malls and theme parks 

line. "We needed to create a veitical icon that people down- but loves the new Times Square·. 

z 
0 
;: 
< 
0: 

~ 
"' 0 
u ... 
3 
::! 
0. 

g... 
i:; 
Cl 

z 
< 
"' "':, 
z 
< 
::! 
:i: 

. ' VI
;: 

M T H 0 N ,\ N 

191 



As appeared in ... 

t\tt 
SUNDAY, MAY 21, 1995 

Arts & Leisure 
By HERBERT MUSCHAMP 

K
A-BOOM! ARQUITECTONICA HAS LAND
ed. Landed the job, anyhow. The Miami
based architects, renowned for their colorfully 
jazzed-up modern designs, have been chosen 

to create a keystone to the multi-building complex that 
represents the rebirth of Times Square-the major new 
convention hotel planned for Eighth Avenue and 42d 
Street. The legendary mecca of raffish good times and 
the architectural firm with rhythm, 42d Street and 
Arquitectonica are a match made in honky-tonk heav
en. 

The fruit of their union will not be mistaken for 
the Plaza. Don't expect oak paneling, marble columns 
or palm trees wafting gently over decorous afternoon 
teas. Instead, this glitzy Ritz will erupt with vibrant 
color and flashing lights in a building designed to look 
like an exploding meteor. Scheduled for completion by 
Jan. 1, 2000, it's a jazz fanfare for the millennium, an 
apocalypse with room service. 

Selected May 11 over competing designs by two 
internationally prominent architects, Michael Graves 
and Zaha Hadid, the hotel will be Arquitectonica's first 
building in New York. It will also enlarge the Times 
Square presence of the Disney Corporation, which is a 
partner in the project with the Tishman Urban 
Development Corporation and also responsible for the 
renovation of the New Amsterdam Theatre just east of 
the hotel site. As the participation of those corporate 
Goliaths suggests, this architectural fantasy is big-time 
business, though money for its completion is yet to be 
raised. Economic return, not esthetic merit, is the para
mount goal of the project's government sponsors, the 
New York State Urban Development Corporation and 
the New York City Economic Development 
Corporation. 

But the best guys won anyhow. While all three 
designs were good, Arquitectonica's captured the spirit 
of place: the unsubtle fusion of erotics and economics 

Miami boomers with a fun-loving 
streak and a rock-group name, 
Arni 1itartnnir~ l~nrl :;a l,aHctnna 



Bursts of Light A model of Arquitectonica's design for a hotel and entertainment and retail complex at 42nd 
Street and Eighth Avenue - Evoking chaos. 

"I see this outstandingly smart design as a 

study in urban psychology. It seeks to visualize 

the forces that link private emot~(!nS and public 

space. The design's chaotic pile-up of signs, 

stores and attractions are an invitation not just 

to consume, but to be hungry." 

project for a new Times Square. 

that is Times Square. Their design embodies the drives, 
defenses, fantasies and symbols that animate this leg
endary crossroads of dollars and desire. 

The design is a vertical triptych. Stretching 
along the north side of 42d street will be an entertain
ment and retail complex designed by specialists in retail 
outlets, D' Agostino Izzo Quirk Architects. Housed in a 
mix of new and renovated structures, the complex will 
retain the existing scale of the neighboring low-rise 
buildings while pumping it full of new life. Restaurants, 
shops, superstores and an Imax theater are among the 
uses currently planned. 

A 10-story Disney Vacation Club, containing 
100 time-share apartments, will anchor the corner of 
42d and Eighth, or possibly blow it away, for the jagged
edged structure is supposed to represent a meteor 
moments after the crash. Rising above the fallen body 
is the 680-room hotel, a 47-story tower sheathed with 
colored glass. A curving streak of light, representing the 
meteor's trail, splits the skyscraper down the middle. 
Blue-toned glass clads the west side of the tower in a pat
tern of vertical stripes, while the east side is glazed with 
horizontal bands of copper and orange. Some will find 
the tower's esthetic unpleasantly reminiscent of the 
1964-65 New York World's Fair. I like the flashback to 
that populuxe extravaganza. 

In accordance with the guidelines for the pro
ject, the design makes heavy use of lighting and signs. 
Immense "supersigns" will march across the retail and 
entertainment complex in a neon pop art parade. The 
tower itself will erupt periodically in a light show 
designed by Fisher Marantz, the lighting wizards. High
powered beams within the curving "meteor path" will 
shoot up into the sky, while clouds of "pixie dust" will 
explode at the base. 

New York's leading avant-garde architects, 
Elizabeth Diller and Ricardo Scofidio, have designed a 
tower of video monitors for the hotel's Eighth Avenue 
corner, while a 10-story mural of glass mosaics will cover 
the vacation club with postcard images of New York 
landmarks. 

The architects have described the project as a 
deliberate evocation of chaos. The eclectic mix of signs, 
styles and storefronts in the retail base, especially, is 
meant to look like a jumbled heap. One could interpret 
this on a purely cartoon level as the physical upheaval 
caused by the meteor's impact. Or, on a more sophisti
cated level of urbanism, one could view the jumble as a 
metaphor for the havoc unleashed by development in a 
city from which planning, for the most part, has all but 
disappeared. 

I see this outstandingly smart design as a study 
in urban psychology. It seeks to visualize the forces that 
link private emotions and public space. The design's 
chaotic pile-up of signs, stores and attractions are an 
invitation not just to consume, but to be hungry. I can 
think of no other recent work of architecture that pic
tures more accurately the disordered universe that desire 
brings in its wake. 

This is the private universe, the life shaken up 
by the drives that bring people to the city, to connect 
with others, with destiny, with themselves. And it's the 
universe of the city itself, propelled through time by its 
unflagging willingness to sacrifice order to ambition. ■ 
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entrepreneurs recognized the 
demise of their theaters and 
converted them to movie hous
es, chopping up and disman
tling historic elements in the 
interior spaces to make way for 
large-screen motion pictures. 
This worked for a while, until 
pornographic movies and 
stores began to appear in the 
1960s, creating an unsavory 
phenomenon unique to this 
800-foot-long block. Low
budget exploitation films 
reflected the greatest ills of our 
society, and in turn, the street 
imitated the "art." Legitimate 
businesses were forced out, and 
undesirable enterprises crept in 
to cater to a new clientele: drug 
addicts, prostitutes, runaways, 
con artists, and criminals. 

For more than 25 years, no 
one could walk down 42nd 
Street and feel safe. At its height, 
it was the worst crime block in 
New York City-a metropolis in 
which 7.3 million people live. An 
average of six arrests per day 
were made on the street; offend
ers frequently were seen be"1g 
handcuffed and dragged off by 
the police. Forty-Second Street 
was the frightening underbelly of 
all that glittered in New York. 

The Beginnings 
of Urban Renewal 

Politicians, residents, com
muters, and the most important 
business in the neighborhood
The New York Times, whose 
headquarters is on West 43rd 
Street between 7th Avenue and 

EWalk on 42nd Street and 8th Avenue in New York City will consist of 200,000 
square feet of entertainment/retail/theme restaurant space and a 650,000-
square-foot, high-rise hotel. Inset, the New Amsterdam Theatre, once home to 
the Ziegfield Follies and Fanny Brice. 

8th Avenue-took up the battle 
cry against crime and blight. 
Finally, in 1981, the New York 
State Urban evelopment Cor
poration, along ith New York 
City, said enough is enough. 
With great fanfare, they an
nounced that New Yor State 
would use its power of eminent 
domain to condemn some 2 
properties to restore the street, 
and thereby create one of what 
was expected to become the 
largest urban renewal programs 
(13 acres) in the country and 
the largest ever jointly under
taken by New York City and 
New York State. 

The city and state govern
ments issued a request for pro
posals, and some of the most 
important names in New York 
City real estate took up the 
challenge to develop 1980s
style real estate: four office tow
ers totaling 4.1 million square 
feet on the eastern corners of 
the block, where the city had 
more than doubled the permit
ted floor/area ratio (FAR); a 
merchandise mart on the south
western end; and a hotel on the 
northwestern end. In the mid
block canyon, they envisioned 
the restoration of the historic 
theaters. 

A series of stops and starts 
followed, with developers un
able to secure tenants or financ-

ing, and acknowledging that the 
market was not yet ready. But 
most important, lawsuits and 
more lawsuits and challenges to 
the lawsuits were filed, based on 
every possible interpretation of 
the state's authority, the public 
process, and the environmental 
impact statement. Tenants on 
the block and others who 
thought that the area should 
not change or that the tax deal 
offered to the developers was 
far too extensive initiated a total 
of 47 lawsuits. 

Bold St s 
The city and the state 

showed a remarkable ability to 
persevere, to fight the chal
lenges, to deny the lawsuits one 
by one and move forward . By 
the late 1980s, the lawsuits were 
finished-but so was the c m
mercial marketplace for new of
fice and hotel construction. 
There had never been any justi
fication for the merchandise 
mart; it was simply a grand idea 
with no foundation. The only 
developer still involved was 
Park Tower Realty, which had 
secured the right to develop the 
four office towers surrounding 
One Times Square, famous as 
the icon from whose roof a cer
emonial ball is dropped towel
come the New Year. 

But Park Tower needed a 
deep-pocket partner that could 
sustain the project with a longer
term view than that of a devel
oper. Enter Prudential Insur
ance Company, which took a 

major equity stake in what is 
now known as Times Square 
Center Associates. And Times 
Square Center Associates did a ! 
curious and amazing thing. In 
1989, under threat of being de
designated by the city and state 
and at the bottom of the market, 
but with the foresight ofwhat 
was to come, Times Square 
Center Associates wrote a check 
for $241 million to protect its 
property rights. This amount 
represented the state's estimated 
cost to condemn about half of 
the block heading west. Times 
Square Center Associates then 
was given two years to com
mence construction of the first 
office building or risk losing its 
money. In 1991, it was given a 
further reprieve if it could come 
up with a ten-year interim retail 
plan for the four corners and 
agree to spend no less than $20 
million to jump-start the trans
formation of the block 

A commitment of$20 mil
lion after the initial cost seems 
small, but once again it was not 
to be taken lightly. Prudential 
agreed to move forward, while 
at the same time the state initi
ated a design guideline study 
to determine what the street 
should look and feel like. Archi
tect Robert .M. Stern directed 
the design gu'deline process. 
Stern's group, made up of a tal
ented cadre of gra hie design
ers and architects, developed a 
wonderfully complex, yet at the 
same time quite simple notion 
that the street should be "un
planned." In other words, what 
made the street so unique were 
the images of each decade that 
evolved on various facades 
through decorative elements, 
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entrepreneurs recognized the 
demise of their theaters and 
converted them to movie hous
es, chopping up and disman
tling historic elements in the 
interior spaces to make way for 
large-screen motion pictures. 
This worked for a while, unti l 
pornographic movies and 
stores began to appear in the 
1960s, creating an unsavory 
phenomenon unique to this 
800-foot- long block. Low
budget exploitation films 
reflected the greatest ills of our 
society, and in turn, the street 
imitated the "art." Legitimate 
businesses were forced out, and 
undesirable enterprises crept in 
to cater to a new clientele: drug 
addicts, prostitutes, runaways, 
con artists, and criminals. 

For more than 25 years, no 
one could walk down 42nd 
Street and feel safe. At its height, 
it was the worst crime block in 
New York City- a metropolis in 
which 7 .3 million people live. An 
average of six arrests per day 
were made on the su·eet; offend
ers frequently were seen being 
handcuffed and dragged off by 
the police. Forty-Second Street 
was the frightening underbelly of 
all that glittered in New York. 

The Beginnings 
of Urban Renewal 

Politicians, residents, com
muters, and the most important 
business in the neighborhood
The New York Times, whose 
headquarters is on West 43rd 
Street between 7th Avenue and 
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8th Av:enue-took up the battle 
cry again t crime and blight. 
Finally, in 981, the New York 
State Urban Development Cor
poration, along with New York 
City, said enough is enough. 
W ith great fanfare, they an
nounced that New York State 
would use its power of eminent 
domain to condemn some 52 
properties to restore the street, 
and thereby create one of what 
was expected to become the 
largest urban renewal programs 
(13 acres) in the country and 
the largest ever jointly under
taken by New York City and 
N ew York State. 

The city and state govern
ments issued a request for pro
posals, and some of the most 
important names in N ew York 
City real estate took up the 
challenge to develop 1980s
style real estate: four office tow
ers totaling 4.1 million square 
fee t on the eastern corners of 
the block, where the city had 
more than doubled the permit
ted floor/area ratio (FAR); a 
merchandise mart on the south
western end; and a hotel on the 
northwestern end. In the mid
block canyon, they envisioned 
the restoration of the historic 
theaters. 

A series of stops and starts 
fo llowed, with developers un
able to secure tenants or financ-

EWalk on 42nd Street and 8th Avenue in New York City will consist of 200,000 
square feet of entertainment/retail/theme restaurant space and a 650,000-
square-foot, high-rise hotel. Inset, the New Amsterdam Theatre, once home to 
the Ziegfield Follies and Fanny Brice. 
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ing, and acknowledging that the 
market was not yet ready. But 
most important, lawsuits and 
more lawsuits and challenges to 
the lawsuits were filed, based on 
every possible interpretation of 
.the state's authority, the public 
process, and the environmental 
impact statement. Tenants on 
the block and others who 
thought that the area should 
not change or that the tax deal 
offered to the developers was 
fa too extensive initiated a total 
of 47 lawsuits. 

The city nd the state 
showed a remarkable ability to 
persevere, to fight the chal
lenges, to deny the lawsuits one 
by one and move fo rward. By 
the late 1980s, the lawsu·rs were 
finished-but so was the com
mercial marketplace for new of
fice and hotel construction. 
There had never been any justi
fication for the merchandise 
mart; it was simply a grand idea 
with no foundation. The only 
developer still involved was 
Park Tower Realty, which had 
secured the right to develop the 
four office towers surrounding 
One T imes Square, fa mous as 
the icon from whose roof a cer
emonial ball is dropped towel
come the New Year. 

But Park Tower needed a 
deep-pocket partner that could 
sustain the project with a longer
term view than that of a devel
oper. Enter Prudential Insur
ance Company, which took a 

major equity stake in what is 
now known as Times Square 
Center Associates. And Times 
Square Center Associates did a 
curious and amazing thing. In 
1989, under threat of being de
designated by the city and state 
and at the bottom of the market, 
but with the foresight of what 
was to come, Times Square 
Center Associates wrote a check 
for $241 million to protect its 
property rights. This amount 
represented the state's estimated 
cost to condemn about half of 
the block heading west. Times 
Square Center Associates then 
was given two years to com
mence construction of the first 
office building or risk losing its 
money. In 1991, it was given a 
further reprieve if it could come 
up with a ten-year interim retail 
plan for the four corners and 
agree to spend no less than $20 
million to jump-start the trans
formation of the block 

A commiunent of $20 mil
lion after the initial cost seems 
small, but once again it was not 
to be taken lightly. Prudential 
agreed to move forward, while 
at the same time the state initi
atecl a design guideline study 
to determine what the street 
should ook and feel like. Archi
tect Rohen .M. Stern directed 
the design guideline process. 
Stern's group, made up of a tal
ented cadre of gra hie design
ers and architects, developed a 
wonderfully complex, yet at tl1e 
same time quite simple notion 
that the street should be "un
planned." In other words, what 
made the street so unique were 
the images of each decade that 
evolved on various facades 
through decorative elements, 

Times Square, New York City. On facing page, the New Amsterdam Theatre, a 1907 landmark example of art nouveau interior 
design in North America, is undergoing a $35 million historic restoration. 

new elevations, and most im
portant, brash, bold signs. 

Stern felt the street should 
be layered, old against new
tacky, retro, and garish witl1 no 
uniform sign bands and no 
mall-like structure. This ap
proach was a natural progres
sion from Robert Venturi's 
thesis in Complexity and Con
tradiction and Learning from 
Las Vegas: "unplanning" in the 
heart of America's most impor
tant city. 

In addition to developing 
the overall design guidelines, 
Stern went on a walking tour 
with the Walt Disney Compa
ny's chief executive officer, 
Michael Eisner, one rainy ~at
urday morning. They toured 
the New Amsterdam Theatre, 
which was built in 1907, be
came home to the Ziegfield 
Follies, and had a stage once 
adorned by Fanny Brice. Archi
tecturally, its interiors represent 
the foremost example of art 
nouveau design in North Amer
ica. However, it had become a 
dilapidated movie theater 
whose truncated box seats had 
not been used in more than ten 
years. Eisner, a New York na
tive with the vision and re
sources to tackle the impossible, 
contracted with the state to re
furbish the theater. The New 

Amsterdam is currently under
going a $3 5 million historic 
restoration, managed by Tish
man Construction Corporation. 
More important than the physi
cal work is the message it sends 
to New Yorkers and retailers: 
42nd Street is safe again, and 
can be a destination point for 
family entertainment 

Crime is now down by 80 
percent and, according to police 
statistics, 42nd Street is the 
safest street in midtown Man
hattan. The state has taken pos
session of the pornographic 
theaters and shops, cleaned the 
sidewalks, put up signs and col
orful facades, and even placed 
poetry on marquees-a small 
taste of what is to come. 

EWalk-A Vision 
for the Future 

In May 1995, Tishman Ur
ban Development Corporation 
was designated to develop the 
largest site within the project 
area, a 57,500-square-foot parcel 
on the northeast corner of 42nd 
Street and 8th Avenue. Tishman 
was selected in a hotly contested 
competition that included Mar
riott and Milstein/Hilton. 
Selection criteria heavily weighed 
concept, design, and economic 
development benefits to the 
public in tl1e form of rent, per-

centage rent and payments in 
lieu of taxes. Tishman's plans in
clude a 200,000-square-foot ur
ban entertainment center that 
fronts on 42nd Street along with 
a 900-room hotel at the corner 
of 43rd Street and 8th Avenue. 
Two architects designed the re
tail and hotel components inde
pendently, creating a dynamic 
visual tension where their lines 
meet. The hotel architect, 
Arquitectonica ofMiami, de
signed the high-rise structure in 
two dramatic elements, one 
blue-toned vertical element set 
against a bronze-toned horizon
tal element, sliced apart by a 
cometlike beam of light. The re
tail architect, D'Agostino Izzo 
Quirk of Boston, designed the 
low-rise retail component as a 
series of stage-set buildings rem
iniscent of other facades on the 
street and layered with lights and 
signs-all in the "unplanned" 
manner suggested by Stern's 
design guidelines. 

Tishman's retail vision, 
which is supported by city and 
state agencies, is to create a 
one-of-a-kind entertainment 
zone along 42nd Street. Three 
elements are necessary to 
achieve this vision. First, for an 
entertainment center to realize 
its greatest potential, it must 
occupy a unique, "branded" 

•
location, and 42nd Street is 
known worldwide as quintes
sential New York City. Second, 
the project must make an archi
tectural statement so distinctive 
that people will come just to see 
the buildings. Finally, unique 
tenants will attract tourists and 
residents who cannot go to the 
same venues elsewhere in the 
city or at their suburban malls. 

This third element consti
tutes the most challenging as
pect of the 42nd Street project. 
The need to create a distinctive 
experience for customers and 
visitors must be tempered with 
the economic realities of financ
ing a specialty retail center, 
through public/private venture 
with a subordinated ground 
lease, in an improving location. 
In other words, investors and 
lenders in the risk-averse 1990s 
want to see enough credit or 
quasi-credit tenants for them to 
be comfortable in committing 
to financing. 

The retail project will have 
five 40,000-square-foot floors 
in a configuration 400 feet long 
by 100 feet deep. There will be 
a direct connection from the fu
ture hotel to the retail space on 
the second floor. The intention 
is not to build a vertical mall 
with shared common space. All 
tenants will have a 42nd Street 
address, and some will occupy 
multiple floors. The third and 
fourth floors have been desig
nated for a major entertainment 
company that is a destination
driven user. Theme restaurants 
will serve as "bookends" for the 
project, each occupying 20,000 
to 40,000 square feet. These 
three uses together add up to 
approximately 70 percent of the 
space, and the remaining space 
will be occupied by unusual 
New York City retailers and 
big-box merchandisers. 

Tishman has named its 
project "E Walk on the New 
42nd Street," with emphasis on 
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the E for entertainment. Con
sti-uction is scheduled to begin 
by the end of the year, with 
completion expected two years 
later. T he project will be built 
in two phases: retail, entertain
ment, theme restaurants, and 
signage first, with the hotel to 
follow. The 99-year ground 
lease with the state provides for 
separate leases and therefore 
separate ownership of the retail 
and hotel sites. Like the Tish
man-developed Walt Disney 
World Swan and Dolphin ho
tels, the 42nd Sti·eet hotel will be 
themed. At this time, the ground 
lease is fully negotiated, and ap
proximately 55 percent of the 
space in the retail/entertain
ment sector is committed. 

A High-Tech Approach 
Contemporary entertain

ment for the U.S. mass market 
is not necessarily high tech. 
Tishman defines an urban en
tertainment destination as 
bundling five kinds of venues: 
music (including live), movies, 
sports, information, and virtual 
reality. Layering these activities 
with related synergistic mer
chandising in a themed envi
ronment has presented an excit
ing and logical approach to 
their .marketing effort. From 
the beginning of time, shopping 
has been a form of entertain
ment. But now, in this genera
tion X, net surfing, instanta
neous world, people demand 
more from their shopping. The 
targeted demographic groups
foreign and American tourists 
and metropolitan-area resi
dents- need a reason to extend 
their stay, by being entertained, 
by participating, and by experi
encing a changeable environ
ment. This is why Tishman 
has been recruiting tenants 
that are of the moment, ever
changing, and providing con
sumers with reasons to come 
back again and again. 

The Glory of Signs 
The project's entertainment 

ambience will be enhanced by 
"super signage" of all sizes and 
incorporating various technolo
gies. Historically, zoning in 
New York City provided for sig
nage of this magnitude only in 
Times Square and on highways. 
Critics of the 42nd Street guide
lines complain that this display 
will be garish or over the top, 
but it can also be argued that it 
will create an incredibly textured 
urban experience that overwhelms 
the senses-in an acceptable 
manner. The Tishman retail/ 
entertainment project will have 
a dozen or more supersigns, 
with a large icon on the corner 
signaling the rebirth of 42nd 
Street and creating a new West
ern Gateway to Times Square. 

Forty-Second Street 
Resurgent 

If New York City can be 
considered a massive theme 
park made up of an incredible 
diversity of people and attrac
tions, then Times Square is the 
entertainment zone and 42nd 
Street is a mall with a central 
spine. Debt and equity sources 
that once turned a deaf ear to 
Manhattan's west side are now 
showing interest in underwrit
ing this marketplace. By statute, 
any remaining pornographic 
stores will be closed if they are 
within 500 feet of a school or 
church, and they are no longer 
permitted to locate adjacent to 
similar undesirable venues. 
Eighth Avenue is being up
zoned to encourage greater 
residential and commercial 

development. Furthermore, the 
area is home to almost 40 legiti
mate theaters. 

Most of the remainder of 
42nd Street is leasing up to other 
live theaters, Madame Tussaud's, 
a Marvel Mania restaurant, a 
Disney store, movie theaters, a 
microbrewery, and small retail
ers. On the same block as the 
Tishman site, Disney is com
pleting its theater for Broadway 
shows. One block away, the 
Durst Organization plans to 
build a 1.6 million-square-foot 
office building on one of the Pru
dential sites and has announced 
that Conde Nast will be its an
chor tenant. Meanwhile, Lehman 
Brothers has purchased One 
Times Square for conversion to a 
massive, four-sided billboard. 

This bundling of energy and 
activity promises to create a 
natural haven for the nearly 25 
million tourists who visit Times 
Square annually, along with the 
150,000 workers in the neigh
borhood and the 200,000 peo
ple who arrive and depart every 
day at the nearby Port Authori
ty bus terminal. For 15 years, 
the renewal of 42nd Street has 
proceeded by two steps for
ward, one step back. But when 
the lights go on and the stars 
start shining, look out! Forty
Second Street, known by many 
as "The Deuce," will again take 
its rightful place as the star at 
the center of the entertainment 
universe. ♦ 

Jolin T. Livingston is president 
and cliief operating officer of 
Tis11111an Urban Development 
Corporation, developer of 
E Walk on die New 42nd Street 
and an operating unit of 
Tisliman Realty & Construction 
Co. , Inc., a real estate develop
ment, construction, and 11otel 
management company 11ead
quartered in New York City. 
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furious union protest that 
caused mayhem in Manhattan 
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weather undermine groundl Engineering News-Record 
breaking California toll road 
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Durst is part owner of New York 
state's largest organic farm. Con
struction's Dan Tishman raises 
llamas and trees in New Eng

land. Urban planner Rebecca Robertson 
is a transplant from Toronto, a city far 
away from the bite of the Big Apple. And 
Disney's own king, Michael Eisner, is 

erica's reigning symbol of squeaky 
clean-from sea to shining sea. 

So what's an odd bunch like this do
ing in a place like Times Square-for 
two generations reviled as the crossroads 
of cheese? They are creating the miracle 
of 42nd Street. 

The strip between Broadway-and 
Eighth Avenue is still an asphalt jungle. 
But street crime is down 50% since 1992. 

Manhattan's 42nd Street revival 
a big hit, way before its build-out 
Pickpockets and con artists have been 
replaced by hordes of ordinary people. 
Marquees for the Lion King and Ragtime 
have prevailed over signs flashing "XXX" 
and "Live Girls." And turf battles are 
between Disney and Warner stores. 

Giant billboards camouflage construc
tion's sidewalk sheds. And dirt is generat
ed by dozers and dump trucks, not pimps 
and prostitutes. It's a changed scene. 

The state-city-subsidized revival of the 
13-acre zone that forms the southern 

border of Manhattan's theater district is 
already a hit, yet only 142,000 ofan even
tual 8 million sq ft of development is 
occupied. With only one site unaccount
ed for, the business establishment sees a 
street paved with gold. 

"A public investment of $75 million 
has leveraged more than $2 billion in 
private investment," says Charles A. 
Gargano, who in 1995 became chairman 
of the state's Urban Development Corp., 
which he renamed the Empire State 

TOAST OF THE TOWN 
Gov. George Pataki (second from right) 
and Empire State Development Corp.'s 
Charles Gargano click glasses after the 
successful move of the Empire Theater. 
Forest City Ratner is incorporating the 
landmark into an entertainment-retail 
center with 25 movie screens and a 
wax museum. 

WALKING ON STEEL 
Tishman's E Walk, another entertain
ment-retail development, takes form 
(right) as Durst's Four Times Square, 
billed as the first "green" speculative 
office tower in the U.S., nears comple
tion at the opposite end of the 42nd 
Street redevelopment zone. 
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Development Corp., New York City. In 
1982, UDC, the state's enabler of urban 
economic development, formed the pre
decessor to the 42nd Street Develop
ment Project Inc. The goal was to turn 
around Manhattan's Tenderloin District. 

A new Times Square subway station, 
and interim stores and eateries are keep
ing the street lively while construction 
proceeds at several sites. The curtain 
came up on the New Victory children's 
theater in December 1995. In 1996, the 
New Amsterdam Theater started raking 
in audiences for The Lion King. The 
Ford Center for the Performing Arts, 
enveloping the landmark Apollo and 
Lyric theaters, opened late last year with 
Ragtime. Coming later this year is Four 
Times Square, a 1.6-million-sq-ft sky
scraper billed as the nation's first "green" 
speculative office tower. It was also Man
hattan's first office high-rise to break 
ground in almost a decade. 

Following in 1999 are""tw_ o_m- ul....,t~is-creen 
entertainment-retail complexes: Tishman 
Urban Development Corp.'s 200,000-sq
ft E Walk will feature 13 SONY/ LOEWS 
theaters. Forest City Ratner Cos.'s $160-
million development will spotlight a 
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ater owner The Shu
bert Organization 
Inc. This was despite 
"fabulous under
lying economics," 
she says, from the 
block's location be
tween the city's main 
bus terminal and 
Times Square. 

Despite some of 
the highest pedestri
an counts in the city, 
"there was a huge 
credibility gap," adds 
Wendy Leventer, 
the 42nd Street De
velopment Project's acting president. 

The state's original plan called for 
"clear-cutting" 42nd Street, except for 
the theaters, to construct four skyscrap
ers, a merchandise mart and a hotel 
(ENR 4/15/82 p, 14). When the Philip 
Johnson-designed office quartet was 
unveiled in 1982, it was hailed oy politi
cians and corporate interests but gener
ally despised by the public. Critics called 
it bland, barren, too corporate and blind 
to the street's rich history as a legitimate 

That allowed workers to separate the 
column and demolish the existing foot
ing. They also set two steel transfer 
plates at the low end of the now-hang
ing column. Then they poured the new 
footing and the new column stub, up to 
the bottom of the lower of the two 
transfer plates. 

To transfer the load from the tempo
rary assembly back to the extended col
umn, workers drove steel wedges 
between the upper and lower transfer 
plates. But first, they had to jack the 

MANEUVERING GIRDERS WAS TRICKY. 

entertainment center. It was "another 
Rockefeller Center," says Robertson. 

The Johnson design lost center stage 
in the late 80s because the entire enter
prise got bogged down in the courts. 
Mostly, lawsuits were brought by to-be-dis
placed merchants, and landlords outside 
the zone who thought its tax subsidies 
created unfair competition. 

By April 1990, the state had won all 44 
lawsuits. It then took title to three-quar
ters of the property. "That was a very 

column another Yt6 in. 
Crews then finished up by grouting 

where necessary and burning off any 
projections. The pickup collar 
remained to ensure the column's struc
tural integrity, says Burns. 
NEEDLE BEAMS The strategy for 
removing the three center columns was 
to first insert four steel needle beams at 
tJ:ie top of each column, perpendicular 
to the permanent transfer girders, to 
temporarily support the loads. After 
preparing the column top, workers 
removed 25% of the column so they 
could insert a needle beam. That step 
was repeated three times until the nee
dle beams replaced 100% of the column 
top. 

With that accomplished, workers 
maneuvered the girders into their 
approximate horizontal position, using 
a trolley system suspended from exist
ing columns. Two girders, to sandwich 
a column, were then jacked up using a 
synchronized lifting system. 

With this accomplished, girder webs 
were welded to the collars and new 
steel columns erected on the new foot
ings at each girder end. The load was 
then transferred to the new columns 
and footings and the old column 
demolished. 

Final excavation will follow. "This is 
not the usual interiors job," says Leo. 

By Nadine M. Post 

important moment," 
says Leventer. 

Soon after, Pru
dential Insurance 
Co. of America and 
Park Tower Realty, 
the original develop
er of the tower sites, 
issued the state a 
$241-million letter 
ofcredit, as required 
in its agreement. 
The state used some 
of the funds to com
pensate the 400 or 
so businesses it was 
about to relocate. 

The next fly in the ointment was the 
real estate crash. That made Prudential 
and Park Tower want to delay the agreed
upon schedule for office tower construc
tion until the market returned. They 
proposed emptying the sites and fencing 
in the lots. 

Robertson recoiled at the idea, sensing 
it would kill the entire revival, and saw a 
chance instead to use the recession to 
recharge the street's master plan. She 
sent her team back to the drawing boards 
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BASEMENT WORK WAS RISKY. 

Madame Tussaud's Wax Museum and a 
25-screen AMC Theatre, which involved 
sliding the 3,700-ton Empire Theater 
down the block (ENR 3/9 p. 17) . Next 
yea1~ the New 42nd Street Inc. will begin 
constiuction of a 10-story rehearsal stu
dio-theater-office building on the site of 
the Selwyn office building, which col
lapsed onto the street and into the E 
Walk excavation after a storm last De
cember (ENR 1/5 p. 7). Tishman is slat
ed to l:iegin construction on the 650,000-
sq-ft E Walk hotel late this year. And the 
Roundabout Theatre Company has just 
announced it will revive the Sel~n The
ater. 

Beyond that, three more office towers 
will join Four Times Square: the Reuters
Rudin tower will get under way first, fol
lowed by two Boston Properties/Park 
Tower Realty towers. One of those will 
envelop an operational Disney Store next 
to the New Amsterdam. 

Sounds like easy street, but for the 
first decade, few went near the strip with 
a 10-ft pole. "It looked like an albatross," 
says Rebecca Robertson, 1990-97 pres
ident of the 42nd Street Development 
Project, and a vice president of local the- MIRROR, MIRROR Glass wall is insulated. 

Digging Under a22-Story Building for a Basement Dance Hall 
IT SEEMS LIKE TOO MUCH RISK, TOO 
much trouble and too much to ask 
for. But Planet Hollywood is plowing 
$15 million into the cellar of the 
occupied 22-story Paramount Build
ing to lower the slab, extend nine 
reinforced concrete columns down
ward and remove three others. And 
it's all to create a dance floor. 

The easy part of the work was exca
vating and hauling out 1,100 cu yd of 
rubble, and the underpinning of the 
columns. The delicate part was bring
ing in steel transfer beams, up to 44 ft 
long and weighing up to three tons 
each, through a 26 x 18-ft hole in the 
first floor slab that is 60 ft from the 
sti·eet. All the time, workers had to 
contend with a dark and dingy cellar 
that would give cabin fever to even 
the most committed hermit. 
PAINSTAKING The hole for the gird
ers was supposed to have been 26 x 22 
ft but some phone lines could not be 
relocated in time. "This turned a chal-
1e ngi ng move into a painstaking 
process," says Andrew Burns, project 
engineer for Underpinning & Foun
dations Constructors Inc., Maspeth, 
N.Y And as the move required a street 
closing on Times Square, and off-shift 

rates for union labor, the whole enter
prise was a "calculated risk," he adds. 

There were other limitations on 
Underpinning's job, which reaches sub
stantial completion this week. Noisy 
work had to be done in the early morn
ing hours to avoid disturbing patrons in 
the building's first floor eateries and 
businesses. There were obstiuctions 

NINE COLUMNS WERE LENGTHENED. 

everywhere, including a transit authori
ty electrical vault in the space. And 
approvals and reviews were many for 
obvious reasons. "The safety factor was 
tripled," says Thomas Leo, project man
ager for Tishman Interiors Corp., the 
job's local construction manager. 
"There was a lot 1iding on it," he adds. 

In 1968, the space had been infilled 
with reinforced concrete columns and 
slabs, says Nancy B. Czesak, Tishman's 
project executive. Much of the excava
tion, 5 ft around the perimeter of the 
dance floor to create a mezzanine and 
9 ft in the center, had to be done first. 
That left no level slab to work on. 

Exploratory excavation preceded all 
work to determine the depth and 
dimension of existing footings and 
quality and capacity of the bedrock. 
Then, work began on extending the 
columns. Workers built temporary foot
ings for the jacking assembly1that would 
take the temporary load. The footings 
had to be outside the influence line of 
the excavation for the new permanent 
footing, says Burns. 

Next, workers installed a steel jack
ing collar, with an attached pickup 
bracket, to the column in question. 
JACKING FRAMES Jacking frame 
assembly followed. Each column was also 
braced laterally using timber for com
pression and cable stays to adjacent 
columns. Using 200-ton hydraulic rams, 
workers thenjacked the column approx
imately Yt6 in. and transferred the load 
from the rams directly into the ram 
assemblies using steel wedges. 
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TAPPED OUT Only the Times Square Theater is unclaimed in redevelopment area. 

The Women Who Just Wouldn't Give Up on 42nd Street 
IT SEEMS A COINCIDENCE THAT THE 
people who persevered on 42nd 
Street's revival, when nearly everyone 
else had given up, are women. By 
1990, after years of difficulty capped 
by a real estate meltdown, the project 
had worn down many of its strongest 
supporters. That left Rebecca Robert
son, Wendy Leventer and Cora 
Cahan leading the way. 

What kept them going? "The 
street really buoys you," says 
Robertson, 1990-97 president of 
the 42nd Street Development 
Project Inc. "We were totally 
impassioned and pathetically 
optimistic," she adds, in the way 
women tend to be. 

The year Robertson became 
president, the state took control 
of much of the redevelopment 
zone's property. But then the 
recession hit and the office site 
developer wanted to delay con
struction of the first office tow

revive the area without turning a blind 
eye to the street's roots as a place for 
legitimate theater. 

It took guts to change the look from 
corporate to honky-tonk. And when the 
plan was unveiled, at first "no one took 
it seriously," Robertson says, except the 
public. The new scheme's detractors 

l 

er. "When the market col- CAHAN, ROBERTSON (CENTER) AND DYKSTRA. 
lapsed," says Robertson, "we 
entered into a difficult and tense time 
with the office development and the 
project in general." 

Robertson saw the opportunity to 
throw out the old master plan, which 
neither she nor the public liked. So 
she developed a plan that would 

branded Robertson-an experienced 
urban planner-a zealot, someone who 
didn't understand economics. 

On the positive side, most of the 
people who could have killed the new 
plan were distracted by more pressing 
economic problems, so they left Robert-

and in 1993, the 42nd Street Now plan 
was born (see below). The tower sites 
remained, but the buildings' bases, along 
with all the developments in the zone, 
would be open and accessible to the 
street, with a mix of giant billboards and 
colorful signage. 

The public loved the honky-tonk look. 
"We were taking the street back," says 
Robertson. 

Instead ofsimply razing existing build
ings on its four sites, Prudential ulti
mately agreed to build interim tourist
related retail and eateries. In return, the 
developer could delay construction of 
the towers until the market returned. 
The Johnson architecture was history. 

At the time, there was trouble attract
ing legitimate theater to the street. "We 
had interest from discos and mud
wrestling clubs," says Cora Cahan, presi
dent of the New 42nd Street, an inde
pendent not-for-profit set up by the 42nd 
Street Development Project to resuscitate 
the historic vaudeville houses. Cahan was 

son and her small cadre of believers, 
including her sidekick, Leventer, the 
New 42nd Street's Cahan and 
Gretchen Dykstra, president of the 
Times Square Business Improvement 
District, to their own devices. 

In 1995,just as the pieces started to 
fall into place, Republican Gov. 

George Pataki took office and 
appointed Charles A. Gargano 
chairman of Robertson's parent 
company, the Urban Develop
ment Corp. There was concern 
he would dismantle her team. 

Gargano surprised every
body. "I decided Rebecca was a 
very capable professional," he 
says. "If she would keep her 
enthusiasm for the p'roject, I 
would work with her." 

Robertson had no trouble 
keeping her enthusiasm, espe
cially with Gargano's support. 
"The Pataki administration did
n't miss a beat," she says. 

Last year, Robertson left her 
post, though she remains on 

the boards of the 42nd Street Devel
opment Project and the New 42nd 
Street. "I basically thought tl1e project 
was done," she says. "You can sit 
around for ribbon cuttings, but the 
fun and satisfaction is in setting it up." 

By Nadine M. Post 

Tishman Involvement 
in 

New Times Square 

Project Client Tishman Role 

4 Times Square The Durst Construction Manager 

(Conde Nast Headquarters) Organization 

Base Building 

Conde Nast Interiors Conde Nast Construction Manager 

3 Times Square Base Building Joint Venture of Rudin Co-broker & 

(Reuters North America Family & Reuters Construction Manager 

Headquarters) 

Reuters North America Reuters Construction Manager 

Interiors 

Sound Republic Planet Hollywood Construction Manager 

Interiors International 

ABC Studios Interiors ABC/Walt Disney Co. Construction Manager 

E Walk® Retail/Entertainment Tishman Developer/Builder 

Complex 

Base Building & Interiors 

The Westin New York Tishman Developer/Builder 

Base Building & Interiors 

New Amsterdam Theatre 
I 

Walt Disney Co. Development Manager & 

Renovation/Restoration Construction Manager 

Official All Star Cafe Planet Hollywood Construction Manager 

Interiors International 
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getting desperate. She decided her non
profit would set the example for the less
intrepid and build a theater for young
sters. 

A kids theater in the middle of 42nd 
Street? "People thought they were com
pletely out of their minds," says Leventer. 

Cahan persevered. The $11.4-million 
New Victory opened on Dec. 11 , 1995. 

In the summer of 1993, while the New 
Victory was starting to perk, Robertson 
got a call from Robert AM. Stern, the 
42nd Street Now master-plan architect. 
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5:c ON STAGE Several 42nd Street theaters have been restored to rave reviews. Durst had bought an 11,000-sq-ft ad- the way with green. "This is not a state-of-il: a. 

Stem was between planes with Michael 
Eisner and wanted to show him the 
decrepit New Amsterdam. After the visit, 
Stem called Robertson from the air. ''You 
better get Disney," he told her. 

Disney wanted to buy, not rent, a the
ater to stage Broadway musicals. But the 
company didn't wan t to take on any 
financial risk, says Robertson, and made 
one giant stipulation: the state and city 
had to clear the 150 or so "sex" shops still 
operating on the block. That was fine, 
says Robertson. "We would have done 

anything to get Disney," she adds. DANCE HALL DIGS Planet Hollywood Is clearing t he cellar floor of a 22-
A memo of understanding was signed story building. Nine columns were extended downward; three were removed. 

on Dec. 31, 1993. The final agreement 
was inked on Dec. 31, 1994. The plan Joining site to expand the tower's foot
called for the city and state to loan Disney print to 44,000 sq ft. With that, "we were 
$25 million of the theater's $33-million able to focus on design and sculpt the 
renovation cost. Disney also decided to building," says Robert Fox, a principal ofi 
open a store on the adjacent office site. the local Fox & Fowle Architects. "It real

"Getting Disney opened the flood ly fits into its environment," he adds. 
gates," says Leventer. Others lined up And it is a building that is also envi
behind the "dream tenant," she adds. ronmen tally fit. But being the first 
FOE Robertson got another unexpected on the block is not all that easy. "We feel 
call from the lawyer for the local Durst a great responsibility in defining a green 
Organization Inc., the local landowner speculative office building," saysJonathan 
and developer that had been the state's Durst, executive vice president and Dou
most ardent foe . Durst was interested in glas' cousin. 
buying Prudential's long-term lease for The greening of the 700-ft-tall tower 
the Four Times Square site. will also cost five to 10% more up front, 

Robertson was amazed. But having with two to three-year paybacks in most 
been unable to beat 'em, Durst had cases. The extra cost can be eliminated, 
decided to join 'em. On the office side, says Durst, by going green from the out
"Douglas Durst took the leap before any set of a project. Durst decided a bit late. 
one else," says Robertson. "I have noth There is little altruism in environ
ing but admiration for him." And Fou mentally responsible development. Green 
Times Square "is extraordinarily sensi buildings cost less to run and are attrac
tive" to the revamped plan, she adds. tive to tenants. And Durst is not going all 

the-art green building," says Pamelai 
Lippe, Durst's Manhattan-based environ
mental consultant. 

Perhaps the most significant difference 
between this and most spec developments 
is a collaborative design and consuuction 
process that began with a three-day re
u·eat for the green team. Later, the same 
team, with Douglas Durst, presented its 
ideas to the subcontractors to "get them 
on board," says Mel Ruffini, vice presi
dent in charge of the project for Tish man 
Construction Corp. of New York. Tha 
was a first for Tishman and probably fo 
most of tl1e subs, he adds. 

Contractors had to develop waste man
agement programs to optimize use o 
recycled materials, to reduce use of pack
aging materials and to minimize site-gen
erated waste. "They would stop payment 
if I didn't fill out the required forms," 
says a contractor. 

Some subs have been creative, says 
Ruffini. CEC Elevator Cab Corp., Queens, 

N.Y., built eight reusable timber crates to 
deliver the 30 elevators in batches oi 
eight. "It cost us a little bit more but there 
will be savings in the reuse," says Rafael 
Croissiert, CEC's project manager. 

Otis Elevator Co., Farmington, Conn., 
embraced the waste management cam
paign by shipping tarp-covered motors 
on flatbeds . Standard procedure is to 
enclose, palletize and shrink-wrap, says 
William M. Cassidy, Otis' project manag
er. The approach saves on materials, 
shipping costs and labor, he says. 
NO PAPER To speed shop-drawing 
approval and cut printing costs, Durst 
paid for a computer link between Ne\~ 
York City-based Cantor Seinuk Group, 
tl1e job's structural enginee1~ and the steel 
contractor, SMJ-Owen Steel Co. "We 
checked 16,000 sheets of shop drawings 
with no paper," says Fox. 

On the mechanical-electrical side, "the 
creative thing was to use available tech
nology and stay within a cost-effective 
budget," says Douglas C. Maas, a parmer; 
with the job's consulting engineer, Cosen 
tini Associates, New York City. 

Four Times Square has a high-perfor
mance glass curtain wall; efficient light
ing; high-efficiency, variable-speed pumps, 
motors and fans; and a gas-fired absorpj 
tion heating, cooling and air condition
ing system. There are two waste chutes, 
and plans to use environmentally friend
ly cleaning products. 

The building will have an array o 
photovoltaic spandrel panels and two 
fuel cells. A dedicated exhaust duct wil 
purge contaminants, and allow smokin 
rooms on every floor. Indoor air will be 
monitored for quality and a centra 
building automation system will balance 
it all. To engage the tenants, Durst is cir
culating "green" guidelines. And Tish
man is commissioning the building. 

"The Dursts are really committed to 
bringing the industry along," says Lippe. 
Toward this, they cosponsored a guide on 
lessons learned at Four Times Square. 
Fox & Fowle and Tishman are already 
applying them on tl1e Reuters/ Rudin job. 

Just as green building is spreading, so 
is the 42nd Street revival. "There is very 
su·ong interest in real estate developmenv 
from 34th to 57th streets," says Gargano. 

Just outside the zone, there is a plan to 
construct a tower above the bus termi
nal. And Planet Hollywood is building a 
dance hall (seep. 36) on Broadway. 

The buzz over 42nd Street's come
back is heard way beyond Manhattan, 
says Gargano. Times Square as a mode 
for other cities? You bet. If it can happen 
here, it can happen anywhere. 

By Nadine M. Post 
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