1
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1 K { H ¢
in mutual support. We n(;(,d this so city l,ifc an work dcccmlv

furthcr dudup) t}uu socicty dnd Uuhmuuu Pubhc zmd 8
public bodics are responsible for some of the enrerprises that hdp
make up city diversity—for instance, parks, muscums, schools,
most auditoriums, hospitals, some oflices, some dwellings. How-
ever, most ity diversity is the creation of incredible numbers of
different people and different private organizations, with vastly
differing ideas and purposes, planning and contriving outside the
formal framework of public action. The main responsibility of
city planning and design should be o develop—insofar as public
policy and action can do so—-cities that are congenial places for
this great range of unofficial plans, ideas and op po[fumm s to flour-
ish, along w ith the flour ishing of the public enterprises. City dis-
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tricts will be economically and socially congenial places for diver-
sity to generate itself and reach its best potumal if the distriets
POSSCSS ¢ mmd mmmu of primary uscs, frequent streets, a close-
grained mingling of different ages n their buildings, and a high
concentration of people.

In this group of chapters on decline and regeneration, [ intend
to dwell on several powerful forees that can influence, for good

or for ill, the growth of diversity and vitality in cities,

arca 1s not crippled by fack of one or more of the four conditions =

neeessary for gencranng diversity.
These forees, in the form that they work forill, are: the tend-

ency for outstandingly successful diversity i cities to destroy

itselfs the tendency Tor massive single clements in cities (many of

desirable) to cast a

for poupulation msml,uln-y

rwm!: T

l 1
VAre noney cither o Hll'f or to starve dev Cll\lm\(‘ W arud ¢n

These forces are inrerrelated, 1o be sure; all f
changes arc interrelated with all other facrors. Weverrheless, 1t

1ange.

pos \m‘ and useful to look at cach of these forces 1n s own right.

The purpose of recognizing and understanding them s to iy 1o

combat them

forces. Besides influencing the growth of diversiiy irse elf, d
orees also sometimes affect the ease or difficulry wich \.vhwh the

ndioions for (r“n"x mmr divers r" can be lnlll)duud [.cay-

stop Amm\g for vit 1ty
-]

m out of account, cven the e

ing the

T O T S P B Y o)
\\UUIU fad N&,} DACI TOT CVEeTy two st L}?\ TOUWard,

]
The first of these powerful forees 1s the tendency for outstand-

INg SUCCess I CIties to dum)\ itself—purely as a resule of beincf
successful. In this chaprer | shall discuss the self-destruction of -
Causes our:

among its other effects,
and move.

diversity, a force which,

downtowns continually to shift their centers Thissa

force that creates has-been districts, and is responsible for much

inner-ciry stagnation and decay.

The self-destruction of diversity can happen in streets, at small

nodes of vitality, 1n groupmgs of streers, or in whole districts.
The last case is the most serious.

onece an

to counter the .

Y {or both }mh‘.u‘ and pr1—

faceors m cty

or--better yet-——convert them into constructive

bV VI(Y()I :m] CNC ng;npnr

“streets, (,mnpctirim‘. based on workine- or i;\'i11£,3‘~3)7;1a:«:

—emerge mumplmnt, l; it tl
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Whichever form the
strokes, 15 what happens:

sclf-destruction takes, this, in broad
A diversified mixture of uses at some
place in the city becomes outstandingly popular and successful as
a whole. Because of the Tocation’s success, which 1s mvarmbly
based on flourishing and magnetic diversity, ardent competition
fors space in this loulnv dev dups It 1s taken up in what amounts
to the cconomic cqmmlult of a fad.

The winners in the competition for space will represent only a
narrow scgment of the many uses that together created SUCCCSS.
Whichever one or few uses have emer ged as the most profitable in
the locality will be repeated and chmtul, crowding our and
ovcrwhclming less profitable forms of use. If tremendous nume

bers of people, ateracted by convenicnee and interest, or (Immnd

It , choose to live or work in

]i C !
the winners of il f(nm a narrow seomient of

MY O

- the competition wi
pomxl;niem oF users. Since so

inor stav i will be self-sorted b

atfect
Ao

v : :

Lom;mn tion based on rer: ul pmhu sility 15 most apt to
15 most apt to attecr whole groupings of sereets, or even whole
districrs,

Thus, from this process, onc or few dos winating uses finally

o1
¢ 111[1111})}1 is hollow. A most intricate

upport anu :»‘()L'llli

’:’
S
=
—_
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b
umphant from rhu U)mpum(m‘l) ause thc other pmposcs are

“no longer there. Both visually and functional l} the place becomes
~more monotonous. Al the economic disadvantages of people

being spread insufficiently through time of day are likely to fol-
low. Tlm locality’s suitability even for its predominant use will
gradually decling, as the smmbx]uv of downtown Manhattan for
managerial offices has declined because of this reason. In rme, 1
place that was once so successful and once the object of such
ardent competition, wanes and becomes ni, rainal.

‘Many streers which have alre: ady gone tlnmmh this process and

~are at rest in their moribundity can be seen in our ciries. QOthers,
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caught in the process now, can be watched in action. Among
those in the neighborhood where 1 live is Fighth Srreet, the prin-
cipal commercial streer of Greenwich Village. Thirty-five years
ago, this was a nondeseript street. Then one of 1ts principal prop-
erty owners, Charles Abrams (who happens also to be an excep-
tl()ILlH\ enlightened planning and housing expert), built on the
street a small night Club and a motion-picture thearer unusual for
its time, (The narrow audirorium for good screen viewing, the
mﬂu lounge and the mtimate Ammx} shere have since been \wdcly
copied.) 1 hese enterprises proved popular. They brought more
}vm)lc into the streer during evening hours and wecek ends, to

supplement the day people passing through, and thus helped stim-
ULH( the growth of convenience and speenal shops. These, in

vy 0 l\ lnrr xn” more }vr\jmh‘ (11\‘ n}d_ eve-

- .

ning. As have mentioned pruwnsly a rwo-shift street like this
s oan coonomically sound plice for restauranes. Hhe history of
Paghth Srreet began to bear this out. it acquired an ngeresung
mge of restaurants.

enterprises of f Fighth Srreer, 1 happened that

DCT SqUANe foor of

growrh and .

Among all the
restaurants became the larg
space. Naturally 1t followed that Lighth Streer went more and
more o rescaurants. Meantime, ar ats Fifth Avenue corner, a

CSU MoOney -carneyr

diversity of clubs, galleries and some small offices were crowded -
out by blank, monolithic, very high-rent apartments. The only

- a
]

) 1 1 ¢
) |
anustal facror in this historv is Abrams himself. Unhl\(t most
\

of success, \1\1 ams watched, with d 1SHAY. lmuksmrcs. aallerics,
clubs, craftsmen and onc-of-a-kind hh()ps bemng pushed out. He
watched new 1deas starting up 1n other streets, and fewer new
ideas coming to Eighth Street. e could sec that some of this
MOVENient was lldpnw to enliven and diversify other streets, but
he could also see that Fighth Street was stowly but steadily start-

the process IJI\ 1ts

inge to andiversify itself. Tie realized that if
full and looical course, Fighth Sereer waould cventually ¢ left
beached, m the wake of }mpmmr\ that had moved away, For
much of his own property, i a strategic stretch ot the street,

Abrams has thus deliberately scarclied out tenants who will add

('J
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something other than restaurants to the mivture, But somctimes
he has to scarch hard for them because thev must reasonably
approach the current high carning power of restaurants, This
narrows down the pombllmu—m en purely commercial possibili-
ties. Eighth Street’s worst potential threat to its div ersity and its
long-term success 15, in short, the foree let loose by outstandmc
success.

Another nearby street, Third Street, is far advanced in a similar
trouble, because of another kind of sorting. This street, f()r('l
stretch of several blocks, has become mm)cmclv popular Wh}‘
tourists, drawn first by the local bohemian life of coffee houses
and neighborhood bars, with-—at first-—q light sprinkling of night
clubs, all mingled with the Interesting nm(rhb(u hfmd shom m(i
1Laxuul{lu hic m a stabic old Tralian rmi areis

¥

.“y'

oy g ° y ' \ 5
SLru“nL part of thL area’s mmm( he general hiveliness they
pea create was part of the residencial appeal, as well as an

appeal to visitors. Night spots are today overw helming the street,
and arc also ov Cl\\ll"]llllnf‘ the very life of the area. Into a district
excellent gt b, md;mrr and }mmumw strangers they have coneen-
trated too many strangers, all m o muponsﬂ)l ¢ a mood, for any

concety: 1l)la Ll[y mucr\' o hmdk nmum”x [hc duplicaiinn of

tion, as GIKWOI)UIU()H'IC mmlu atl
single use ‘Jw ays docs in cities.

We are accustomed 1o thinking of streets, or neighborhoods of

streets, as leldCd nto fUIMU()I’].Il lIbCﬁ—CﬂtCI‘fHIHHCﬂF ()“KLQ

residence, sh(mpm(r or the like. And so they are, but only 1o a

, gcwrcc if they maintain their success. For example, streets which
- become so pmhmbfc for such sccondary h\msn\' as clothing

Shoppmo' that clothing shoppm(r becomes almost their exclusive
use, decline as they are progressively deserred and ienored by
people with other second: ary purposes in mind. If such a streer has
long blocks, which further degenerate it as a pool of intricate
cross-use, the sorting out of its users, and the resulting stagnation,

s emplasized. And if such a streer belongs in a district w ‘hich,
- general, is sorting into onc primary use—such as \w)xl\——thcrc i

seldom hope tor anyv spontancous turn {or the bereer.



)J TIHE DEATH AND LIFE OF GREAT AMERICAN CITIES

The sclf-destruction of diversity can be seen at outstandingly
successful lietle nodes of activity, as well as along street stretches.
The process is the same. As an example, u)nsulcr the crossing of
Chestnut and Broad Streets in Philadelphia, a spot which a few
years ago was a climax of Chestnur Street’s varied shopping and
other activities. The corners of this crossing were what real estate
men call a “roo percent location.” Ir was an cnviable place to be.
One of the corner occupants was 2 bank. Three other banks
bought themselves mto the three other corners, apparently to be
at the 100 pereent location too. From that moment, it was no
longer the 100 pereent Tocation. The crossing is today a dead bar-
rier aJong Chestnur Street, and the tumble of diversity and activ-
1y has been pushed beyond.

33
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who bouehe an acre i the counrry on which 1o binld o house.

For many vears, while rthey lacled the money o butld, they
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atrtractive {eature, lhf“ liked so much ro visualize themselves as

alwavs here, that when they finally busle they put the house on

the knoll, Bur then the knoll was cone. Somehow they had not
reatized they would destroy 1w and lose it by supplanung i with

themselves.

7 11 fi n 11 1 R N e g g

DIreets (especiniy o e DIOCKks are sttt} So1tnctiiGy  dl
o . o

weather much duplication of successiul uses, ar else can rege ‘nerate

themselves spontancousdy after declining :md stagnanng for a

time. These escapes are possible 1f the surrounding district sus-
tains a strong and vigoreus nuxture of diversity—espectally
strong, underlying base of primary diversity.

However, when whole ncighlmrhoodu of screets, and cntire

districts, cmbark on excessive duplication of the most profitable or

prwriwiuuﬂ uses. the pmblcm is far more serious.

Striking evidences of this disastrous sorting-out can be scen in
many ¢ty downrowns, 1he successive historical centers of Bos-
ton's downrown, like so many archeological Tayers. are
Cstratin of sorted-out uses, cach straram lacking

as stratim afres
Priniry mixeure, cach stratum stagnated. The Boston Planning
Board, analyzing downtown uses, mapped them by color—-one

o

fossilized:
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color to designate m:umgcriu] and financial offices, another for gov-
ernment, another for shopping, another for entertainment, and so
on. The stagnant areas all show on the map as a serics of virrually
solid swatches of a single color each. On the other hand, at one
end of the downtown, where the Back B v meets a corner of the
Public Gardens, is a swatch of map marked with a ditferent kind
of legend, designated in red and yellow steipes. Thus swatch was
too comp slex to map according to specific uses, so it was given an
applowrmc representational Ie«*cnd standing for ‘mixed.” This
is the only pare of Boston’s downtown that is at present sponti-
neously chdngmg, growing, acting like a live city.

Such successions of sorted-out downtown neighborhoods as

“ those in Boston are generally thwhr of, \wucl\. as the residue

left hV a 111()\11W downrown eoenrer Phey are reoarded as 2 re-

sult of the centers moveme

clumps of excessive duplication are the canse of the cenrer's
movement, Diversiry is crowded out by the duplication of success.
Unless 1]1cy are h;lmixmnclv financed to start witch, or instantly
successful (which is seldom the case), new ideas tumble into sec-
ond-best locarions: thereby sccond-best becomes first -1 ate, flour-
ishes for a time, and cv ammlx, it too 1s destroyed by the dupli-
cation of irs own CrCatest SUCCesses.

In New Yorls, “the sorting-out o

memoralized bae J'

From Lighth Street down, the men are carning It.
From I° mhm Street up, the women are %pcmhng It.
That is the manner of this great town,

From Eighth Street up and i) ighth Street down.

Willa Cather, writing in My Mortal Enenry of Madison Square

as 1ts turn arrved to become an intense center of diversity, de-

scribed 1t thus: “Madison Squarce was then at the parting of the
ways; had a double personality, half commercial, half social, with
shops to the south and residences on the north.”

Miss Cather put her finger on the characreristic of mixture and
“double p“rmm]ir\ that alw avs marks an outstandingly success-
ful center as it approaches irs crest and poises there, BUI the mix-
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ture hardly represents a “parting of the wavs.” I is a coming to-
gether and mingling of the Ways.

Madison Square, now a glum, has-been district of massive office
buildings and a commeree very marginal in comparison to that it
once enjoved, was remarkable acits crese for possessing the old
Madison Square Garden (now supplanted by an office buil ding).
Never since has New \ ork had such an urh ane, glamorous and
magnciie assembly hall, because never since has New York had a
major assembly hall at the magnetic, expensive center of a good
HuNture.

The eventual sorting out and long decline of Madison Square
was nor, of course, an solared cvent. It was part of a larger
movement, made up of many accumulations of cconomic pressure

Hp st esstul mix scale than Madison

were continually

dures of uses. On a farver

quare, these pressures of urmpct‘irmn for space
diversity throu g hout the entire niddle of dr)\vmmvn,

rhe unne: e Uof dovwntonvi
1) t

Ll
town 1rsdf Was TOVIng a8 a n'sult, ]c:;\'mg its m:;zch.cd dlsrricts

bhehind,

A moving downrown usuatly Jeaves, ‘Jung with s clumps of
CXCCSSIVE ‘npléc'nim) poclkers of nmnimr nch at ally places
which the niost intensive new combinations of div ersity have by-
passed or over which they have leapfroceed. These p()d\(‘ts or

thenceforth, be-

11

side strips are apt to remain nothing much at all

¥ them provide so poor a

There 1s space here, but

cause the sorred-gur clum 1PS i
|

1l
spread of people through tme of day.
not }u ng to catalyze uses for it

Apparenty the self-destruction of district div ersity by exces-
sive duplication occurs in London too, because of the same forees
that move American downtowns. An article on the planning prob-
lems of Central London, in the January 1959 Journai of the

Lown Planning Institute, a British periodical, has this to say:

Iy e
,)hx g

For many vears now variety has gone from the Ci iy
and financial office center]. There the teenming i‘nnmc popula-
tion contrasts with a 5,000 night population. What has he appened
in the City 1s happening to the Wese End. T he claim of manyv who
have offices in the Wese Bnd is that for their clicnts and CUStOIers

‘the bank
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they have the amenities of the hotels, the clubs, the restaurants and
for their staff the shops and the parks. If the process gocs on, these
very Jdv‘mm(rcs will be gobbled up and the West Fnd will be-
come onc dxc(n\ sca of oflice blocks.

We have pitifully few outstandingly successful residential dis-
tricts in our American Cities; most city residential districts have
never possessed the four 1 wxd wiental conditions {or gencrating
exuberant diversiey in the firse place. Therefore, examples of the
self-destruction that follows outstanding success are more usual
in downtowns. But the relativ cly few city residential districts
that do become outstandingly magnete and successful at gener-
ating diversity and vitahry are ml);ccml ultimately 1o the same

IOIC(*.» of self-des ton as downtowns, In s CasC, S0 TNy
people want 1 1 the itw."x?in thai ar becomes profitalile to
build, in cxcessive md devasea g quantiry, for those who can
pay the most. These are ust ually ild[cf\;s‘ ])cn} nd roday they

are not \U}l})l\ people who ¢ an })1\’ he most in gener: 1] h
ple who can or will pav the most for the
modations {or

ur PC()‘
smailes Uspiace. Accom-
his narrow, profirable segment of population nl
tipl\', at the expense of all other tissue and all other population.
Familics are crowded out, variety of scenc is crowded out, cnrer-

prises unable 1o support thoir share of 1he NCW CONSITUCTION COSS
are crowded our, This ProCess 18 iow OCCUrTIng, very rapidly,

) .
much of Greenwich \1HA(TC Yorkville and the midiown }:‘,:wr
Side of Manhattan. The uses dunlu ated excessiv cly are
from those duplzutui L\Lcwvclv

different
ar centers of downtow ns, but
the process is the same, the reason w hy it oceurs is the same, and
the ultimate efTeets are the same, The admired and magncetic knoll
18 destroyed by its own new occupants, by the act of occupation.

I'he process I have deseribed occurs only in small areas at a

- time, because it is a sequel only to (m[qmndm«r success. Never-
theless, the destructive power of this process is areer .md more
serious than jrs geographical SCOpe at any one time suggests. The

very fact thar the pmgcsx does occur m localities of our tstanding

success makes it difficulr for our cites to butld further upon ott-
smndmn success. It too often ships mnto decline.
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FFurthermore, the very means by which outstanding success de-
clines make the process doubly destructive ro cities. At the same
tme new construction and narrow muldplications of uses are
destroyving mutual support in one localiey, they are, i effeet, de-
priving other localitics of their presence, localities where they
would add to diversity and strengthen mutaal support, rather than
subtract these qualm(s

For some reason, banks, msurance companies and prestige
offices are consistentdy the most voracious double ~dutw\ ers in
this way. Look to sce where banks or msurance companies are
clustered, and vou will too often see where a center of diversity
has heen supplanted, a knolb of vimliey Teveled. You will see a place
that 15 already o has-heen or is becomng so. L suspeer thar this
CUrious CIrcumsanee is owing to two facts. Such organizations

are conservative, Conservarsm, apnhied o the chowe of cuy

H

[un‘;!“i«m\., HHeans mvesting wi

Iiots R . T N INTINT
U‘\llk\l ‘L«lki, T HULC Litar v Oothnght HL\ kl\.\ll\)\ SUCCULRS ‘k.\}ull\5

e suceess s already o owell estab-

looking too far ahead for those swho value most what is already

localities wirh o porencal

achicved —and are p("!:g} s mysiified by
for success, or are insceure abour then, because of not under-
standing why some places in cives should be successful, and others
not. In the sccond place, such organizations have money, and thus
are able ro supplant most rivals for the space they want. The wish
and the ability to settle on the knoll are thus combined most effec-
tively in bunks and isurance companies, and in
which borrow readil iy from bmﬂ\s and insurance companics. To
a cerramn extent, the convenience of being very close to one an-
other 1s imporrant, as it is in many other city actvitics. But this
hardly accounts for the accuracy and degree with which such
powe crful organizations supplant successful combinations of diver-
sity. Ouce a Jocality has been stagnated by their excessive dupli-
cation of work uses (at the expense of other tissue), the more

prosperous among them readily leave the nest of convenience

}‘)'{L\ ige U‘HHLL.Y-‘—

which is no longer so appealing.

Towever, e would be misicading to fix upon particular culprits
among dxdcm\g city uses, even outstanding culprits. "Too many
other uses exert the sume cconomic pressures and end with the
same hollow triumphs.
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It 1s more fruitful, T chink, to approach this as a problem of mal-
function in citics themselves.

I'irst, we must understand that self-destruction of diversity is
caused by success, not by failure.

Sccond, we must understand that the process 1s a continuation
of the same cconomic processes that led to the success irself, and
were indispcnml le to ir. Diversity grows in a city area because of
£CONOMIC oppor tunity and cconomic attraction. During the pro-
cess of div ersity nm\\th rival users of space are crowded out.
Al city div CISILY grows, in part at least, at the expense of some
other rissuc. Dulmg this orowth period even some unique uses
may be crowded out because they give such low cconomic return
for the land they uuup\ This we think of as salutarv 1 the
I

1 ‘ ITL'I\II e e ‘A\'AV e abyeyy 1
~ (xS t y ( J Lt J’ VPO UL Lt 1VALD UE etb ] !
and 1t s salutary. During the erowth period, much of the new

nmnn FIISOS are i
i o Ui i

diversity ocenrs not merely ar the o.:\'p;ns" 4)! t"m].xcl im\ vilug
ussue, bir also at the expense of alrendy ¢

use. Sameness 1s bemy subtractec 1 1t the same tdme dl\ crsity s be-
g added. This result of cconomic comipetition for spnc;: 1 neg
Imnerease in diversity.

At some point the diversity growth has proceeded so far that
the addition of new div ersity is mainly in compettion with al-

ready existing dwmsnx RcLl wvely little samencss is being sub-
: ]
1

ir
:*
aps aul\‘ii'\"

1
1]
and div ersity has reached a peal

: Tv

A (9] N 1
thing dltfcxcnt (,1s the first bank oo the corner in P[lll‘ldtlphi;l
was), th in di

anjy i

1CT¢ 1 T mer oo 1 P
WCre 1 11O 10T 1OSS 111 dIver lev.

Tere is a process, then, that operates for a time as a healthy and

“salutary function, but by failing to modify itsclf at a critical

point becomes a malfunction. The analogy that comes to mind s
faulty feedback.

The conception of clectronic feedback has become familiar
with the dcvclupmcnt of computers and automated machinery,
where one of the end products of an act or series of acts by the
machine is a signal which modifies and cuides the next act. A
similar feedback process, regulated chemically rather than clec
tronically, 15 now believed to modify some of the behavior of
cells. A reportin the Newe Fork Times ex cplains 1t thus:
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The presence of an end product in the milicu of a cell causes
the machinery that produces the end product to slow down or to
stop. This form of cell behavior Dr. | Van R.| Potter [of the Uni-
vcrsirv of Wisconsin Medical School} characterized as “intelli-
gent.” In contrast, a cell that has changed or mutated behaves like
an “idiot” in that it continues without feedback regulation to pro-
duce even materials that it does not require.

[ think that last sentence 1s a fair deseription of the behavior of
city localities where the success of diversity destroys itself.

Supposc we think of successful city arcas, for all their extra-
ordinary and intricate cconomic and social order, as faulty in this
fashion. In creating ciry success, we human beings have created

marvels, bur we lefr out feedback, What can we do with cities to

make cup for this omission?

I doubr that we can provide for cities anvthing cquivalent to a

rue feedback syseem, working automatically and witl

But 1 think we can accomplish much w ih i mmperfect substitutes.
The problaun s o hamper escess duplications at one place, and

1
1

-
1T PETTCCrion.

divere thew instead to other places m which they will not be ex-
cess duphicasions, but healthy addigons. The other places may be
at some distance, or very close by mdeed. But i any case thm
cannot be tixed on arbitrarly. They wust be p aces where the
use concerned will have an excellent opportunity for sustained
success—a betrer opportunity, in fact, than m a jocality that 1
dovmed to destroy seself.

U think this diversion can be enconraged by a combination of
three means, which T shall call: zoning for diversity; staunchness
of public buildings; and competitive dl\ erston. 1 shall touch on
cach of these briefly.

Zoning for diversity must be thoughe of di ifferently from the
usual zoning for conformity, but like all zoning it is SUPPICSSIVE,
One form of zoning for diversity is already mulmr 1N certan city
districts: controls against demolition of lnl(;lh‘ln\' valuable build-
mgs. Already dif Terent from their :4urr<umdmgs, these are zoned
to stav di fferent from them. A shightly advanced ¢ C\'“[()PI]ICH[ of
this concept was proposed by Greenwich Village civie groups
for their arca, and adopred by the City, In 1950, On certain streets,
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the height limitations for buildings were drasacally reduced. Most
of the streets affected already contain numerous buildings in ex-
cess of the new herght imications. This is not evidence ut illogic,
but 1s precisely why the new limitations were asked: so that the
lower buildings remaining could not be further replaced by ex-
cessive duplication of the more valuable high buildings. Again,
suneness was being zoned out—or in effect, differences zoned
In—ceven though in a most limited fashion and on refatively few
streets.

The purpose of roning for deliberate diversity should not be
to freeze conditions and uses as they stand. Th at would be death.
Rather, the point 18 to insurc that changes or replacements, as
they do oceur, cannot be mux\hdnnn(rlv of one kind. This

3y con 1
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¢
b!uldmws I think the specific scheme of diversity zoning. or the

t
b

Spgum combmation of schemes, thut an ourst And1n<rl v SUCCeSS fu1
aty locality requires s hkely to differ with the k N‘u‘v and with

the p yarticular form of self-destruction that threatens ir. How ever,
m pJ'mup!c. zoming atmed directly at building ages and building
sizes 15 a Jogical i(ml because variety 1 types of accomm Wations
1S JLXL(,IL(i usmally, in v, aricty of uses (md p()pulnmns A park
being surrounded bs mrenstve duplications of tall offices or apart-
ments might well be zoned for lower buildings along 1ts wuth
ticular, thus accomplishing two useful purposes at one
stroke: protectng the park’s supply of winter sun, and protectin
indircetly, to some extent at lust its diversity of surrounding
usces.
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All such zoning for diversity—since the deliberate intent is to
prevent excessive duplication of the most profitable uses—neceds
to be accompanicd by tax adjustments. Land hampered from con-
version to its most immediately profitable potential use needs to
have this fact reflected in its taxes. It is unrealistic to put a ceiling
on a property’s development (whether the tool is control of
height, bulk, historical or esthetic value, or some other device)
and then Tet the assessment on such a properry reflect the irecle-
vant values of more profitably developed propertics nearby. In-
deed, raising the assessments on city property because of increased
profitability of the neighbors, is a powerful means today of fore-
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g excess duplications. This pressure would continue to force
them, cven in the face of controls overtly mtended to hamper
duplications. The way to raise the tax base of a ciry 1s not at all to
exploit to the limit the short-term tax potential of cvery site. This
undermines the long-term tax potum al of whole neighborhoods.
The way to raisc a city’s tax basc is to C\pmd the city’s terri-
torial quantity of successful areas. A Strong City tax basc is a by-
produu of strong city magnetisin, and one Cof its neeessary ngre-
dients—once the object Is to sustain success—is 4 Certain amount
of close-grained, deliberate, calculated variation in localized tax
vields to anchor diversity and forestall its self-destruction.

The sccond potential tool for hampering unbridled duplication
of uses is what 1 call staunchness of public buildings. By this I
mean that public and quast-public bodies should Ad()pr. for their
propertics, a policy somewhat like Charles Abrams’ private policy
for lus "‘)i‘('])L‘Fl\" on taghth Srreet. Abrams combats the excessive
kit kinc
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F uses I ublic and quast- pui) ic bodics should est blish their build-
m'vs and factlivies at points where rhese will add ctlccrwcly to
diversiey m the first place (rather than duplicare their neighbaors).
Then, ny thar role as uses, these should stand staunch, no matter
how valuable the property becomes because of surrounding sue-
cess (which they have helped create if they located well), and no
natter how large the offers from those who would supplant
then 1o duplicate surrounding successful uses. This 1s a penny-
foolish but pound-wise pnhL_\ for municipalitics and for bodies
having an enlightened stake in municipal success—analogous
to nuxm‘w)oh%h but pound-wise taxation })()11( v for ulfmcmw di-
versity zoning deviees. The New York Public Library, on an im-
mensely v aluable site, contributes nore of value to the locality
than any possible profitable duplication of nearby uses—Dbecause
it 1s so differe ont, visually and funcrionally. W hen pressurce from
citzens pcrsmdcd New York’ s city government to lend funds
to a quasi-public bodv, so it could hu\‘ Carnegie Hall from its
private owner who was golng to sell it for dtmhutmn of ncarby
uses, and Carnegie Hall was thus retained as o concert hall and
auditorium, a continuing cffective misture of prinary uses in the
neighborhood was thereby anchored. Inshore, public and public-

1
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spirited bodies can do much to anchor diversity by standing
staunch 1in the midse of different surrounding uses, while moncey
rolls around them and begs to roll over then.

Both of these tools, roning for diversity and staunchness of
pu} lic uses, are defensive actions against seli-destruction of diver-
sity. They are windbreals, so to s])ul\. which can stand aganst
hc gusts of cconomic pressures, but can Imrd]x be L\pLuu] to
stand fast Ammst sustained gales. Any forms of zoning, any forms
of public bu1hlm<r policy, any forms of tax assessment pulu v, 1o
matter how tholm ned, give eventu Uy under sufl 1eiently power-
ful economic pressure. lhcy u»mlly have, and probnbly they
usually will.

/\lon" wnh defensive tools must therefore go another: com-
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There is a widespread belief that Americans lare ciries. ¥ think
it is probable that \muu s hate ciry fatlure, but, from the evi-
dence, we certunly do not hate suecessful and vital city areas.
On the contrary, so many people wane re make use of such placcs,
so many people want to \\nlh i them or bve i them or visi
in them, that municipal self-destruction ensucs. In killing suceess-
ful div ersity combinations with money, we are employing perhaps
our nearest cquivalent to Killing with kindness.

[a short, the demand for ‘wd\' and diversified ity areas Is tog

()i }w auppjy

ssful ciry Jocalities are to withstand the
forces ﬂf Sclf-»dcstructlon—ﬁ;md if the nuisance value of defense
against sclf-destraction is to be an cffective nuisance value—the
sheer supply of diversified, liv cly, cconomically viable city local-
ities must be increased. And with this, we are back to the basic
need to supply nrore city streets and districts with the four con-
ditions Lumom]ull\ necessary to city diversity.

To be sure, there will alw ays be some d]xmcts, at any particu-

¢
If outst tandingly suce

lar moment in time, which are most exuber: antly div usmad, nost
popular and most tempting for destruction l)y Inunlcntxlrily most
profitable duplications. If other localities are not far behind in
opportunitics and interese, however, and still others are coning
along, these can offer competitive diversion from the maost pop-
ular. Their pull swwould be reinforeed by the obstacles to duplica-
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uons introduced in the most popular districts, which are a nee-
essary adjunct to competitive diversion. Bur the competitive pull
would have to be there, even though it could be a lesser pull.

If and when competing localitics, in their turn, should become
sufticiently successful to need city substitutes for feedback signals,
they should ask and get defenses against excessive duplication.

The time at which a city locality starts o ace like an “idiot”
cell 1s not hard to discover. Anyone mtimate with an outstand-
ngely successful airy distrier knows when this qualitative turn is
m process of oceurring. Those who use the facilicies that are
starting to disappear, or view them wich pleasure, know full well
when the diversity and interest of the locality to which they arc
atrached are on the downgrade. They know full well when seg-
ments of the p()pul:mun are hz«ing g;{;.\,x;d@;i ourt i ;
out themselves. They even know many of these results in advance

tullillinent, by projccine proposed or imnunent physical
- 1} ! b "

ot
changes mto c}mngcs‘ n evervday hie and the everyday seene.
The peop
and eff

maps and stari

i an a diseriet tadk abour e they register both the facet
ect of diversity s self-destruction long before stownpaoke

| 1es rell, too Jute, the nustortune of whate happened,
Ar bottom, this probleis of the self- destruction of autstanding

success 1s the problen of getting the supply of viral, diversified
r 1 Wi
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