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Air Price = Land Price



Freedom



Cage



Fuller, Manhattan Dome, 1960

New York Is Always Buiding More and More



Research Question

?



Research Question

?

How to sustain density and land value of the lots 
which sold their air rights in Midtown?



Oscar Newman, Underground City, New York, 1969



Earthscraper ?



DELIRIOUS DENSITY





Morphology

1900 Zoning 1916 Rezoning 1960 Midtown Special District 1980



Intensity

Clinton District

Midtown District

Transit Land Use District

Madison Avenue

Lincoln Square District

Hudson Yards District

West Chelsea District

Garment Center District

Union Square District

Limited Commercial District

Rezoning after 2000

Built year after 2010

Landmarks

FAR > 15

FAR > 30

Special Districts

Height > 200m



Available FAR >10

Available FAR 5-10

Unused Air Rights



Broadway Air Rights Trading



Theaters sold or trying to sell their air right

Lots that received benefits

Theaters

Theaters Air Rights Trading 



Theaters Air Rights Trading, NYC Planning, 2015



Broadway Theaters sold over 184 million dollars of air within 6 years





Is Broadway Theaters Doing Fine?



High Land Value 

VS

Low Density



Theatrical Jouney

VS

Club Queue on the Street



Contemporary Performance Chamber

VS

Outdated Stage Infrastructure



Interior Urbanism

VS

Closed Off Black Box
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Sold Air Rights
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Sold Air Rights

Subterranean Territory

Outdated Stage 
InfrastructureUnpleased Journey Unfriendly 

to the NYC

Low Density

Mono function



SUBTERRANEAN TERRITORY



Site Argument
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Front Yard Back Yard



45 St, 1950



45 St, 2019
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P-Parking, T-Theater, H-Hotel, C-Commercial
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Site Area
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80,000 m2
FAR 11

Envelope



50m

Envelope

30m
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Programme
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Existing Programme



+
Theater Hotel

Programme



Proposed Programme Bar

FAR 12
88,800 m2



Proposed Programme Bar

60%
52,800 m2

Performance 
Center

35% Performance

2% Public

23% Guest Rooms

8% Amenities

7% BOH

8% Service
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Hotel

17% Front House
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7% Lobby
4% Amenities

6% Circulation

9% Auditorium

5% Stage

10% Stage Support

11% Performer Support

4% Capsule Rooms
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Character



Outdated Stage 
Infrastructure

Low Density
Mono Function Unpleased Journey

Sold Air Rights

Subterranean Territory

Unfriendly 
to the NYC



Multi functional 
Performance Center

High Density
Mixed Use Theatrical Journey NY Urban 

Living Room

Sold Air Rights

Subterranean Territory



 DESIGN CONCEPT



Time Square Crowd
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Monumentality

+: Attraction, Clean and strong Massing
-: Programme not fitting well, not respond to hotel and 
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+: Massive volme , recognizable, 
-: Lack of light

+: Sequence, rhythm, programme fits good, enough light
-: Publicity of entrance, connections between volumes

+: Adding more surface to expose to light, enabling the light transfer from above ground to underground, 
public space within the block
-: 

+: Interesting shape
-: Not really working

More Surfaces

Cave

Anti Context

Order
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Aboveground

Underground

Small Play Big Play Hotel
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Amenities + Lobby



A Plaza, Two Entrances, Tow Blocks



A Plaza, Two Entrances, Tow Blocks
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Multi functional 
Performance Center

High Density

Mixed Use

Maximize Volume 
Hotel+Theater Compelx

Two Big Void
 Inviting Entrances

Arena, Proscenium, 
Multi functional Theaters A Plaza

Theatrical Journey NY Urban 
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Urban Implementation



Organization
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Approaching



Pedestrain Approaching



Car Approaching



Ground Floor



Red Carpet for People and Cars



Circulation





Pedestrian Entrance



Pedestrian Entrance









Car Entrance



Car Entrance



Car Entrance



Car Entrance



Car Entrance Detail



Car Entrance Detail







Lobby and Hotel Amenities



Theater and Hotel Lobby

Wardrobe 
Open auditorium

Cafe
Ticket Office



Hotel Lobby

Escalators 
Elevators





Different Frames Entering Central Lobby





Lobby section



Lobby section

LED Recessed Light System

White Plaster Panel

High durability Glass



Ground Opnings



Ceiling Openings



Day Time



Day TimeNight Time



Night Time



Lobby section

-2 Lobby Level

Ground Level

Hotels

Theaters



Hotel Typology
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New York Standard Hotel Low Budget Hostel
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New York Standard Hotel Low Budget Hostel



Diagonal Facade



















North and South Facade



North and South Facade



Facade Detail



Interior

Sliding Door

 Translucent Aluminum Foam

Single Glazed Glass

Exterior

Balcony

Facade Detail Plan



InteriorBalcony

Facade Detail Section





Translucent Facade



Lobby





Above Ground Theaters Underground Theaters

Auditoriuam AuditoriuamStage Tower Stage TowerBOH BOH



Theaters



Theaters



Theaters



Theaters
Offices and Performer room 

Rehersal and Service
Sectional Organization



-5th Play Floor



Procinium Stage
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Procinium Stage



Arena Stage



Arena Stage



Multifunctional Stage



Multifunctional Stage



Multifunctional Stage



Flexible Seating



Flexible Seating



Configuration



Structure



Popular Mechanics, Japan, 1931



Popular Mechanics, Japan, 1931Lowline Proposal in East Manhattan



Climate

Light Harvest Roof

Light Harvest Roof

Geothermal Heat Exchange

Fresh Air SupplyFresh Air Supply

Air Exhaust



TO CONCLUDE
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