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Public space is a liability within a 
culture of litigation





‘30% of the Broadway buildings are covered 
with scaffolding’  

Gehl, J. (2014). World Class Streets: Remaking New York City’s Public Realm.









Manifestations of a
 public private contradiction
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how? the POPS mechanism (1961)



x10

how? public space equals financial benefit
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POPS Genealogy constantly changing



How does the man-made 
grid produce POPS at this 
moment?



public space production

1850 - 1960
publicly owned

1961 - 2000
privately owned

2000 - 2017
publicly owned

2018 - ...
privately owned



Hudson Yards 2018



public 
spaces 



50%
privately 
owned
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types of POPS

plaza

arcade

passage

interior

underground



1330 Sixth Avenue

1350 Sixth Avenue

118 East 60th Street
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73%
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PASSAGE

1%
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All areas derived from (2019) https://capitalplanning.nyc.gov/ 





POPS are essential spaces in a 
monotonous office environment - the 

design often results in short visits 



The process of densification will lead to 
a mixed environment with housing and 
an inherent desire for different types of 

public space ...





How could public space - on the scale of the 
block - evolve considering the contemporary 

tendencies in Midtown Manhattan?
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NSA a contradictory client



NSA Headquarters Maryland (1963)



NSA Headquarters Maryland (1963)



Edward Snowden the whisteblower



NSA titanpointe Manhattan





pbu

datacenter 
office

What if NSA seeks a more open establishment in Manhattan



pbu

datacenter 
office

housing

public 
sportscenter

mixed-use program
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public 
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contradictory public private program 
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APARTMENTS
36%

OFFICE 
26%

SERVERS 
17%

PUBLIC SPACE
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VISITORS 
CENTER 2%

FACILITIES 3%

PARKING 4%

program



housing

datacenter
office

public 
space

APARTMENTS
36%

OFFICE 
26%

SERVERS 
17%

PUBLIC SPACE
6%

VISITORS 
CENTER 2%

FACILITIES 3%

PARKING 4%

12 000 2/3 bedroom 
apartments
circulation
storage

1 400lobby
mailbox
public gym

3 520car parking
motor parking

9 900circulation
individual office
open office
sanitary facilities
decision/conference rooms

canteen
technical support office

report production room

3 000

basketball court
non-directive playing
urban fitness area
freeletics area
bouldering
kiosk
maintenance storage

6 100server racks
UPS power back-up
cooling system

690visitors desk
antechamber
waiting area
guards office

specified program



VISITORS CENTER 
690 m²

SPORTSCENTER 
3 000 m²

high

OFFICE 
9 900 m²

LOBBY 
420 m²

COOLING
500 m²

SERVERS
4 000 m²

POWER
1 500 m²

PARKING
3 520 m²

infiltrationzerolow

GYM 
1 000 m²

APARTMENTS
12 000 m²

medium

programmatic relations



N
S

A
 o

ffi
ce

visually blurred

visually closed
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visually open

circulation20%

canteen4%

individual office (seniority based)5%

open office (cubicles, meeting rooms)50%

report production room4%

technical support office10%

conference room (secured video calls)
decision room2%

sanitary, facilities5%

visibility of NSA program



site



urban conditions



LINCOLN TUNNEL



HUDSON YARDS

HIGH LINE

LINCOLN TUNNEL



HUDSON YARDS

TIMES SQUARE

HIGH LINE
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PEDESTRIAN FLOWLINCOLN TUNNEL



HUDSON YARDS

TIMES SQUARE

HIGH LINE

PEDESTRIAN FLOWLINCOLN TUNNEL

?



PLOT



HARD SOFTPLOT



hard side sunken, tunnel, cars



WELCOME TO NY

hard side concrete, no pedestrians



soft side pedestrians, trees, bicycling



soft side low buildings and stores



main ingredients of a complex project

•	mixed program with 
contradictory nature

•	versatile plot with different 
border conditions
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intentions based on urban and programmatic potential



create an entrance landmark

intentions based on urban and programmatic potential



open to city for pedestrians 
and to tunnel for vehicles

create an entrance landmark

intentions based on urban and programmatic potential



open to city for pedestrians 
and to tunnel for vehicles

create an entrance landmark secure the NSA

intentions based on urban and programmatic potential



open to city for pedestrians 
and to tunnel for vehicles

create an entrance landmark

make the NSA more visible 
and open

intentions based on urban and programmatic potential

secure the NSA



open to city for pedestrians 
and to tunnel for vehicles

create positive public space

create an entrance landmark

make the NSA more visible 
and open

intentions based on urban and programmatic potential

secure the NSA



open to city for pedestrians 
and to tunnel for vehicles

create an entrance landmark

make the NSA more visible 
and open

harmonize the typological 
elements

+

+

intentions based on urban and programmatic potential

secure the NSA

create positive public space



historical archetype that suits the intentions ...



... a landmark and fortified ensemble ...



... and an enclosed courtyard ...

 



... defined by a multi-layered inhabitable wall (Louis Kahn, 1991)





4 spatial building types how to assemble them as a whole?
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6 000 m2 



standard corridor office how to create a relation between the public and NSA?



split the corridor reveal the circulation between functions - not the function itself

W
ow!



split the corridor reveal the circulation between functions - not the function itself

tempered glass

NSA’er

translucent/
closed faraday 

panels

W
ow!

W
ow!



add server and private, secure NSA roundabout connected to tunnel
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housing overpass connect housing tower to city side and use tower as landmark



add gym and cooling tower to close the perimeter and create an entry portal

gym

co
olin

g 
to

wer



public sportspromenade lift the tower and add public loop on the roof

pock
et p
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public sportspromenade responding to demands of a dense metropolis



public sportspromenade can be appropriated and shared by different individual groups

fitness equipment free surface

ascending recreational

play equipment non-directional playing

sportcourts



3 mutually exclusive worlds that interlace and co-exist in one homogeneous structure
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3 mutually exclusive worlds hosted by a 3D programmatic puzzle 
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3 mutually exclusive worlds responding to unique urban conditions with a fortified ensemble
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3 experiential perspectives
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the NSA employee
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the security guard



non-invasive security layers

hard vehicle barriers

impact bollards

checkpoint

concrete wall

staircase and 
seat bollards 

open to 
public sign

private 
residence sign

motion 
sensors

height 
differences

motion 
sensors

copper 
mesh 

shielding 

elevator access 
control (24/7)

final visitors 
checkpoint

elevator access control 
(10:00 pm - 06:30 am)

antechamber

user management

soft people barriers

EMP barriers





structural elements rock foundation



structural elements ø600/300 in-situ concrete columns and slabs 



structural elements concrete vaults and stabilization shaft



structural elements double steel truss bridge h = 1500mm + HEB300 cross-beams



structural elements solid concrete base



structural elements mass timber tower - glulam columns and CLT floors



facade collage of contrasts



facade protective perimeter - hard and heavy

board formed 
concrete (textured)

black expanded 
metal mesh

exposed polished 
concrete



facade open interior - soft and light

curtain wall 

polished aluminium 
honeycomb panel

tempered 
structural glazing

white recycled 
plastic  composite





architectural detail tectonic arches



architectural detail tectonic arches



cross



facade detail flush surface 



facade detail flush surface 



facade detail unitised elements



facade detail unitised elements



facade detail unitised elements
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How could public space - on the scale of the 
block - evolve considering the contemporary 

tendencies in Midtown Manhattan?





How to combine the hyper-private NSA with 
public housing and sportscenter? How to 

transform the security restrictions into an asset 
for the city?







In an architectural sense, there are hardly 
limitations to the private production of 

public spaces that contribute to healthy 
densification...
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... it is rather a debate on regulations that 
transform the city ...
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... however, the city and architecture can transform regulations ...



1
9
6
1

1
9
6
8

1
9
6
9

1
9
7
0

1
9
7
1

1
9
7
3

1
9
7
5

1
9
7
7

1
9
8
2

1
9
9
6

1
9
9
8

u
n
ifi

e
d

 b
u
lk

 p
ro

g
ra

m

2
0
0
4

2
0
0
7

2
0
0
9

O
M

IT
T
E
D

O
M

IT
T
E
D

O
M

IT
T
E
D

O
M

IT
T
E
D

P
R

IV
A

T
E
LY

 O
W

N
E
D

 P
U

B
L
IC

 S
P
A

C
E
S

primary space

legal 
distinctions

geographically 
tailored to special 
purpose districts

PLAZA

PLAZA
URBAN PLAZA

RESIDENTIAL PLAZA

OPEN-AIR CONCOURSE

SUNKEN PLAZA

ELEVATED PLAZA

as-of-right plaza, without functional amenities, no special cpc review 

cpc design review

cpc design review

cpc design review

cpc design review

cpc design review

cpc design review

cpc certification

cpc certification

cpc certification

as-of-right and cpc certification

as-of-right and cpc certification

THROUGH-BLOCK ARCADE

COVERED PEDESTRIAN SPACE

SIDEWALK WIDENING

THROUGH-BLOCK GALLERIA

THROUGH-BLOCK CONNECTION

ARCADES, ENTRANCE RECESS SPACE, CORNER ARCADE, CORNER CIRCULATION SPACE, SIDEWALK WIDENING, URBAN PLAZA

PUBLIC

ARCADE

residual space usable residual space
visual residual spacenorthern plaza

S
E

A
G

R
A

M
 

B
U

IL
D

IN
G

C
B

S
 

B
U

IL
D

IN
G

1
2
2
1
 S

IX
T

H
 

A
V

E
N

U
E

1
2
5
1
 S

IX
T

H
 

A
V

E
N

U
E

5
9
0
 

M
A

D
IS

O
N

 

A
V

E
N

U
E

QUANTITATIVE FOCUS
QUALITATIVE FOCUS

2
0
2
0

PLAZA

SPORTS PROMENADE

P
U

B
L
IC

 

P
R

IV
A

T
E

 

P
R

O
D

U
C

E
 

... a speculative project can become an archetype to inform the debate on densification



thank you :)
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