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Midtown MoveMent

P5.0
Complex Projects | New York Midtown

 Tibo Hoek | 4294076 
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VACANCY
/ˈVEꞮK(Ə)NSI/

1. empty space.



3



4



5



6

TOTAL OFFICE INVENTORY OF MANHATTAN IS 37.2 MILLION M2, WITH AN AVERAGE VACANCY RATE OF 10,2% 
- CUSHMAN & WAKEFIELD Q1 2019  
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SHIFT IN FINANCIAL CENTER MIDTOWN
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NEW DEVELOPMENTS

HUDSON YARDS
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ONLY          OF THE WHOLE OFFICE INVENTORY,
 BUT COMES DOWN TO 2.000.000 M2 
5%
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TRANSITIONAL STATE

MIDTOWN FINANCIAL CENTER 

HUDSON YARDS NEW DEVELOPMENT 
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FUTURE OF MIDTOWN

?
MIDTOWN FINANCIAL CENTER 
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?
MIDTOWN FINANCIAL CENTER 

UNLOCK HIDDEN VALUES
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MIGRATION OF OFFICES TOWARDS HUDSON YARDS
  - CAUSING MORE VACANCY IN MIDTOWN

DETERIORATION OF OFFICE BUILDINGS IN MIDTOWN
  - WHICH ARE STANDING ON HIGH VALUABLE LAND

GROWING VACANCY RATE IN MIDTOWN DISTRICT 
  - MAKING USE OF THE 3.7 MILLION M2 BEING VACANT

WHY?

TOTAL OFFICE INVENTORY OF MANHATTAN IS 37.2 MILLION M2, WITH AN AVERAGE VACANCY RATE OF 10,2% 
- CUSHMAN & WAKEFIELD Q1 2019  
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WHAT IS WRONG WITH THE OBSOLETE?
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WHAT IS WRONG WITH THE OBSOLETE?

OLD INSTALLATIONS
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WHAT IS WRONG WITH THE OBSOLETE?

OLD INSTALLATIONS ISOLATED FROM CITYSCAPE
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WHAT IS WRONG WITH THE OBSOLETE?

OLD INSTALLATIONS ISOLATED FROM CITYSCAPE BAD BUILDING PHYSICS
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WHAT IS WRONG WITH THE OBSOLETE?

OLD INSTALLATIONS ISOLATED FROM CITYSCAPE BAD BUILDING PHYSICS GENERIC FLOOR SLABS
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WHAT IS WRONG WITH THE OBSOLETE?

OLD INSTALLATIONS ISOLATED FROM CITYSCAPE BAD BUILDING PHYSICS GENERIC FLOOR SLABS NARROW FLOOR HEIGHTS
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-  WASTE OF MATERIALS

-  BUILDING ONLY 40 YEARS OLD

-  NON SUSTAINABLE APROACH

+ REUSE EXISTING BUILDING

+ PIONEERING 

+ MORE TO COME

DEMOLITION

RE-BRANDING

1980

2020

TO DO



21

“HOW CAN MIDTOWN’S NEWLY BECOME VACANT OFFICE BUILDINGS BE RE-USED?”

RESEARCH QUESTION;

“WALL ST IS MOVING, AND IT’S RESHAPING NEW YORK” 
- DAVID M. LEVITT | FROM SAVILLS STUDLEY (2018)
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BLACKROCK
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HUDSON YARDS

RELOCATE
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MORE THAN 81% 
MOVING OUT

 

44 FLOORS | 175M
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Life Science center
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WHY?
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COMPLEX PROJECTS 
MIDTOWN MANHATTAN

TIBO HOEK - 4294076 - P5

MIDTOWN MOVEMENT
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RESEARCH



MIDTOWN, THE HEART OF FINANCIAL CENTER MANHATTAN 
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WHAT WILL BE THE FUTURE OF MIDTOWN?
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Moving from

Multiple office 
locations

Midtown
South

Midtown
South

Moving to

Amazon

BlackRock

Deutsche Bank

EY

Group M
Downtown

Midtown

Hudson Yards

Midtown

Downtown

JPMorgan
KKR

McKinsey
Milbank Tweed

Nasdaq
Point72

R/DA Media
Skadden Arps

Time Inc

Time Warner

Tommy Hilfiger
Twitter

Markit North America

TRANSITIONAL STATE
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BLACKROCK

POINT 72

NASDAQ

MARKIT NORTH AMERICA

POINT 72

TWITTER

PJT PARTNERS

TIME INC.

SKADDEN ARPS

EY

R/GA MEDIA

GROUP M

TOMMY HILFIGER

TIME WARNER

MC KINSEY

KKR

TIME WARNER

OFFICES ON THE MOVE...
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2020
NOW

2025 2030 2050
FUTURE PREDICTION

GROWING VACANCY RATE MIDTOWN

MORE INTENSE
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MIDTOWN EAST

PA
R

K
 A

V
E

GRAND
CENTRAL

BRYANT PARK

42TH ST

57TH ST

CENTRAL PARK

PARK PLAZA SOM ARCHITECTS

METLIFE ROTH & SONS 

CITIGROUP HUGH STUBBINS 

SONY TOWER J. B. ARCHI

SEAGRAM MIES VAN DER ROHE 

OBSOLETE BUILDING ENVELOPE
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THE MIDTOWN TYPOLOGY

59.000M298.500M2 292.000M2 146.000M2 79.000M2

SEAGRAM MIES VAN DER ROHE 
38 FLOORS - 157M - OFFICE - 1958

PARK PLAZA SOM 
44 FLOORS - 175M - OFFICE - 1980

METLIFE ROTH & SONS 
58 FLOORS - 246M - OFFICE - 1963

CITIGROUP HUGH STUBBINS 
59 FLOORS - 279M - MIXED - 1977

SONY TOWER J. B. ARCHI
37 FLOORS - 197M - MIXED - 1984

OFFICE  75% OFFICE  84% OFFICE  78% OFFICE  80%

FACILITIES 10%

FACILITIES 14%

FACILITIES 12%
FACILITIES 13%

LOBBY  5%

LOBBY  2% AMENITIES  5%

LOBBY 1%
LOBBY 1%

RELIGION  1% 
GREEN 1% 

PUBLIC 10% RETAIL 8%

OFFICE  82%

FACILITIES 15%

PLAZA  3%
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ON/OFF

9AM 5PM

ON/OFF

MONO-FUNCTIONAL



425 PARK AVE FOSTER

THE SPIRAL BIG

THE NEW STANDARD
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THE SPIRAL BIG
65 FLOORS - 306M - MIXED - 2022

425 PARK AVE FOSTER
41 FLOORS - 270M - MIXED - 2020

79.000M2

OFFICE  70%

FACILITIES 17%

PLAZA 3%

RETAIL 10%

GREEN 1% 

265.000M2

79.000M2

OFFICE  75%

FACILITIES 8%

RETAIL 3%
PLAZA 5%

RESTAURANT 5%

PARKING 1%

GREEN 3% 

71.000M2

THE NEW STANDARD
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ROTTERDAM 
THE NETHERLANDS

NEW YORK CITY
USA

MELBOURNE
AUSTRALIA

GOING OVERSEAS
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BLENDING THE CITYSCAPE

HOTEL

HOTEL

COMMERCE/HOTELCOMMERCE
GREEN

GREEN

GREEN

OFFICE

OFFICE

OFFICE

PLAZA
PLAZA

HORIZONTAL CITY STACKING CONNECTING

INTERNATIONAL TREND
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OFFICE  12%

RESIDENTIAL  32%

FACILITIES  10%

PARKING 9%

RETAIL/FOOD 16%

HOTEL  12%

255.000M2

PLAZA 2% 

CULTURE 2% 
GREEN 2% 

ENTERTAINMENT 3% 

BEULAH TOWER OMA
XX FLOORS - 345M - MIXED - PROPOSED

DE ROTTERDAM OMA
44 FLOORS - 149M - MIXED - 2013

79.000M2

OFFICE  36%

RESIDENTIAL  18%

LOBBY  6%

PARKING 16%

FACILITIES 15%

HOTEL  8%

162.000M2

INTERNATIONAL TREND
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CONTINIOUS

MULTI-FUNCTIONAL



OFFICE

49



PLINTH
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“HOW CAN MIDTOWN’S NEWLY BECOME VACANT OFFICE BUILDINGS BE RE-USED?”

RESEARCH QUESTION;
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MIDTOWN

P
A

R
K

 A
V

E

GRAND
CENTRAL

BRYANT PARK

42TH ST

57TH ST

CENTRAL PARK

MOVING OUT

TO
W

A
R

D
S
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81% EMPTY TOWER

370 PARK AVENUE
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MIDTOWN EAST

PA
R

K
 A

V
E

GRAND
CENTRAL

BRYANT PARK

42TH ST

57TH ST

CENTRAL PARK

CENTRAL LOCATION
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SUPER BLOCK

MIDTOWN EAST

PA
R

K
 A

V
E

GRAND
CENTRAL

BRYANT PARK

42TH ST

57TH ST

CENTRAL PARK
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MIDTOWN EAST

PA
R

K
 A

V
E

GRAND
CENTRAL

BRYANT PARK

42TH ST

57TH ST

CENTRAL PARK

GAP IN THE GRID
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NATURAL 
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175 M
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TOTAL    = 2240 M2 100%
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85%
TOTAL    = 2240 M2

OFFICE    = 1904 M2
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FACILITIES  = 336 M2 15%

TOTAL    = 2240 M2

OFFICE    = 1904 M2
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ROCKEFELLER 
RAYMOND HOODEMPIRE STATE 

SHREVE, LAMB & HARMON

BANK OF AMERICA
COOK+FOX ARCHITECTS

SAINT PATRICK’S CATHEDRAL
JAMES RENWICK 
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425 PARK AVE FOSTER

432 PARK AVE 
RAFAEL VIÑOLY 

CITIGROUP 
HUGH STUBBINS 

SONY TOWER
PHILIP JOHNSON
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OLD INSTALLATIONS ISOLATED FROM CITYSCAPE BAD BUILDING PHYSICS GENERIC FLOOR SLABS NARROW FLOOR HEIGHTS

what’S wrong with the BLackrock BuiLding aS it iS?
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+

+ + +
30M

STACKED DISCONNECTED HIDDEN CLOSED FACADE

BUILDING REDEVELOPE 101
LOCKED BUILDING VALUES
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+

+ + +
30M

STACKED DISCONNECTED HIDDEN CLOSED FACADE

BUILDING REDEVELOPE 101
LOCKED BUILDING VALUES
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+

+ + +
30M

STACKED DISCONNECTED HIDDEN CLOSED FACADE

BUILDING REDEVELOPE 101
LOCKED BUILDING VALUES
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+

+ + +
30M

STACKED DISCONNECTED HIDDEN CLOSED FACADE

BUILDING REDEVELOPE 101
LOCKED BUILDING VALUES
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+

+ + +
30M

STACKED DISCONNECTED HIDDEN CLOSED FACADE

BUILDING REDEVELOPE 101
LOCKED BUILDING VALUES
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+

+ + +
30M

STACKED DISCONNECTED HIDDEN CLOSED FACADE

BUILDING REDEVELOPE 101
LOCKED BUILDING VALUES
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+

+ + +
30M

DISCONNECTED HIDDEN CLOSED FACADE

BUILDING REDEVELOPE 101

SUBTRACT

-
VOIDS LINK INTERNAL LEVELS, 

CAUSING MORE INTERACTIONS

UNLOCKING BUILDING VALUES
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+ + +
30M

HIDDEN CLOSED FACADE

BUILDING REDEVELOPE 101

SUBTRACT

-
VOIDS LINK INTERNAL LEVELS, 

CAUSING MORE INTERACTIONS

UNLOCKING BUILDING VALUES

ADD

+
CREATE VOLUME  TO  UNLOCK 

NEW ARCHITECTURAL VALUE
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CLOSED FACADE

BUILDING REDEVELOPE 101

SUBTRACT

-
VOIDS LINK INTERNAL LEVELS, 

CAUSING MORE INTERACTIONS

UNLOCKING BUILDING VALUES

ADD

+
CREATE VOLUME  TO  UNLOCK 

NEW ARCHITECTURAL VALUE

+
MULTIPLY

PROMINENT MAIN ENTRANCE,
CONNECTED TO THE CITYSCAPE
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ROUTE

ALTERNITIVE CIRCULATION, MAIN 
ACCES POINT, THEN SUB ELEVATIONS

=

FACADE

BUILDING REDEVELOPE 101

SUBTRACT

-
VOIDS LINK INTERNAL LEVELS, 

CAUSING MORE INTERACTIONS

UNLOCKING BUILDING VALUES

ADD

+
CREATE VOLUME  TO  UNLOCK 

NEW ARCHITECTURAL VALUE

+
MULTIPLY

PROMINENT MAIN ENTRANCE,
CONNECTED TO THE CITYSCAPE
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SUBTRACT ADD

+ +-
MULTIPLY

BUILDING REDEVELOPE 101
UNLOCKING BUILDING VALUES

VOIDS LINK INTERNAL LEVELS, 
CAUSING MORE INTERACTIONS

PROMINENT MAIN ENTRANCE,
CONNECTED TO THE CITYSCAPE

CREATE VOLUME  TO  UNLOCK 
NEW ARCHITECTURAL VALUE

ROUTE IDENTITY

ALTERNITIVE CIRCULATION, MAIN 
ACCES POINT, THEN SUB ELEVATIONS

= !

NEW ARCHITECTURAL EXPRESSION, 
TOWARDS FUTURE OF MIDTOWN
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DEVELOPER

CLIENT

DESIGNER

TIBO B.V.

deSign Brief
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EXERCISE PLINTH

Client

Client

Client

Rentable

Rentable

TOWER

31.100 M2

80.400 M2

SELF-CARE SERVICES

ACTIVE MOVEMENT

SERVICE FACILITIES

LIFE SCIENCES CAMPUS

AFTER CARE

MEDICAL 
PRACTICES

CARE  HOTEL

RESEARCH  
&   DEVELOPMENT

LABS

15%

44%

6%

LOGISTICS 8%

SPORTS 10%

COMMERCE 3%

NUTRITION 3%

EXPO 4%

PASSAGE 7%

P
U

B
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C
P

U
B
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C

SHOP

WORK

STAY

P
R
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E
P

R
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AT
E
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PROGRAM BAR



PLINTH
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PLINTH
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RELATIONS LINKS

93

P
u

b
lic

P
r

iv
at

e LOGISTICS
9.000m2

OFFICES
18.000m2

CARE HOTEL
17.000m2

START-UPS
10.000m2

LABURATORIES
34.000m2

PRACTICES
7.000m2

PASSAGE
3.500m2

NUTRITION
4.500m2

EXPO
4.500m2

COMMERCE
5.500m2

SPORTS
12.000m2



PROGRAM BAR
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TOWER

PLINTH
31.100 M2

80.400 M2

111.500 m2

+

11.150 m2basketball court 
swimming pool
squash cages
fitness hall

4.460 m2innovation platform
knowlegde hub
auditorium
ticketdesk/bookstore 

3.345 m2bio-groceries
vitamin supplements
foodcourt

3.345 m2medical supplies
phamacy

7.805 m2public domain
lobby

6.690 m2general practices/dentist
physiotherapist/dietician
psyciatrist/ orthopedist
service point/information desk
stairs/elevator/escalator

49.060 m2rentable laboratories
rentable office spaces
start-up incubators
meeting rooms
sanitary facilities + kitchen
reception
stairs/elevator/escalator

16.725 m2single rooms
dubble rooms
mixed rooms
assisted recovery
sanitary facilities + kitchen
wellness
breakroom
reception
stairs/elevator/escalator

8.920 m2
service spaces
sanitary facilities
cleaning facilities



MEDICAL 
PRACTICES

CARE  HOTEL

SPORTS

COMMERCE

NUTRITION

EXPO

PASSAGE

RESEARCH  
&   DEVELOPMENT

LABS

SINGLE ROOMS

START-UP

LABURATORIES

LABURATORIES

LABURATORIES

AMENITIES

AMENITIES

AMENITIES

AMENITIES

OFFICE SPACE

OFFICE SPACE

OFFICE SPACE

GUINEA PIGS

GUINEA PIGS
RECOVERY

OFFICE SPACE

OFFICE SPACE
OFFICE SPACE

OFFICE SPACE

RECOVERY
MEDICAL

 PRACTICES

BASKETBALL

SWIMMING POOL
SWIMMING POOL

RUNNING TRACK

YOGA
FITNESS

TENNIS
FREELETICS

TENNISSQUASH
SQUASH

MEDICAL SUPPLIES AUDITORIUM
PHARMACY INNOVATION

BIO-GROCERIES
VITAMIN SUPPLIES
FOOD-COURT

BOOKSTORE PLATFORM

LIGHT STREET
PUBLIC DOMAIN

LOBBY

INCUBATORS

MEETING ROOMS

MEETING ROOMS

MEETING ROOMS
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SINGLE ROOMS
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1
1. Alluminium section 3mm - copper coated
2. Blind rived - incidentally placed
3. Corner hood cover - pushed in place by
4. Rubber nipples
5. Insulation material
6. Steel column 10x600x600mm
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detail // 201
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1. Floor; pressure firm insulation, covering 
layer, floor screed polyurithane
2. Concrete slab with profiled steel sheeting
3. Steel beam with extrended flange
4. Curtainwall mounting
5. Sandwich panel - with insulation material
6. Dubble glazing with high ZTA value
7. Indoor - automatic sunscreen
8. LED-fixing in lowered ceiling
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7
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LI-SCI CENTER
detail // 202
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VertCal exPreSSion

UNEXPOSED
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LI-SCI CENTER
CoPPer aGinG ProCeS

UNEXPOSED 3-YEARS 10-YEARS 25-YEARS
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CoPPer aGinG ProCeS

3-YEARS
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P +140000 35
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1. Floor; pressure firm insulation, covering 
layer, floor screed polyurithane
2. Concrete slab with profiled steel sheeting
3. Steel beam with extrended flange
4. Flexible mounting, old to new construction
5. Schlüter profile - flexible dilatation
6. Floor; concrete floorslab 300mm, covering 
layer, screed (possible floor heating)
7. LED-fixing in lowered ceiling
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5
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6

LI-SCI CENTER
detail // 203
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1. Alluminium mullion fins 5 mm - copper coated
consealed LED-fixture in profile
2. Insulation material
3. Curtain wall with high ZTA value
4. Steel column 10x600x400mm
5. Existing concrete column 500x750mm
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4

5

LI-SCI CENTER
detail // 205
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the PoCket
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LI-SCI CENTER
hotel lobby
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LI-SCI CENTER
bird’S-eye VieW 
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CONCLUSION
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THANK YOU.


