NEGOTIATING THE MEGA-REBUILDING DEAL AT THE WORLD
TRADE CENTER: THE HISTORICAL CONTEXT

ALEX GARVIN "

The decline of lower Manhattan as a business district relative to Midtown
(and other United States business districts) became apparent after World War II. In
the decade between 1947 and 1956, 15.1 million square feet of new office space—
more than existed in the Loop in Chicago, the nation’s second largest office
district—was erected in Midtown. During that time, only 1.1 million square feet of
office space was erected in lower Manhattan in three modest office structures and
one six-story addition.' The situation was so serious that in 1952, the Journal of
Commerce published articles predicting that businesses would soon relocate from
lower Manhattan to Midtown.”

The attempt to revive Lower Manhattan is central to an understanding of the
World Trade Center. The first significant post-war revival effort came in November
of 1955, when the Chase Manhattan Bank (under the leadership of David
Rockefeller) announced that it would consolidate its nine-building, 8,700-employee
operations on the two blocks bounded by Nassau, Liberty, William, and Pine Streets.
The scheme that emerged was a superblock designed by the firm of Skidmore,
Owings & Merrill. A one-block section of Cedar Street was closed, creating a 2.5-
acre site to be shared by a new 60-story, 1.7 million-square-foot office slab; the
existing 38-story building that had housed Chase headquarters since 1928; and a new,
spacious plaza.

Between 1960, when the new Chase Manhattan Bank Building was ready for
occupancy, and 1972, the year before World Trade Center was officially dedicated,
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45 buildings containing 32.5 million square feet of office space opened in lower
Manhattan.” However, these buildings did little to enliven the area.

The Port Authority changed the face of Lower Manhattan when it replaced
16 acres occupied by a few hundred businesses with the World Trade Center, which
served tens of thousands of tenants and provided 12 million square feet of office
space in 1, 2, 4, 5, and 7 World Trade Center. Seven hundred thousand square feet
of office space was devoted to the U.S. Customs House, 600,000 square feet to the
Marriott Hotel, and 2.4 million square feet to the retail concourse, parking, services,
and the PATH terminal. Notably, the PATH railway brought 50,000 to 60,000
commuters to lower Manhattan on a daily basis. This enormous project was
expected to revive Lower Manhattan; unfortunately, this was not the case.

In 1970 neatly 15 percent of all workers in New York worked in Lower
Manhattan. By 2000, that had declined to just over 11 percent.* Demand for office
space, on the other hand, was growing in Midtown Manhattan and other regional
sub-centers, including White Plains, Stamford, and Newark.

The Port Authority constructed a project completely separate from the rest
of Manhattan Island. At the time, safe, clean, well-lighted superblocks, rather than
traffic-congested streets, were considered good plannjng.5 In order to increase
efficiency and protect pedestrians from traffic accidents, the great plaza that
provided access to all the buildings was connected to neighboring blocks on three
sides by bridges (in the process removing customers from city streets and damaging
local businesses). Unfortunately, the plaza had to be closed four to five months out
of the year due to danger that falling ice posed to pedestrians. The World Trade
Center included a very successful retail complex beneath the plaza providing all of

3 NYC Department of City Planning: Manbattan Office Space Market 1960-1978 (1979) (unpublished, on
file with author).

4 Michael R. Bloomberg: “New York City’s Vision for Lower Manbattan,” speech delivered December 12,
2002

> See Mary L. Clatk, Lessons from the World Trade Center for Open Space Planning Generally and Boston’s Big
Dig Specifically, 32 B.C. ENVTL. AFF. L. REV. 301, 305 (2005) (discussing the World Trade Center’s
development as a “superblock”); see also Interview by PBS Narrator with Niall Ferguson, Historian
and Professor, New York University, et al, in New York, New York (Sept. 8, 2003), available at

http:/ /www.pbs.org/wgbh/amex/newyork/filmmore/pt.html (quoting Ada Louise Huxtable “And
then to substitute these superblocks with huge buildings. The real estate community had an
expression -- ripe for redevelopment. You cut off, you closed, or thete's an official word for that, too, you
de-mapped, wonderful old streets and small buildings that gave you the history and the flavor and the
continuity of the city, and you put them together for a superblock. For the World Trade Center,
fourteen historic streets became two superblocks.”).
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Lower Manhattan with shopping and restaurants. This, too, removed customers
from local stores. The World Trade Center certainly was a true self-contained,
superblock set apart from the rest of the city.

When this major landmark disappeared on September 11, 2001, the impact
was immediate and extraordinary. Approximately 13.4 million square feet was
destroyed,” 21.1 million additional square feet was damaged,” 1.8 million tons of
debris littered the city,® and the PATH Railroad station was destroyed, ending service
to New Jersey for 60,000 commuters. In addition, the N, R, 1, and 9 Subway lines
had to be halted for reconstruction.” Electric service from the power substation on
the site of 7 World Trade Center was destroyed."

Many players are involved in rebuilding the World Trade Center site. The
single most important player is the Port Authority of New York and New Jersey,
which owns the site of the World Trade Center.'" The Port Authority also owns and
manages regional transportation facilities, the airports, the George Washington
Bridge, the Holland Tunnel, and a series of other facilities.”® It floated bonds totaling
$3 billion to provide regional transportation service in New Jersey and depended on
revenue from the World Trade Center to pay debt service on those bonds. Naturally,
it was very concerned that the property continue to generate enough money to cover
that debt service.

fTenantWise.com, World Trade Center Analysis: Damaged Areas,
http://www.tenantwise.com/reports/wtc_damage.asp (last visited Apr. 13, 2008) (stating that
13,420,045 square feet were destroyed by the September 11, 2001 attacks).

7 Id. (stating that 21,059,597 square feet were damaged by the September 11, 2001 attacks).

8 Great Buildings, Centre Pompidou,
http:/ /www.gteatbuildings.com/buildings/Centre_Pompidou.html (last visited Mat. 21, 2008).

 Thomas ]. Lueck, O/d Service, Old Stops Restored on West Side, N.Y. TIMES, Sept. 15, 2002, available at
http://quety.nytimes.com/gst/ fullpage.htmlrres=9CO6E1DF1630F936A2575AC0A9649C8B63.

10 Press Release, Lower Manhattan Development Center, Governor Pataki Joins Con Edison to Mark
Opening of Electrical Substation at 7 World Trade Center (May 26, 2004), available at

http:/ /www.renewnyc.com/displaynews.aspxPnewsid=ded539df-81d7-485a-ad18-6e¢60c398100e
[hereinafter Press Release, Opening of Electrical Substation].

1 'The Port Authority of New York and New Jersey, History of the Port Authority,
http:/ /www.panynj.gov/AboutthePortAuthority/HistoryofthePortAuthortity/index.html#commitme
nt (last visited Apr. 13, 2008).

12 1d; The Port Authority of New York and New Jersey, Facilities and Services,
http:/ /www.panynj.gov/AboutthePortAuthority/FacilitiesandServices/ (last visited Apr. 13, 2008).
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In reporting on the rebuilding process, the press focused on only a few
participants: the Port Authority, Silverstein Properties (just weeks before the disaster
it had signed a lease to become the prime tenant of the World Trade Center), and the
families of the victims of the September 11 terrorist attack.” Over 2,700 people
perished at the site; hundreds of them on property that was not owned by the Port
Authority." Nevertheless, the Governor of New York announced that the site of
the Twin Towers was sacred land that could not be built upon.” He did not mention
that work was already underway to restore rail service that ran over the footprints.

The Port Authority and the Silverstein Organization were not the only
property owners affected: The state of New York owns West Street, a state
highway.'® The Metropolitan Transportation Authority owns the subway system that
ran underneath the Towers."” Another state agency, the Battery Park City Authority,
owns a millions of square feet of commercial and residential space that it leases to a
number of tenants.”® In addition to Silverstein Properties, the Port Authority’s other
lessees were affected, including the Westfield Corporation, which had the right to
build 427,000 square feet of retail space;l() the Marriott Hotel Corporation;20 and the
United States Customs House. The owners of nearby properties, such as Brookfield,

13 See generally Sterling Newberry, Rebuilding the World Trade Center Site, Mediate.com, Aug. 2002, available
at http:/ /www.mediate.com/facilitation/ facilitationedit2.cfm (discussing “the dilemma of public
participation” in regards to the World Trade Center rebuilding process).

14 World Trade Center, About the WTC, Rebuilding the WTC,
http:/ /www.wtc.com/about/rebuilding-the-wtc (last visited Apt. 13, 2008) (stating that 2,750 people
were killed at the World Trade Center, many of whom were emergency workers).

15> Edward Wyatt, Pataki’s Surprising Limit on Ground Zero Design, N.Y. TIMES, July 2, 2002, available at
http://query.nytimes.com/gst/ fullpage.htmlrres=950DE3D61631F931 A35754C0A9649C8B63.

16 See generally Map of New York City, http://gis.nyc.gov/doitt/cm/CityMap.htm (last visited Apr. 21,
2008) (providing a map of city streets and state highways in New York City).

17 See Metropolitan Transit Authority, New York City Transit — History and Chronology,
http:/ /www.mta.info/nyct/ facts/ ffhisthtm (last visited Apt. 13, 2008).

18 See generally Ronald Drenger, Tenant-Landlord Battle Heat up in Downtown, TRIBECA TRIBUNE, available
at http:/ /www.tribecattib.com/newsjan02/news-bpct-Lhtml (discussing the tenant strikes in Battery
Park City and the financial hardships for the owners, the Battery City Park Authority).

19 Press Release, Westfield America, Westfield America, Inc. INYSE: WEA) Closes on Deal for Retail
Component of World Trade Center (July 24, 2001), available at

http:/ /www.westfield.com/corporate/newstoom/announcements/wea_archive/2001/24-07-
01.html.

20 Marriott World Trade Center Survivors Site: Dedicated to the victims and survivors of 3 World
Trade Center on Sept 11, 2001, http://www.septl Imartiottsurvivors.org/ (last visited Apt. 13, 2008).
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which owns the World Financial Center’ and One Liberty Plaza, were also
affected.” It owned approximately eight million square feet of commercial property
across the street from the World Trade Center site.” Another property that was
across the street, the Deutsche Bank Building, was unfortunately contaminated as a
result of the September 11 attack. It needed to be demolished. (Although it was
acquired from the owners as part of the rebuilding process, as of 2008 it had still not
been torn down.”) One of the office buildings vacated as a result of the attacks, 90
West Street, a landmark designed by Cass Gilbert, has been renovated and converted
into residential condominiums.”

New Yorkers were astonished when the President of the United States
pledged $20 billion in federal aid to help rebuild after the September 11 attack.”
People came from all over the world to aid in the cleanup and reconstruction.
Congtess,” FEMA (the Federal Emergency Management Agency),” and other

21 Brookfield Properties, Four World Financial Center, http://www.brookfieldproperties.com/
building/detail.cfm?BID=204 (lasted visited Apr. 13, 2008); The World Financial Center, Property
Owner/Manager, http://www.wotldfinancialcenter.com/?id=23 (last visited Apr. 13, 2008) (listing
the World Financial Center in Manhattan as one of Brookfield Properties Corporations’ landmark
assets).

22 Brookfield Propetties, One Liberty Plaza, http:/ /www.brookfieldpropetties.com/building/
detail.cfm?BID=206 (last visited Apr. 13, 2008).

23 The World Financial Center encompasses over 8 million square feet while One Liberty Plaza
encompasses 2.2 million square feet. Brookfield Properties, Four World Financial Center, s#pra note
21; Brookfield Properties, One Liberty Plaza, supra note 22.

2% David W. Dunlap, 9/ 11 Contamination is High at Bank Tower, Study Say, N.Y. TIMES, Sept. 15, 2004,
available at http:/ /www.nytimes.com/2004/09/15/nyregion/15deutsche.html [Dunlap, 9/177
Contamination]. Authorities have recently begun dismantling the building. James Barron, Unbuilding a
Skyscraper Wounded on Sept. 11, N.Y. TIMES, Aug. 17, 2007, available at

http:/ /www.nytimes.com/2007/08/17 /nyregion/17bank. html.

25 Ronda Kaysen, Damaged Landmark Building Readies to Reopen as Apartments, DOWNTOWN EXPRESS,
Vol. 17, Issue 35, Jan. 21-27, 2005, available at http:/ /www.downtownexpress.com/

de_89/ damagelandmarkbuilding. html (“Brack Capital Real Estate bought the Cass Gilbert-designed
building for $12.25 million in early 2003 and has undertaken the $145 million restoration project . . .
). For a general discussion of the works of Cass Gilbert, see Barbra S. Stern & Steven Flanders, eds.,
CASS GILBERT LIFE AND WORK: ARCHITECT OF THE PUBLIC DOMAIN (2001).

26 Michael Cooper, Official Says Bush Renewed Pledge of $20 Billion in Aid, N.Y. TIMES, Jan. 25, 2002,
available at http:/ / query.nytimes.com/gst/ fullpage.html?res
=9404E7D71F3BF936A15752C0A9649C8B63.

27 Bush Gets Strong Support from Congress, NATO, CNN, Sept. 12, 2001, available at
http:/ /archives.can.com/2001/US/09/12/ametica.under.attack/index.html.
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government agencies were involved. The Department of Housing and Urban
Development, for example, appropriated $3 billion dollars to a new State Agency,
the Lower Manhattan Development Corporation (the “LMDC”).” The LMDC
owned no property and had no legislative role, but was created by New York
Governor George Pataki and the outgoing mayor, Rudolph Giuliani. Governor
Pataki and Mayor Giuliani were convinced that a Democrat would be elected the
next mayor of New York, and they wanted to maintain control of reconstruction.
The current mayor, Michael Bloomberg, campaigned against the LMDC’s creation
because he believed the organization took decision-making power away from the
City of New York.

Reconstruction plans required the participation of the government of the
City of New York, which owns streets and easements within the property’s
boundaries; the New York State Metropolitan Transportation Authority, which
owned two subway lines traversing the property; the New York State Department of
Transportation, which owned West Street; the PANYN]; Con Edison; Verizon; and
many others. This number of participants greatly exceeded that of a typical real
estate venture and consequently required resources significantly beyond those of
conventional reconstruction.

Numerous other parties were affected by the disaster, including the victims’
families, the survivors, the rescuers, the press, community boards, local residents,
local businesses, and civic organizations. For example, Chinatown suddenly lost
tourist business, waiters lost their jobs, and people on the Lower East Side and in
Tribeca were kept from their homes due to dangerous conditions.” White-collar
firms that had occupied the World Trade Center were affected, as were small
companies and retailers who suddenly lost their market. Civic organizations, such as
the Regional Plan Association and the Municipal Art Society, immediately appeared
to suggest plans for redevelopment. Additionally, concerned citizens from around

28 Edward Wyatt, et al., After 9/ 11, Parcels of Money, and Dismay, N.Y. TIMES, Dec. 30, 2002, available at
http://quety.nytimes.com/gst/ fullpage.htmlrres=
9805EEDF143FT933A05751C1A9649C8B63&sec=&spon=&pagewanted=2.

? Lower Manhattan Development Corporation, Renew NYC, HUD Funding,
http:/ /www.renewnyc.com/FundinglInitiatives/ (last visiting Apr. 13, 2008).

30 See generally Ground One: V oices from Post-911 in Chinatown, MUSEUM OF CHINESE IN THE AMERICAS,
available at http:/ /911digitalarchive.org/chinatown/ (“For eight days following the attack, for
example, Chinatown south of Canal Street was a ‘frozen zone’ in which all vehicular and non-
residential pedestrian traffic was prohibited; and, for neatly two months, Chinatown residents and
businesses wete effectively isolated by the loss of telephone service. But much of 9/11’s impact on
Chinatown was less evident.”).


http://query.nytimes.com/gst/fullpage.html?res=9805EEDF143FF933A05751C1A9649C8B63
http://query.nytimes.com/gst/fullpage.html?res=9805EEDF143FF933A05751C1A9649C8B63
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the country descended on New York to provide assistance. All of them were
interested in the rebuilding process.

Three years after the September 11 attack, reconstruction of the World Trade
Center site was well underway. The New York State Department of Transportation
had repaved West Street, which reopened in March of 2002.” The Cortlandt Street
Station on the N and R line had been rebuilt, and the 1 and 9 subway lines had
recommenced operation in September of 2002.” The electric substation at 7 World
Trade Center was rebuilt and is currently functioning.” The Brookfield Company
rebuilt the Winter Garden and the surrounding buildings were cleaned and
restored.” Ninety West Street was vacated and renovated.” The Deutsche Bank
Building remains the one of only two adjacent building not under yet construction.™

LMDC believed it was responsible for planning the reconstruction.” T was
the Vice President of LMDC in charge of that process.” Like all government
agencies in New York, the LMDC needed to demonstrate that it had considered
input from the many interested individuals and organizations. It did so in April of

3 Diane Cardwell, Talk of Ground Zero Tribute, as West Street Regpens, N.Y. TIMES, Mar. 30, 2002, available
at http:/ /query.nytimes.com/gst/ fullpage.html?res=9500E3D8163AF933A05750C0A9649C8B63.

32 Edward Wyatt, Subway Service to Resume on Routes Closed After 9/ 11, N.Y. TIMES, Sept. 5, 2002,
available at
http://quety.nytimes.com/gst/ fullpage.htmlrres=9406EED8143EF936A3575AC0A9649C8B63.

3 Press Release, Lower Manhattan Development Corporation, Governor Pataki and Mayor
Bloomberg Celebrate Return of 7 World Trade Center to New York City Skyline (Oct. 21, 2004),
available at http:/ /www.renewnyc.com/ displaynews.aspxrnewsid=ea595799-0ad6-417b-8f1a-
2ff0521bb345 [hereinafter Press Release, Return of 7 World Trade Center]; Press Release, Opening of
Electrical Substation, s#pra note 10.

34 See Glenn Collins, Opening a New Door; Elegant Design Unveiled for Winter Garden’s Rebuilding, N.Y .
TIMES, Apr. 20, 2002, available at

http://query.nytimes.com/gst/ fullpage.htmlPres=9A00E6D9123FF933A15757C0A9649C8B 63&sec
=&spon=&pagewanted=1.

% Beauty, Strength in the Details at 90 West Street, Dec. 2, 2004,
http://www.lowermanhattan.info/news/beauty__strength_in_75703.aspx (last visited Apt. 13, 2008).

36 Dunlap, 9/ 11 Contamination, supra note 24.

37 Lower Manhattan Development Corporation, The Plan for Lower Manhattan General Project Plan,
http:/ /www.renewnyc.com/ThePlan/general_project_plan.asp (last visited Apr. 13, 2008).

38 Press Release, Lower Manhattan Development Corporation, Lower Manhattan Development
Corporation Appoints Nationally Renowned Urban Planner Alexander Garvin to Coordinate
Development Plans for Lower Manhattan (Feb. 9, 2002), available at

http:/ /www.renewnyc.com/displaynews.aspxPnewsid=0c0e6434-c642-4390-b2c9-8647b5d558aa.
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2002 by publishing Principles and Preliminary Blueprint for Action. Thousands of people
responded on the LMDC web site, in writing, and at public hearings.

The LMDC’s first formal public hearing was devoted to the Principles and
Preliminary Blueprint for Action. 1t was held on May 2, 2002 at Pace University in lower
Manhattan. More than one thousand people attended. For the first time, opinions
other than those of victims’ families, local leaders, and the Port Authority were
presented forcefully. Among the most assertive were people who wanted the Twin
Towers to be reconstructed exactly as they had been prior to 9/11, advocates of
investment in Chinatown and the Lower East Side, and presenters of specific
reconstruction designs. ‘Two important considerations emerged that had been
overlooked in the original Principles and Preliminary Blueprint for Action: (1) universal
access for the disabled, and (2) security, including protection of building mechanical
systems from chemical and biological terrorism. As a result of the public hearing,
the press realized that rebuilding involved more than just the reconstruction of the
site.

The Port Authority and the LMDC quickly hired a group of designers to
develop plans for Lower Manhattan.” At the same time, as Vice President of the
LMDC, I worked with Silverstein Properties to ensure that 7 World Trade Center
was rebuilt in an intelligent manner.” This was necessary, not because Silverstein
Properties needed to restore its lost income, but because there was only one other
electric power substation in Lower Manhattan. Brownouts or blackouts during 2002
or 2003 would have seriously dampened commercial and residential interest in Lower
Manhattan. In addition, I was determined to have Greenwich Street run through the
site and reconnect Tribeca with the blocks south of the World Trade Center.
Reconstruction plans for 7 World Trade Center and the property transfers that it
required were approved in June of 2002. Construction was essentially complete in
2006. This allowed the first section of Greenwich Street to pass through the site of
the rebuilt 7 World Trade Center. But we needed a plan for the rest of the site.

% Press Release, Lower Manhattan Development Corporation, Port Authority and Lower Manhattan
Development Corporation Select Consultant to Assist With WT'C Site Plan (May 22, 2002), available at
http:/ /www.renewnyc.com/displaynews.aspxPnewsid=3{f2cf96-b545-4d99-bac0-87¢1398a7ab1 (last
visited Apr. 19, 2008) (announcing the selection of “a team led by Beyer Blinder Belle Architects &
Planners LLP, in association with Parsons Brinckerhoff, to provide consulting services to the two
agencies as they conduct an integrated urban design and transportation planning study for the World
Trade Center site, adjacent areas, and related transportation”).

40 Silverstein Plans Construction Start on 7 WITC Building, INS. ]., Feb. 26, 2002, available at:

http:/ /www.insurancejournal.com/news/east/2002/02/25/15764 . htm (stating that Silverstein was
pushing ahead with plans for rebuilding 7 World Trade Center despite overall plan for World Trade
Center not yet in place).
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In July 2002, the Port Authority and the LMDC published six plans for
renovating the World Trade Center, adjacent areas, and related trzmsportation.41 In
an attempt to rally public support, the LMDC and the Port Authority held the most
remarkable city planning meeting in history. The one-day meeting took place at New
York’s Javits Convention Center.” Approximately 4,500 people attended, and the
consensus was loud and definitive: the six plans for the World Trade Center were
not good enough and, in addition, any reconstruction needed to spur the revival of
all of Lower Manhattan.”

In response to that meeting, Mayor Bloomberg created a plan to rebuild
Lower Manhattan.” His idea involved a loop and spine design.” The loop was
comprised of Fulton Street, Water Street, State Street, Battery Place, and West Street
and included the World Trade Center site.* The spine was Broadway, which ran
through the middle of the loop.”” Bloomberg announced his plan in a speech in mid-

# Press Release, Lower Manhattan Development Corporation, Port Authority and Lower Manhattan
Development Corporation Unveil Six Concept Plans for World Trade Center Site, Adjacent Areas
and Related Transportation (July 16, 2002), available at

http:/ /www.renewnyc.com/displaynews.aspxPnewsid=b3aa6fb4-ebb6-48e3-ba62-c92bce 752647
[Press Release, Six Concept Plans].

42 See generally Civic Alliance to Rebuild Downtown New York, Listening to the City: Report of the
Proceedings, available at http:/ /www listeningtothecity.otg/background/final_report_9_20.pdf
[Listening to the City] (discussing the public meeting at the Javits Convention Center and the public’s
response to the six proposed plans).

43 Press Release, Six Concept Plans, s#pra note 41; Edward Wyatt, I’ISIONS FOR GROUND ZERO:
OVERVIEW; 7 Design Teams Offer New Ideas For Attack Site, N.Y. TIMES, Dec. 19, 2002, available at
http://quety.nytimes.com/gst/ fullpage.htmlPres=9BODESDB103DF93AA25751C1A9649C8B63&se
c=&spon=&pagewanted=1 [hereinafter Wyatt, ["ISTONS]; Listening to the City; see also Civic
Alliance, supra note 42 (noting that “some 5,000 people from throughout metropolitan New York
pooled their energy and talent in an historic series of public meetings . ...”).

# See LMDC, et al., Lower Manhattan Transportation Strategies, Apr. 24, 2003, available at
http://www.renewnyc.com/plan_des_dev/transportation/pdf/all_pages.pdf [Lower Manhattan
Transportation Strategies| (addressing the strategic plans and timeline for rebuilding Lower
Manhattan’s transportation system with which New York City Mayor Bloomberg assisted).

4 1d. at 46; see also A Vision for Lower Manhattan: Context and Program for the Innovative Design
Study, Oct. 11, 2002, at 11, available at
http:/ /www.renewnyc.com/Content/AVisionforLowerManhattan.pdf.

4 Lower Manhattan Transportation Strategies, s#pra note 44, at 46-47.

47 1d. at 47.
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December of 2002, and it excited everyone’s imagination.*

According to Bloomberg, New York also needed to connect its international
airports by rail to Lower Manhattan, in the process opening LLower Manhattan to the
labor market in Long Island.” It was understood that Westchester and Connecticut
were closer to Midtown and could go directly to Grand Central Terminal. The plan
also called for the construction of a new railroad station, which is currently in

progress.”

One week after Mayor Bloomberg’s speech, nine plans for the World Trade
Center site commissioned by the LMDC were displayed by seven teams of designers
at the World Financial Center Winter Garden.”’ Public interest in the plans was
extraordinary: the plans were featured on the front pages of newspapers everywhere
from Casablanca to Calcutta. The LMDC website had seven million visits during the
two weeks following the show. More than 100,000 people went to see the show at
the Winter Garden. Public hearings were held, and in early February 2003,
Governor Pataki and Mayor Bloomberg announced two winners who would
continue work on the project: The first was a team, called THINK, comprised of
Shigeru Ban, Frederick Schwartz, Ken Smith, and Rafael Vinoly. They referred to
their design as the World Cultural Center. The second winner was Daniel Libeskind,
whose design consisted of a helix of office towers that terminated with what he
called the Freedom Tower.”

8 Jennifer Steinhaver, Mayor’s Proposal Envisions Lower Manhattan as an Urban Hamlet, N.Y. TIMES, Dec.
13, 2002, available at
http://quety.nytimes.com/gst/ fullpage.htmlPres=9CO6EFD7103AF930A25751C1A9649C8B63.

4 Lower Manhattan Transportation Strategies, s#pra note 44, at 53.

N Id. at 18, 29.

51 Press Release, Lower Manhattan Development Corporation, Proposed Designs for World Trade Center Site Released at the Winter
Gatden (Dec. 18, 2002), available at http:/ /www.tenewnyc.com/displaynews.aspxrnewsid=6ec82517-
cd24-422e-86a7-104ea4446dee; see also New York New Visions: Coalition for the Rebuilding of Lower
Manhattan, Evaluation of Innovative Design Proposals (Jan. 2003), available at
http://nynv.aiga.org/NYNV20030113.pdf (providing an evaluation of the nine design proposals by a
coalition of twenty-one architecture, engineering, and planning organizations).

52 Press Release, Lower Manhattan Development Corporation, LMDC and Port Authority Narrow
Field of Design Concepts Under Consideration for World Trade Center Site (Feb. 4, 2003), available at
http:/ /www.renewnyc.com/displaynews.aspxPnewsid=ef439d25-9¢94-4¢38-bc34-8ceadf3262a5;
Lower Manhattan Development Corporation, Renew NYC,

http:/ /www.renewnyc.com/plan_des_dev/wtc_site/Sept2003Overview.asp (noting the two
“finalists” for the World Trade Center project).
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Three and one half weeks later, Governor Pataki (without consulting many
important players, including the property owners) announced that Daniel Libeskind’s
plan would be used for the rebuilding of Lower Manhattan.” (Libeskind’s original
plan continues to be the basis of what is currently under construction.) Because the
process leading to the selection of the Libeskind Plan had been transparent and open
to an extraordinary amount of public participation, it was almost universally accepted
as an intelligent decision. The PATH Railroad Station has gone through a series of
revisions™ and should be open by 2011.” Although the President of the United
States, the Governor of New York, and the Mayor of New York all endorsed a new
train connection to Kennedy Airport, this project is stalled. The MTA proceeded
with the station at Broadway and Fulton Street.” The Freedom Tower has been
through numerous revisions. Although the current version (by the architectural firm
of Skidmore, Owings & Merrill) terminates the Libeskind helix, it looks nothing like
the original Freedom Tower. It also is in construction.”

The memorial will cost between $500 million and $1 billion, and its
construction is still delayed.” Governor Pataki struck down a proposed Museum of
Freedom which has now taken the form of a modest site museum.” The
Performing Arts Center and a Drawing Center designed by Frank Gehry appears to

5 Press Release, Lower Manhattan Development Corporation, The Lower Manhattan Development
Corporation and Port Authority of New York & New Jersey Announce Selection of Studio Daniel
Libeskind: Memorial Foundations as Design Concept for World Trade Center Site (Feb. 27, 2003),
available at http:/ /www.renewnyc.com/displaynews.aspxrnewsid=ef439d25-9¢94-4e38-bc34-
8ceadf3262a5.

5% See Lower Manhattan Transportation Strategies, su#pra note 44, at 26-27.

5 Press Release, Lower Manhattan Development Corporation, Governor Pataki, Governor Codey,
Mayor Bloomberg, Joined by U.S. Transportation Secretary Mineta, Launch Construction of WTC
Transportation Hub (Sept. 6, 2005), available at

http:/ /www.renewnyc.com/displaynews.aspxPnewsid=£33d60b9-c0dd-4564-b3b1-54£85859a7a5.

5 See Lower Manhattan Transportation Strategies, s#pra note 44, at 22, 24-27.

57 Press Release, Lower Manhattan Development Corporation, Governor Pataki and Mayor
Bloomberg Unveil Design for the Tallest Building in the World - the Freedom Tower - to Rise on the
World Trade Center Site (Dec. 19, 2003), available at

http:/ /www.renewnyc.com/displaynews.aspxPnewsid=cef52177-04¢7-4a8f-9a1{-fdcdb0391bdd.

58 David W. Dunlap, Ground Zero Memorial Cost Estimated at $490 Million, N.Y. TIMES, Nov. 23, 2005, at
B3, available at http:/ /www.nytimes.com/2005/11/23/nyregion/23tebuild.html [hereinafter Dunlap,
Memorial Cost).

% David W. Dunlap, Governor Bars Freedom Center at Ground Zero, N.Y. TIMES, Sept. 29, 2005, available at
http:/ /www.nytimes.com/2005/09/29/nyregion/29freedom.html?scp=3&sq=%22museum+of+free
dom%22&st=nyt.
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be going nowhere.”  Meanwhile, Silverstein Properties has begun construction of 1,
2, and 3 World Trade Center buildings at the sites determined by the Libeskind plan.

Despite all this activity, the character of Lower Manhattan has steadily shifted
away from business and now includes a large residential population. The Memorial
and some of the more important parts of the plan—such as access to the airports—
are nowhere near construction. Perhaps the high hopes that were generated by the
extraordinary planning process were not justified. However, the process of
reconstruction is well underway and something better than the old World Trade
Center is emerging on the site.

0 See Press Release, Lower Manhattan Development Corporation, The Lower Manhattan
Development Corporation Announces Selection of Architectural Firms to Design the Performing
Arts Complex and the Museum Complex on the World Trade Center Site (Oct. 12, 2004), available at
http:/ /www.renewnyc.com/displaynews.aspxPnewsid=b60c011b-187b-44b8-b764-1b4381427018.



