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The Tri-State Regional Planning Commission is an

interstate agency that defines and seeks solutions to

immediate and long-range problems in the development

of land, housing, transportation and other public facilities

in the New York metropolitan region covering 21 counties

in New York and New Jersey and six planning regions in

southwest Connecticut.

Established by legislative action of the states of Connecticut,

New Jersey and New York in 1971, the Commission succeeds

the Tri-State Transportation Commission formed by the

legislatures of these states in 1965.

Recognized by the federal government as the official planning

agency for the Tri-State Region, the Commission also

supports subregional and local planning. J t provides assistance

in solving problems that transcend local jurisdiction. It also

encourages coordination among all'agencies charged with

an interest in planning or providing transportation and other

federally aided facilities within the Tri-State Region.

The three states and the federal government finance the

work of the Commission. Federal funds come from

aviation, highway and mass-transportation planning and

testing grants provided by the Department of Transportation,

and also from planning grants provided by the Department

of Housing and Urban Development. Commissioners

representing the three states are appointed by the governors

in accordance with the laws of their respective states. Federal

representatives are appointed by the appropriate officer

holding such authority within the Executive Branch.

Chairman: Lynn Alan Brooks, Second Vice-President, Connecticut General Life Insur-
ance Co., and Designee of the Secretary, Office of Policy and Management, State of
Connecticut

Vice Chairman: William C. Hennessy, Commissioner, Department of Transportation,
State of New York

Vice Chairman: Patricia Q. Sheehan, Commissioner, Department of Community
Affairs, State of New Jersey
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Stanley J. Pac, Commissioner, Department of Environmental Protection,

State of Connecticut
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Connecticut
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Transportation
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CONNECTICUT NEW JERSEY NEW YORK

TRI-STATE REGIONAL PLANNING COMMISSION
ONE WORLD TRADE CENTER, 82 FLOOR

NEW YORK, NEW YORK 10048
TELEPHONE (212) 938-3300

Hon. Ella T.
Governor
Connecticut

Grasso Hon. Brendan T.
Governor
New Jersey

Byrne Hon. Hugh L. Carey
Governor
New York

Your Excellencies:

The Tri-State Commissioners are pleased to present the enclosed land-use
element of our comprehensive plan, Regional Development Guide 1977-2000.

We believe it is a plan for the next 23 years that realistically recog-
nizes the slowdown in growth but retains enough optimism about the future to
foresee a prosperous and well-ordered metropolitan region. The major goals
we have identified are: (1) to enhance our older cities as desirable places to
live and do business; (2) to protect our farms, wetlands, mountains, stream
valleys, watersheds, and forests; and (3) to coordinate the location of homes
and workplaces with public utilities, facilities, services and public trans-
portation in order to conserve energy and promote social equity. This plan
is a break from the Commission's earlier land-use plans, which were based on
expectations of continued rapid growth. Now we must husband our resources
and get the most out of what is already in place.

In issuing a plan of this scope we recognize that not everyone will be
satisfied. We have made extensive efforts to be open and accessible in our
planning, and we will continue to seek consistent planning with the planning
agencies of the six regions in Connecticut, nine counties in New Jersey,
seven suburban counties in New York and New York City. We have structured a
process whereby each of them will be considered individually, and they in
turn are asked to provide coordination with their towns, cities and villages.

Our resolutions concerning this plan - shown on the next page - explain
this process and our future intent in detail.

We believe the issuance of this plan represents another important step in
the evolution of the Tri-State Regional Planning Commission as it addresses the
future of this complicated urban region. While the Region embraces only parts
of your States, we ask your continued cooperation in order to assure that Tri-
State work and statewide planning are consistent.

Sincerely,

Lynn Alan Brooks
Chairman

the official metropolitan planning organization for the interstate urban region of Connecticut, New Jersey and New York



Resolution 541
Adoption Of Land-Use Element Entitled Regional
Development Guide 1977-2000

WHEREAS, the Tri-State Regional Planning Commission adopted
goals and plans for future growth of the Tri-State Region in its Regional
Development Guide dated October 1968; and

WHEREAS, the Commission adopted modifications to this plan, fol-
lowing coordination with subregional plans, together with targets for
planned capacity of population, jobs and housing units pursuant to this
plan in September 1972; and

WHEREAS, that plan has been further coordinated and in some cases
cross-accepted with subregional planning agencies; and
WHEREAS, the Commission has assembled needed environmental and
social data with which it has prepared environmental and social assess-
ments of its plans; and

WHEREAS, the Commission reconsidered regional growth rates as the
beginning of a major overhaul of its plans on April 10, 1973, and estab-
lished 9.1 million jobs and 20.8 million population as the official basis
for the Commission's planning for the year 2000; and

WHEREAS, on January 8, 1976, the Commission authorized for interim
staff use as guides for its work, a distribution of these totals to the sub-
regions as most likely targets for planned growth, with the understand-
ing that this distribution was subject to revision to reflect the needs of
the Region's urban centers; and

WHEREAS, the Commission has pursued its work toward the revision
of its land-use plan in line with the preceding considerations, has con-
sidered a series of options for alternative land-use plans, and following
discussion at meetings of local public officials and citizens has changed
the emphasis of its land-use plan from expansion and growth to conser-
vation and emphasis on older centers; and

WHEREAS, these changes in emphasis may modify the distribution of
most likely population targets for the year 2000 among the subregions in
the Tri-State Region;

NOW, THEREFORE, BE IT RESOLVED that the land-use plan and
program embodied in the document entitled Regional Development
Guide 1977-2000 is hereby adopted, and the Chairman is authorized to
transmit a copy of the report with supporting documentation to the
Department of Housing and Urban Development at an early date, subject
to Executive Committee approval of all or part of the IS revisions sub-
mitted by New Jersey, with the understanding that such Executive Com-
mittee action will be taken within the next two weeks; and
BE IT FURTHER RESOLVED that the Commission will review at an
early date the most likely population targets for planned growth approved
on January 8, 1976, to determine whether and how these should be
modified to reflect the land-use proposals of Regional Development
Guide 1977-2000; and

BE IT FURTHER RESOLVED that this plan will be reviewed in detail
with state and subregional planning agencies in an effort to reach consis-
tency of their plans and Regional Development Guide 1977-2000; and
BE IT FURTHER RESOLVED that the Commission will update this
plan every two years in the light of this consistency review process and
new findings and development.
This resolution shall take effect this 9th day of June, 1977.

Resolution 556
Adoption Of Amendments To The Regional
Development Guide 1977-2000 And Targets For
Planned Growth For The Year 2000

WHEREAS, The Commission, by Resolution 541 dated June 9, 1977,

ii

and amendment by the Executive Committee on June 21, 1977, has
adopted Regional Development Guide 1977-2000 and distributed it to
various agencies under the Project Notification and Review System (A-95)
as requested by the Department of Housing and Urban Development,
and has received comments on text, maps and targets from states,
counties, Connecticut regional planning agencies, municipalities, groups
and others; and

WHEREAS, a process of negotiations toward consistency with plans of
states, counties, and Connecticut regional planning agencies will shortly
begin with the possibility of further adjustments to the Guide; and
WHEREAS, many of the comments have been deemed worthy of re-
sponse in the form of immediate changes in Regional Development Guide
1977-2000, others have been found to need more deliberate considera-
tion during negotiations toward consistency, while others have been
found in conflict with or not relevant to the Commission's policies; and
WHEREAS, the targets for planned growth of population, employment
and housing units for the year 2000 based on Regional Development
Guide 1977-2000, as presented in this report, are regarded as an integral
part of the plan, subject however to possible adjustments to reflect com-
ments received and to be determined during negotiations toward con-
sistency.

NOW, THEREFORE, BE IT RESOLVED that the text and maps in Re-
gional Development Guide 1977-2000 as previously adopted in June 1977
be amended as specified herewith;

BE IT FURTHER RESOLVED that the targets for planned growth of
population, employment and housing based on Regional Development
Guide 1977-2000, as presented in the report, are herewith adopted; that
these population targets will replace those previously adopted on Jan-
uary 8,1976; and that these targets will be used on an interim basis (with
the plus or minus 5 percent tolerance) by the Commission during the ne-
gotiations toward consistency.
This resolution shall take effect this 29th day of September, 1977.

Resolution 569
Adoption Of Amendments To The Regional
Development Guide 1977-2000

WHEREAS, the Commission, by Resolution 541 dated June 9, 1977,
amended by the Executive Committee on June 21, 1977, and further
amended by Resolution 556, dated September 29, 1977, has adopted
Regional Development Guide-1977-2000; and

WHEREAS, a process of negotiations toward consistency with plans of
states, counties and Connecticut regional planning agencies will shortly
begin with the possibility of further adjustments to the Guide; and
WHEREAS, the Committee on Land Use, Environment and Energy,
through meetings and discussions, wishes to clarify some points in the
adopted Guide before printing and distribution and also before under-
taking said process of negotiations toward mutual consistency;
NOW, THEREFORE, BE IT RESOLVED that since the text of Regional
Development Guide 1977-2000 recognizes the need to accommodate
housing units in proximity to jobs, designation of areas in Regional De-
velopment Guide 1977-2000 as open shall not be deemed as necessarily
denoting a policy to preclude from such areas housing and infrastructure
development needed to balance employment with housing, provided that
adequate environmental safeguards are taken; and
BE IT FURTHER RESOLVED that the text and maps in Regional De-
velopment Guide 1977-2000 as previously adopted in June 1977 and sub-
sequently amended, be further amended as specified herewith;
This resolution shall take effect this 12th day of January, 1978.
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GLOSSARY OF TERMS USED IN THIS REPORT

Adaptive reuse. Remodeling and conversion of an obsolete or
unused building for alternate uses. For example, older in-
dustrial buildings, warehouses, offices, hotels or garages
may be converted for commercial activities, studios, schools,
apartments or other purposes.

A-95. See Project Notification and Review System.
Critical lands. Inventoried vacant lands with such inventoried

environmental characteristics as topography, soils, hydrol-
ogy, flood plains, prime agricultural suitability, water-sup-
ply function and headwater status, which, because of their
nature, make it desirable either to prevent development or
to undertake development with special safeguards. These
occur in a variety of configurations, sizes and combinations,
and in each of the recommended plan designations—open
or urban.

Development. Building or rebuilding of streets and structures
on land, or maintaining or restoring same if they already
exist; the term includes the subdivision and preparation of
vacant land for such purposes.

Exclusionary. Those housing or zoning laws, policies and prac-
tices that result in the creation of increased costs, and effec-
tively prohibit lower-income and, in some cases, middle-in-
come households from residing in the community.

Fair share. A plan that allocates, by community, the numbers
of low- and moderate-income households that should re-
ceive housing assistance so that they will realize expanded
housing opportunities.

Headwater areas. The upper parts of the drainage basins of
streams that are still predominantly vacant.

Jurisdiction. The territory within which a government or gov-
ernmental agency exercises its authority or performs its
function. The term includes municipalities, counties and
states, and also special districts, such as those of the Port
Authority of New York and New Jersey, Hackensack
Meadowlands Development Commission, park commissions
and sewage treatment authorities.

Mass transit. See transit.
Open lands. A recommended planned future-use category.

Lands that are designated on a plan to remain vacant or at
densities of more than two acres per dwelling unit or with
nonresidential uses at low densities, including lands left in a
natural state, in agriculture, as conservation areas or recrea-
tional open space.

Project Notification and Review System, also referred to as
PNRS or "A-95." A review system established by the fed-
eral Office of Management and Budget that enables govern-

ment agencies at all levels that have an interest to review
and comment on applications for federal funds.

Rapid transit. See transit.
Sprawl. Generally used in the expression "urban sprawl." This

expression refers to developments in suburban areas and
beyond that occupy excessive and wasteful quantities of
land but still require urban services such as water supply
and sewerage. Also, such development often occurs on scat-
tered noncontiguous sites. The words "spread" and "scat-
tered" are used as synonyms.

Spread. See sprawl. '
Subregion. The nine New Jersey and seven New York counties

plus New York City and the six Connecticut planning re-
gions in the Tri-State Region.

Transit (also called public transportation and mass transit). A
means of movement that does not require the ownership of
a vehicle, nor the ability to drive one, nor a personal rela-
tionship with the owner or driver; and is a means of move-
ment in groups, rather than individually, at an affordable
price. Most transit is local bus service at frequencies of
from every three minutes to hourly (light rail or street car is
included here). Transit also includes rail rapid transit, served
by trains connecting closely spaced urban stations on fre-
quent headways underground, above ground or at grade;
commuter or suburban rail, connecting suburban stations
with Manhattan and Newark at half-hourly or longer inter-
vals; and express and commuter bus, similar in a highway
mode to suburban rail. Transit is considered by some to in-
clude paratransit ("akin-to" transit) such as ferries, dial-a-
bus, taxis, carpooling or subscription bus services.

Transportation Improvement Program (TIP). A comprehensive
and cooperatively developed list of capital projects and
systems management strategies that are to be advanced in
the next five years by all the units of government in this Re-
gion. It is a continuing process that is updated and reviewed
annually.

Urban lands. Lands that are now or are designated on a plan to
receive residential or nonresidential development and urban
facilities and services, including both the inner and outer
suburbs and the denser cities. The words "urbanized" and
"urbanization" incorporate the same meanings.

Watershed. As used in this report, this word designates an area
drained by a stream or streams that feed one or several
water-supply reservoirs or intakes or diversions of water for
water-supply purposes. The expression "catchment area"
has the same meaning.

VI



I. THE REGIONAL SETTING

Until the 1970s, the virtues of growth and
indeed the likelihood of growth in the Tri-
State Region had never been seriously ques-
tioned. In line with this thinking, the first
Regional Development Guide produced by
the Tri-State Regional Planning Commission
was expansive and optimistic. When it was
issued in 1968, steady growth in population
was expected to continue, as was the Region's
industrial, commercial and financial pros-
perity. The Region's citizens accepted urban
expansion as a way of life.

The Regional Development Guide for
1968 was revised in 1972 in close collabora-
tion with the three states and the Region's
counties and Connecticut planning regions,
but it still contained the same assumptions.
Population gains of 6 million persons were
anticipated by 2000, an increase of 32 per-
cent or one percent per year—a substantial
gain. New homes, shopping centers and
plants for the added people would take
1,840,000 acres of land, doubling the settled
area. Automobile travel would climb from 24
million vehicle trips per day to 44 million, an
increase of 83 percent.

It is clear that these visions were too
optimistic. In retrospect, planning in the
sixties illustrates not only a regional but na-
tional misjudgment of economic strength.
Through all the turmoil and violence of that
decade the nation still felt that all problems
could be solved by public programs and
public money. Optimism made us believe that
we could fight distant wars and still solve the
social and economic problems at home. But
we have learned that unreasonable demands
on limited resources steal from future genera-
tions. We have come to see that it is necessary
to conserve what has been built and respect
and protect the natural environs. Likewise,
much of our past urban growth was based
on using land and labor extravagantly, without
adequate thought of tomorrow.

Thus, today the Region faces a dual
challenge:

Regain the economic health it had enjoyed
for three centuries.
Avoid placing extra burdens on the en-
vironment—critical lands, air and water—
and on already disadvantaged segments
of our society; avoid straining exhaustible
resources.

1



AGENCIES INVOLVED IN REGIONAL PLANNING
in cooperation with the Tri-State Regional Planning Commission

DUTCHESS CO. PLANNING BOARD

PUTNAM CO. PLANNING BOARD*

WESTCHEST§RrCO. PLANNING ffQARD

RQCKLAJNO CO: PLANNING BOAR,

ORANGE QO. PLANNING BOARD

BERGEN CO, PLANNpQ BOA RD

PASSAIC CO. PLANNING BOARD

MORRIS CO. PLANNING BOARD

ESSEX CO. PLANNING BOARD

HUDSON CO. PLANNING BOARD

UNION CO. PLANNING BOARD

SOMERSET CO. PLANNING BOARD

MIDDLESEX CO. PLANNING BOARD

MQNMOUTH CO. PLANNING BOAR,

HOUSATONIC VALLEY COUNCIL OF ELECTED OFFICIALS

SOUTH WESTERN REGIONAL PLANNING AGENCY

GREA TER BRIDGEPORT REGJONAL PLANNING AGENCY

CENTRAL NAUGATUCK VALLEY REGIONAL PlANNiNG AGENCY

VALLEY REGJWALPLANNING AGENCY

REGIONAL PLANNING AGENCY OF
SOUTH CENTRAL CONNECTICUT

SUFFOLK CO. PLANNING COMMISSION

NASSAU-SUFFOLK REGIONAL PLANNING BQffiD

NASSAU CO. PLANNING COMMISSION

NEW YORK CITY PLANNING COMMISSION



Although the new Regional Development
Guide may not, by itself, meet this challenge,
it can be fashioned in awareness of it; the
Guide can show ways of using existing
assets fully and efficiently; and it can suggest
means of working together to reach more
conservative objectives.

Such a plan can be a map that takes us
where we would like to go. Such a plan gives
shape and priority to the federal, state and
local decisions that can affect the Region for
years to come. As keeper of the regional
interest, the Tri-State Regional Planning Com-
mission, supported by state and federal funds,
is officially required to prepare and maintain
plans for guiding and evaluating important
government expenditures.

This plan is not regulatory, though some
of its adherents would like it to become so.
Rather, it provides direction for the many
choices that lie ahead. As such it indicates
what the Region can or should be and so
guides the development of more particular
local land-use plans and also guides the
federal, state and local agencies that execute
programs.

THE URBAN REGION—IS IT REAL?
The Tri-State Region is the nation's

largest metropolitan area. In the past, its
citizens may have lacked a sense of its
existence, partly because the Region was
taken for granted and partly because home-
towns and neighborhoods were of greater
interest and concern. But the larger Tri-State

Region is our economic and social "back-
yard." The Region is a unit in many demo-
graphic, cultural and economic ways, an
entity in which no public decision is made
without repercussion. The contrasts between
placid suburbia and the pollution, conges-
tion and physical and social decay of our
older cities suggest past mistakes in regional
decision-making. Until recently, growth and
affluence helped paint out our mistakes in
regional management, but now, in an era of
slowed growth, concerted regional planning
is needed even more than before.

The Region's very size precludes a plan
for its development that is specific about
localities. Regional plans must attend to the
major region-shaping elements—the harbor,
the rail lines, the older cities, the topography,
the water supplies, the communication lines,
the superhighways and so on.

This is planning at a special scale with
special problems. Regional plans should pro-
vide the framework within which local plans
can be more reliably made and carried out.
Thus regional planning is essential to sound
municipal planning, but it cannot substitute
for the particular decisions that are carried
out in each municipality. In the Tri-State
Region the scale requires the Region's plans to
fit with state plans, with more detailed
planning carried out by subregional agencies—
counties in New York and New Jersey and
regional planning agencies in Connecticut.
These subregional plans, in turn, provide the
planning framework for the localities in each
subregion.



A CENTURY OF LAND DEVELOPMENT
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II. ACCEPT OR RESIST THE TRENDS?

This Regional Development Guide is an
attempt to "bend the trends." "Trends" are
the result of many forces acting in and on the
Region—forces that in many cases must be
resisted or even altered.
THE UNWANTED RESULTS OF TRENDS

As New York, Newark, Jersey City,
Bridgeport and the other cities of the Region
and their suburbs have grown, the Region's
settled land area has doubled with each
succeeding generation, as shown in the map
(left). This expansion became most dramatic
in the latest years when urban land use pushed
as far as 40 miles from the old city centers.
Along with this rapid development, a series of
undesirable results was produced:
Environmental Degradation

Some lands were built upon that should
have been conserved for natural uses—wet-
lands, watersheds, flood plains, prime farm-
land, mountainsides. Some development took
place without adequate concern for untreated
pollutants running into waterways, sinking
into the ground water supply or rising into
the air.

Operational Inefficiency
Often new land uses were so spread out

that public services became overextended and
expensive—especially new sewers, water lines,
other public utilities and streets—although
much development was dense enough to make
such services necessary. This low-density style
also made public transportation impractical,
requiring virtually total dependence on auto-
mobiles to serve the new growth.

Social Inequity
Outward expansion accelerated a decline

of the older cities, large and small. Middle-
income families moved out, leaving the cities
with a growing share of the Region's expensive
social responsibilities—subsistence, health care,
housing and many other needs of the poor.
Stores, movies and other services followed the
population, eroding the off-peak ridership of
subways and buses and escalating mass-transit
deficits. Factories and offices moved also,
often leaving low-paid workers with unreason-
able distances to travel and little chance of
finding suitable homes near the new work sites.
Intentional or not, the trend left the poor—



HOW INCOME IS DISTRIBUTED
median family income (1970)

— less than $7500
— 7500 - 9,999
— 10,000 - 12,500
EHZ2J more than $12,500

not surveyed as part
of central region

WHERE MINORITIES LIVE
percent of total population

that is black or Hispanic (1970)

less than 15%
15 - 24.9
2 5 - 5 0
more than 50%
not surveyed as part
of central region

black and Hispanic mostly—in the cities. It
also left some cities on the verge of bankruptcy.

The cities of the Region had always been
centers for cultural and economic advance-
ment, welcoming wave after wave of new
migrants and helping them into the middle
classes. Now this role, characteristic of a
growing region, seems to be gone.

The results of this ill-planned expansion
have now become virtually permanent, and
suburban migration continues. The suburban
way of life has undeniable appeal to both
homeowners and businesses. Continued mi-
gration from older centers to outlying rural
areas of the Region will only be stemmed by
strong, dedicated and persuasive leadership.

Changing the trends of haphazard ex-
pansion, while not easy, must be done. Two
recent phenomena may help. One is the in-
creasing likelihood of energy shortages. Rising
prices for gasoline, heating oil and electricity
have already heightened public awareness of
the need for such fuel conservation measures
as less auto use and more efficient building
uses and construction. Deliberate policies to

encourage growth in cities or to promote
higher densities in the suburbs could conserve
energy. (The average Tri-State regional worker
currently uses less than half the energy of one
in Phoenix or Los Angeles because of the rela-
tively dense settlement here. But further con-
servation is needed and possible.)

The second recent phenomenon is the
slowing of regional growth. During the last
five years, the Region's population and em-
ployment actually declined. The projection of
trends by each of the three states would in-
crease the Region's population by no more
than 1.2 million during the next 25 years.
While this slowing or cessation of population
growth has contributed to the plight of cities,
it has also slowed or stopped much of the
suburban expansion. The constant growth of
the fifties and the sixties is no longer expected.
It seems realistic, however, to plan for about 2
million more people in the next 25 years. This
is also much less than the 4.3 million of the
previous 25 years but more than is suggested
by the trend of the last five years. A slower
rate of growth will ease the pressures to sub-
divide the next tract of land.



WHERE BUILDINGS ARE LOCATED
existing total floor space per square mile

WHAT IF TRENDS CONTINUE?
But even with energy conservation and a

slower growth rate, the trends will be hard to
change. They are built on consumer preferences
and numerous private decisions. Clearly, if
the Region is to avoid more sprawl, new poli-
cies and additional public controls or incentives
will be required. Otherwise, another 27 years
or a generation of current practices and trends
could lead to very undesirable results. For
example:

• Many more acres of land would be
built upon. This would amount to
some 1.2 million acres or 1,880 square
miles, an increase of 50 percent. Much
of this acreage is likely to be taken
from such critical lands as agricultural
areas, flood plains or watersheds.

• Sewer and water systems would have
to be extended with costly mains and
new treatment plants. It is estimated
this would cost an additional $2.4
billion.

• New roads, schools and hospitals
would be required in the newly de-
veloped sectors.

• Ridership on public transportation
would continue to decline and auto
travel would increase. Present trends
suggest 10 percent fewer transit riders
by 2000 than otherwise, increasing the
operating deficit by about $150 million
peryear.

• More low-paid workers will be located
an excessive distance from their jobs

or become unemployed—perhaps
250,000 more than would otherwise be
jobless.

• The population of the Region's larger
older cities would decline by more
than a million. According to New
York State's Economic Development
Board, the population of New York
City alone would decline 1 million
from its 1970 level. Jobs would con-
tinue to leave, going either to outlying
sectors or out of the Region.

• Migration of the younger, more mobile
workers from the Region would raise
the proportion of population in the
nonworking ages.

• Housing problems would be greater in
the suburbs because jobs will have
moved there from the cities and
created an even greater housing de-
mand, especially from the low-income
and moderate-income households.
Conversely, the cities would have
greater difficulty conserving the already
deteriorating housing stock.

Tri-State proposes a plan for development
that resists current tendencies so as to avoid
or lessen the unwanted results. If these trends
cannot be altered by development policies and
programs, and cooperative state-regional-local
efforts, we are left on a lowered level of crisis
planning, where sacrifices may be greater and
results far from equal to our goals.



RESHAPING VALUES AND GOALS
Planning requires knowing where to go

and what to aim for. The goals of a plan are
determined by the values sought. Those in the
first Regional Development Guide have been
reviewed and, with somewhat changed em-
phases, are still considered appropriate.

Harness natural forces is changed into
Use natural resources wisely, reflecting a new
concern for our limited natural environment,
how we avoid wasting exhaustible resources
and use those that are not.

Organize an equitable society is reaffirm-
ed, emphasizing the importance of broadened
opportunities for both personal improvement
and contribution to the Region's productivity.
Such fairhandedness means elimination of
prejudicial practices in housing, education,
employment and other aspects of daily life,
and equal access to developed parks and na-
tural areas.

Build with skill and purpose is also con-
firmed. The Region should operate with effi-
ciency, without wasting energy, and without
the effects on some groups and locales that
negate the progress made elsewhere in the
Region. Proper use of our limited resources
requires efficiency and effective performance
wherever planning choices are to be made.

A CHANGED BASE FOR PLANNING
The first important step in drafting this

plan was taken in April 1975 when the Com-
mission agreed that the slowed population
growth and the long-range effects of an altered
regional economy should be built into a revised
plan.

In considering what assumptions to make
about population and jobs, the Commission
constructed and then evaluated several differ-
ent futures.

In contrast to the former plan, which
aimed for a desired development pattern
whenever the Region was filled to capacity, the

present plan is designed for a target year—
2000. The Commission also agreed that
modest growth is desirable for the Region's
economic prosperity and social well-being,
and that a population of about 20.8 million
persons with 9.1 million jobs (in contrast to
the present population of about 18.6 million
with 7.8 million jobs) should be the planning
target for the year 2000. The increase of 2
million people exceeds the projected long-term
trend by almost a million and it exceeds even
more the short-term experience over the last
five years, which saw the Region lose people
for the first time in its history.

The job target selected represents a
modestly steady level of growth and a recovery
from the present high levels of unemployment.

The Commission further considered how
this population might reside in the Region and
adopted—again as a planning guide—a distri-
bution by subregion. This distribution also is
not a trend. For example, present trends if
continued would mean that New York City's
population will continue to decline, reaching
6.9 million in the year 2000, a loss of approxi-
mately 1 million from its 1970 population.
The Commission's target for New York City
envisages a reversal of these trends of decline.

The Commission's distribution by sub-
region of most likely population targets for
planned growth for the year 2000, as adopted
in January 1976, has served, as intended, to
guide the evaluation of alternatives and the
preparation of the plan described in the chap-
ters that follow.

By contrast to such planned targets, the
demographic projections of population as
prepared by designated state agencies anticipate
less people in this Region by the year 2000.
These forecasts reflect recent trends.

Further on, in the table at the conclusion
of Chapter IV, a modified distribution of
population figures is derived from the pro-
posed plan. These figures are based on the
proposed land uses.
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III. FUTURE CHOICES AND PREFERRED POLICIES

The Region has 300 years of history and
18.6 million residents already settled. Only
limited changes can be made in the next 23
years—even with a proposed growth of 2 mil-
lion people.

Change in such a region is slow. It hap-
pens through hundreds of thousands of indi-
vidual decisions which, when taken one at a
time, are virtually imperceptible in their re-
gional effect. For this reason, planners must
go a giant step forward in time, imagine what
things can look like in the future, and then re-
turn and look at the real planning choices.

In the preceding chapter a highly probable
future—that which followed the trends—was
spelled out and generally found to produce
very undesirable results. If the quality of life
is to be improved and unwanted results are to
be avoided, plans must be made right now
and actions must begin. The first question is,
"If not the trends, then what?" To answer
this question, Tri-State has sketched a number
of different ways in which 2 million more
people, together with their work, shopping
and business places and all other urban activi-
ties, could best be added to the present Region.

These various "scenarios" were roughly
constructed so that each had a different main
objective but all could be compared. All in-
volved greater concentration of development

than had been anticipated from trends, for it
seemed clear that the spreading out resulting
from the trends was not a preferred result.

COMPARING ALTERNATES
Six alternate development choices were

sketched and examined for impact. They were
called:

1. "Older Cities"
2. Critical Lands
3. Transit Supporting Densities
4. Sewered Areas
5. Jobs-Housing Balance
6. Multiple Centers

These various "sketch plans" were laid out on
regional maps, and some of the effects on
population distribution, on land consumption,
on energy use, on amount of travel and on the
match of jobs and dwellings were calculated.

The results were discussed with the Re-
gion's planners via the Tri-State Technical
Advisory Group and were reviewed by the
Commission's Standing Committee on Land
Use, Environment and Energy. Showing a
range of planning options and discussing the
results of particular objectives can build greater
consensus for a particular regional plan.

The following section describes these six
alternate choices and provides some measures
on how each might work.



1. "Older Cities"
The objectives of this sketch were a signi-

ficant reversal of urban population loss. It
was assumed that the 30 largest cities, instead
of remaining steady or declining in population,
would grow by 10 percent. Then the remaining
population growth was apportioned to the
suburban areas. This produces a recentraliza-
tion of population, increased mass-trans-
portation, reduced travel distances and de-
creased use of energy.

Performance
Population

older cities: 11,500,000
rest of region: 9,300,000

Vacant Land Used: 179,000 acres
Daily Motor Vehicle Trips: 34,100,000
Daily Mass Transit Trips: 6,680,000
Annual Domestic Energy Demand: 698
trillion British Thermal Units
Daily Vehicle Fuel Demand: 15,590,000
gallons
Jobs-Housing Fit: 8.20 miles average jour-
ney to work

This scheme was generally acceptable to re-
presentatives from the larger cities, who indi-
cated their strong preference for urban popu-
lation increases. It demonstrated that such
city gains would substantially reduce the po-
pulation expectations in the suburbs.

2. Critical Lands
Here the focus was on those lands that

should not be developed. Preservation of wet-
lands, watersheds, prime farmlands, flood
plains and other valuable, natural sites came
first. This conservational approach would
naturally induce the new population to be
added in those portions of the Region that are
already developed. The theme of conservation

is applied to presently vacant lands, but it also
forces a preservation of what we already have
in the way of streets, utilities, schools and
other works.

Performance
Population

older cities: 11,300,000
rest of region: 9,500,000

Vacant Land Used: 221,000 acres
Daily Motor Vehicle Trips: 34,400,000
Daily Mass Transit Trips: 6,590,000
Annual Domestic Energy Demand: 707
trillion British Thermal Units
Daily Vehicle Fuel Demand: 15,770,000
gallons
Jobs-Housing Fit: 8.40 miles average jour-
ney to work

This pattern, again, tends to encourage more
centralization with attendant higher densities.
It is generally consistent with the so-called
1 * older cities* * design spelled out above.

3. Transit Supporting Densities
Work undertaken by Tri-State and the

Regional Plan Association has demonstrated
that residential densities below 7 dwellings per
net acre or 5000 persons per gross square mile
cannot usually support regular local bus ser-
vice. Indeed, facts show a propensity for fa-
milies living at higher densities to own fewer
cars and to make greater use of public trans-
portation. This scheme was designed to assure
that the greatest proportion of the Region's
residents could and would use mass-transit
rather than their private autos.

Performance

Population
older cities: 12,100,000
rest of region: 8,700,000

Vacant Land Used: 11,000 acres
Daily Motor Vehicle Trips: 32,800,000
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Daily Mass Transit Trips: 6,970,000
Annual Domestic Energy Demand: 680 tril-
lion British Thermal Units
Daily Vehicle Fuel Demand: 15,020,000
gallons
Jobs-Housing Fit: 8.00 miles average jour-
ney to work

This development pattern is similar to the two
preceding ones. It locates future residents in
areas presently having mass-transit service or
plans for such. All of the Region's 30 largest
cities are located in such areas. The pattern
also resists further low-density building. While
this scheme as delineated tends to exaggerate
the results by actually eliminating development
elsewhere, it shows the direction to take if
mass-transit services are to move more people.
4. Sewered Areas

In this scenario the practice of extending
sewer and water service into raw land, which
encourages building, would be summarily
stopped. Development would be contained
within those areas already served with sewers
or presently needing them.

Performance
Population

older cities: 10,700,000
rest of region: 10,100,000

Vacant Land Used: 292,000 acres
Daily Motor Vehicle Trips: 35,400,000
Daily Mass Transit Trips: 6,190,000
Annual Domestic Energy Demand: 721 tril-
lion British Thermal Units
Daily Vehicle Fuel Demand: 16,250,000
gallons
Jobs-Housing Fit: 8.90 miles average jour-
ney to work

Making future development fit where there
are sewers and water lines produces a tighter

pattern of future growth. This limits use of
new lands and also suggests one major method
that could be employed to achieve this result—
refusing sewer extensions. Under this scheme
monies could also be better targeted for im-
proved water quality by more thoroughly
treating the sewage in the existing systems be-
fore discharge.
5. Jobs-Housing Balance

This approach would make, in each part
of the Region, the number of households
equal to jobs for household heads (except
commuters to Manhattan). The controlling
factor is where the jobs would be located. One
could place the jobs in central cities or, as
current trends are, into the suburbs. In the
test-case examined, it was assumed that the
new jobs expected by the year 2000 would
locate in sites where business enterprises are
now centered or where present local plans or
zoning provide for them. This would occur in
both the older cities and the suburbs, with
neither of these locations given preference.
This use of land would have the effect of
slowing the present business and industrial
trend toward the suburbs. It retains and de-
velops more jobs in the older cities.

Performance
Population

older cities: 10,900,000
rest of region: 9,900,000

Vacant Land used: 264,000 acres
Daily Motor Vehicle Trips: 35,000,000
Daily Mass Transit Trips: 6,430,000
Annual Domestic Energy Demand: 692 tril-
lion British Thermal Units
Daily Vehicle Fuel Demand: 15,880,000
gallons
Jobs-Housing Fit: 8.60 miles average jour-
ney to work
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MEASURES

Because it locates more jobs in the cities, the
jobs-housing policy would insure that the
inner cities' population would be greater. But
this approach is probably not fundamental
enough to determine by itself where growth
will and will not occur.
6. Multiple Centers

Another possible land-use strategy is to
accept the outward trends of people and jobs,
but to encourage a pattern of concentration in
centers, wherever they may be. There are a
large number of centers of all sizes where
growth is possible, including some fairly size-
able cities. This idea was crudely applied to
the Tri-State Region by assuming that growth
would be channelled into all these centers,
with the hope that such action could retain
urban efficiencies and avoid suburban sprawl.

Performance

Population
older cities: 9,300,000
rest of region: 11,500,000

Vacant Land Used: 592,000 acres
Daily Motor Vehicle Trips: 37,700,000
Daily Mass- Transit Trips: 5,760,000
Annual Domestic Energy Demand: 757 tril-
lion British Thermal Units
Daily Vehicle Fuel Demand: 17,470,000
gallons
Jobs-Housing Fit: 9.75 miles average jour-
ney to work

This scheme—more than the others sketched
above—tends to take population out of New
York City and to increase the likelihood of
deterioration and abandonment. Such a result
leaves the city with public works capable of
serving at least 8 million people, but used by
less than 7 million with attendant extra op-
erating costs per person.

DAILY MASS -TRANSIT TRIPS, YEAR 2000

_ _ S . B S JI.B

DENSITIES BALANCE

H DEVELOPMENT CHOICES H
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OF PERFORMANCE FOR DEVELOPMENT CHOICES

JOBS-HOUSING FIT, YEAR 2000 POPULATION, YEAR 2000
12. t

TRANSIT SEWERED JOBS- MULTIPLE TREND CRITICAL TRANSIT SEWERED JOBS- MULTIPLE
LANDS SUPPORTING AREAS HOUSING CENTERS

DENSITIES BALANCE

-DEVELOPMENT CHOICES- -DEVELOPMENT CHOICES-
t^M OLDER CITIES
^ ^ REST OF REGION

TREND
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SELECTING PREFERRED POLICIES
The underlying broad goals of using

natural resources wisely, organizing an equit-
able society and building with skill and purpose
provide the basis for regional planning. The
bywords of importance are conservation,
equity and efficiency. Conservation means
preserving and using our existing investments
fully before adding new ones, and protecting
our finite natural resources. Thus a preferred
plan should protect critical lands, economize
on energy and encourage the use of existing
facilities. In the matter of equity it will be es-
sential to eliminate the artificial constraints
imposed on some citizens through intended or
accidental prejudice.

Finally, an efficient region requires that
best advantage be taken of the natural and
human resources that are indigenous to this
Region. Thus the direction of land-use planning
policies will be to keep journeys to work short,
provide more accessible distribution of public
facilities, especially parks and recreation lands,
to preserve the unique central harbor, to pro-
tect the mountains and beaches, and to pro-
mote a healthier climate for business and
industry.

But more particular policies—such as

those considered in the choices examined
above—are used to focus this plan for the
year 2000. The first three choices—older
cities, critical lands and transit supporting
densities—show similar results. Therefore, if
the policies of each are applied concurrently,
they will be mutually reinforcing—building
on the existing investment in the older cities,
conserving natural lands and saving energy
through mass-transit usage and higher den-
sities. The fourth choice, sewered areas, adds
maintenance of some older, denser suburban
areas to the policy mix and moderates the re-
sults. Therefore, the attributes of these four
schemes are used as the basis for the plan
described in the next chapter.

There is little doubt that these four
schemes, all emphasizing concentrated de-
velopment, carry us further toward using
natural resources wisely and organizing an
equitable society. The third major goal—
building with skill and purpose—could also be
attained under these approaches if careful re-
building of the urban centers can be supported
by economic revival.

The task at hand is to describe how the
Region, under these policies, can and ought to
look in 2000.
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IV. THE LAND-USE PLAN

The goals briefly stated in Chapter II and
tested in Chapter III can be extended as
follows:

Use natural resources wisely.
Consider the effects of development and
redevelopment on critical lands, air and water
resources and energy supplies. Explore how
growth and change can be accommodated
without significant damage to these resources.
Emphasize development patterns that save
energy. Indicate which areas should be
withheld from development.

Organize an equitable society. Work
toward full employment, satisfaction of living
needs, equitable sharing of resources and
assets and equality of opportunity. Eliminate
prejudice for all persons regardless of race,
color, religion, sex, age, income, household
size or national origin.

Build with skill and purpose. Encourage
economic recovery and development,
rehabilitate and preserve homes and work-
places in older cities, conserve energy, build
efficient public works and make full use of
those that exist.

We can now set forth the major objectives
on which the plan is structured: Conserve
Critical Lands, Concentrate Development
and Balance Dwellings, Jobs and Services.

CONSERVE CRITICAL LANDS
It is national policy with popular backing

that in some places urban development should
not occur. This arises from a realization that
development responding only to the market
often leads to scattered development (urban
sprawl) that damages the natural environment
and its resources as well as the viability and
welfare of existing urban places. Accordingly,
the plan proposes careful conservation of the
Region's critical lands. Critical lands are
inventoried vacant lands where environmental
characteristics make it desirable either to
prevent development or provide special
safeguards if development must occur.
Following are some of the undesirable effects
of developing various types of critical lands:

Lands unsuitable for construction by
reason of slope, excessive rockiness, thin soil
cover, poorly drained soil and flooding.

Construction and maintenance will be
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LAND CHARACTERISTICS

POOR LAMDS FOR BUILDING
percent per square mile

unsuitable for urban densities

M M less than 33%
— 33 - 66
^ M more than 66%
M M developed land

PRIME FARMLAND
percent of soil per square mile
suitable as cropland or orchards

M M less than 33%
^ M 33 - 66
M M more than 66%
M M developed land

HEADWATER AREAS
largely vacant upper portions

of stream basins

M M headwater areas
M M developed land

CATCHMENT AREAS
watersheds used for
public water supply

reservoir feeder areas
feeder areas to intakes
and stream diversions
developed land
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costly, nuisances will be created, flooding,
runoff, erosion and sedimentation will
be excessive unless expensive measures
are taken, and whole stream systems will
be altered.
Prime agricultural soils not yet built upon.
The Region's capacity to produce food
and to provide jobs and a rural way of
life for some of its citizens will be
diminished.
Headwater areas (vacant areas in the

upper portions of stream basins).
Urban runoff will enter streams near their
sources and reduce the stretches carrying
clean water. Constant flow will be
reduced. Urban places downstream will
be deprived of clean water.

Watersheds and ground water recharge
areas.

Pollutants generated by human activities
will lower water quality and make
purification expensive. It is possible that
certain toxic materials can never be
removed, and heavily treated water is
less desirable for human consumption.
Other areas with recognized natural

functions—dunes, wetlands, wildlife habitats,
upland forests.

Building on natural dunes takes away
their ability to protect against coastal
storms. Since wetlands absorb pre-
cipitation and produce materials entering
the food chain, we put them to other
uses at considerable peril. Incursion on
wildlife habitats, especially those of
plant-and-animal-endangeredspecies,
also interferes with links in the food
chain, or deprives people of insight into
the natural character of the Region.
Recreation lands (beaches and other

coastal and river edges, lake fronts, high-
lands, historic sites and preserves).

Developing such areas for private use is
contrary to public recreation needs and a
denial to the public of much natural
heritage. Improving water quality may

increase development pressures, which
must be resisted.
Existing and proposed parks, defense

reservations and water agency holdings are
obvious parts of the open land pattern.

All of the preceding are the types of
locations where urban development should
not occur, or should only occur subject to
careful conservation measures. The principles
outlined above apply to all parts of the Region,
wherever vacant land exists, whether such
parts are predominantly vacant or partially
urban. Identification of specific critical land
sites is the responsibility of local planning.

The Commission has compiled estimates
of critical land areas and processed the data
for use in balancing living-space needs with
natural environmental functions. As a result
of these analyses, to implement the con-
servation of critical lands, the plan designates
parts of the Region as open-land areas. These
areas are planned at the regional scale to
remain either in the natural state as con-
servation areas or as recreational open space
or in agriculture or at very low densities.
Usually, a predominance (70 percent) of
critical lands within a given square mile
indicates a candidacy for open-land designa-
tion. Subregional agencies have been
consulted for corroboration. Other concerns
used to derive these designations included:
the present predominance of vacant land;
the absence of streets, water and sewer
lines, schools and other urban services;
and the finding that the remaining developable
lands are amply sufficient to accommodate
the planned and balanced growth of jobs and
housing in the Region and in each subregion
for the foreseeable future.

As noted above, some predominantly
open lands may be used at very low densities
for incidental residential or nonresidential
uses. However, such uses should be strictly
limited or regulated so that storm-water
runoff patterns are improved (or at least not
worsened), flooding is not increased and
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RECOMMENDED OPEN-LAND USES

I.. ) FARMS. WOODLANDS, PRESERVES, PARKS, OR NEW RESIDENCES
WITH TWO OR MORE ACRES OF LAND PER UNIT.
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other natural and ecological systems are
maintained.' The lowest residential densities
deemed constitutional should be maintained
in open-land areas: three to ten acres per
dwelling, more if possible. In any case, local
zoning should be encouraged for densities
lower than two acres per dwelling. Public
works, particularly sewer trunk lines and
arterial roads, should not be built on open
lands, and interchanges on expressways
should be omitted or widely spaced.

Small clusters of development may exist
within areas that the plan designates as open
lands. Expanding growth around these small
clusters is not intended, but new "in-fill"
building at current densities is appropriate
and often necessary.

To balance dwellings, jobs and services
is also a major land-use objective of this plan,
as explained later in this chapter. Therefore,
the designation of any part of the Region as
open land is not intended to provide any
jurisdiction with support for exclusionary
housing practices. While the precise locations
of housing are for each jurisdiction to
determine, making adequate land available
for housing to meet fairly its share of the
needs of the region of which each local
jurisdiction is a part is an obligation of every
municipality in the Tri-State Region. Among
the tests of appropriate local planning is the
provision of realistic sites for a cross-section
of housing types appropriate to the location
and to employment within the region.

Consequently, if the need can be
demonstrated, areas designated as open
lands may be developed to balance housing
with employment as long as careful design
and adequate safeguards and facilities for
environmental protection are provided.
Clustering at higher densities on the more
buildable sites may avert environmental
conflicts on critical lands. The economics
of overcoming environmental problems at
particular sites may require higher densities
to support protective measures. But in any
case the use of open or critical lands for

any developmental purpose should be
publicly justified in accordance with the
above criteria.

CONCENTRATE DEVELOPMENT
Closely grouping the places where

people live, work and play provides higher
economic returns than dispersal. It economizes
space, time and energy. In an older Region
such as this one, concentration makes good
use of a massive existing private capital
investment and enhances the effectiveness
of the public services already in place.

Thus the plan aims to revitalize the
Region's older cities and boroughs. To
accomplish this, six categories of concentra-
tions have been identified, each with differing
characteristics and growth potential. Lists of
the proposed concentrations in each of these
categories are appended to maps later in this
chapter.

1. Manhattan and Environs
Concentration is the essence of the

Manhattan central business district. It hosts
one-quarter of the Region's jobs, including
those for 40 percent of workers living in the
other New York City boroughs. In addition,
places like. Brooklyn's downtown and its
industrial areas, Jamaica, Jersey City, the
Bayonne-Jersey City-Hoboken waterfront,
the Hackensack Meadowlands, and Newark
and its environs are partners of the Manhattan
center. The port of New York and the Region's
large commercial airports serve this core, and
the northeastern rail system converges there.
In an environmentally conscious time when
energy is scarce, the bulk of the Region's
future economic development should be
directed to these central areas, and many
of the Region's new jobs should be located
there.

2. Other Primary Centers
Most of the other subregions have one

or more larger centers, almost always in older
cities. These contain central business districts
often combined with adjacent industrial and
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LOCATIONS FOR MAJOR NONRESIDENTIAL USES

H I MANHATTAN

• I PRIMARY

• I SMALLER

^ H INDUSTRIAL DISTRICTS

B l MIXED LOCAL

[~~J UNIFUNCTIONAL AND

INSTITUTIONAL
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cultural centers. Each provides a relatively
large area with jobs, shopping, services and
entertainment. Large or special facilities of
many kinds, including offices, belong in
these primary downtowns. They should be
preserved and strengthened, receiving a
meaningful share of the Region's job growth.

3. Smaller Centers
The Region also contains smaller central

business districts within its many other
existing cities or boroughs, also often
combined with adjacent industrial and
cultural facilities. They serve primarily
the populations of immediately surrounding
areas, and contain the common facilities,
including offices, needed at the local level.
Their size and growth should reflect the
needs of the populations they serve.

4. Industrial Districts
Many of the Region's important industrial

districts are located separately from the urban
centers described above, often at converging
transportation routes, both highway and rail.
Some districts are fully developed, but many
are only partly built up, including those near
the older cities. A few new districts may be
needed in areas where population growth is
expected or planned. Factories and ware-
houses requiring extensive space per employee
on a single level are appropriate for these
districts at as high densities as possible so
employees can reach them by public trans-
portation. Large office buildings are not
appropriate in such industrial areas. Any
exceptions should be publicly justified.

5. Mixed Local Nonresidential Activities
Other less concentrated, usually highway-

oriented locations of economic activity exist
throughout the Region. Most of these have
been developed during the last generation to
serve the Region's expanding, automobile-
based, suburban areas. The plan proposes to
restrain future growth in these locations,
allowing it only in response to demonstrable
need, in order to provide greater incentives to

revitalizing the older cities. More highway
shopping centers, strip commerce, office
parks, motels, industries and warehouses
and other large employment places in outlying
areas should be allowed only upon explicit
public justification.

6. Unifunctional and Institutional
This last category of "economic"

concentrations includes a variety of special
places, each with its own individual develop-
ment characteristics and its own dynamics
of growth, stability or decline. They include
military bases, government depots and
establishments, isolated large corporate
headquarters and research facilities, large
isolated hospitals, colleges and universities.
The sum of these facilities is not expected
or planned to receive more than negligible
growth, if any. Further development of these
types in isolated locations is in conflict with
this plan's objective of revitalizing the Region's
older centers. Any exception should be
publicly justified.

Balanced Housing
To the extent that less concentrated or

isolated developments occur (as in the case of
any other type of employment concentration,
especially in suburban and rural locations)
they impose a municipal obligation to provide
opportunities for a variety and quantity of
housing sufficient to meet the housing needs
of all economic groups. This obligation reflects
this plan's third major objective, as described
later in this chapter, to balance dwellings,
jobs and services.

Preserving Older Cities
Preservation and revival of our older

cities for commerce and industry is sub-
stantively addressed in the first four of the
above-listed categories. This effort will be
aided by building up a "critical mass" of
demand for their sites and services. This
will result in part from conservation of critical
and open lands. When rural locations are
thus limited, urban sites will become essential.
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RECOMMENDED DENSITIES FOR NEW DEVELOPMENTS
when new residential developments are built, localities
should encourage the following densities:

2 - 6.9 UNITS PER NET ACRE

7 - 14.9

15 - 29.9

30 OR MORE
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City and state governments will then need to
expedite preservation and development for
commerce and manufacturing in the older
cities. Transportation improvements should
support these efforts.

Concentrations of employment must
contain and be surrounded by housing at
densities higher than elsewhere to support
public transportation, whether bus, suburban
rail, or rail rapid transit. Combining employment
centers with higher density housing will tend
to shorten trip lengths, and increase the
attractiveness of pedestrian and public-
transportation travel. Reducing the.need for
automobiles will save energy and decrease air
pollutants.

Density Standards for Concentrations
The average density, expressed in net

dwelling units per acre, is often composed of
two or more types of housing, ranging from
detached single-family dwellings, to two-to-
four-family structures, to townhouses, to
garden apartments and sometimes to middle-
or high-rise structures.

Studies of current mass-transit services
show a close correlation with residential
density levels as they relate to business,
employment and cultural centers.

Local bus service occurs generally where
densities exceed seven dwelling units per
acre. Rail rapid transit is generally associated
with densities exceeding 30 dwelling units per
acre, often 40 or 50. Near busy suburban rail
stations, average densities of 15 dwelling units
per acre or more are found. When densities
reach these levels, mass-transit services are
often provided.

These densities correspond to those
which, elsewhere in this report, are designated
as the "middle densities" comprising two-to-
three-family houses, townhouses and low-rise
building, as well as detached single-family
dwellings in the lower ranges. These are the
recommended density levels to achieve
reasonable costs of housing and public
services within reach of the bulk of the

Region's population. However, in older
suburban areas now fully developed primarily
with single-family houses, no more than the
minimum density in each category is
recommended.

Economic Revival
The foregoing standards assume that a

strong and carefully managed economic
revival will take place. The land-use recom-
mendations for concentration of development
and renewal of older cities are thus important
ingredients of a wider effort to restore the
economic prosperity of the Region.

Efficient use of the Region's resources
can provide a solid foundation for this effort.
These resources include a wide variety of
elements such as:

Waterways for transportation, recreation,
industrial processing and cooling and
water supply.
Transportation, including the largest
port in the nation, rail freight and express-
way networks, commercial and general
aviation airports, the nation's most
extensive rail rapid transit and suburban
passenger rail systems.
Diverse sources of power, including
outer continental shelf petroleum and
natural gas, wind and solar energy
potential and solid waste for combustion.
Fertile soils for food production,
processed sewage sludge for fertilizer
manufacture.
Vacant buildings for adaptive reuse and
sites for development served by mass-
transit and by utilities and accessible to
large labor pools.
A large quantity and diversity of human
skills and enterprises to staff any under-
taking.
Marshalling these resources will be a

complex operation that must deal with:
National industrial shifts.
Security problerrtsjn the older centers.
Tax differentials within the Region.
Rail and expressway access.
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Imbalanced interregional energy costs.
Development of energy futures.
Air and water quality.
Migration patterns of the labor force.
Benefits and liabilities of intense
unionization.

It can rely, however, on such existing
assets as:

The attraction of the Region's core areas
to financial institutions and corporate
headquarters.
An unparalleled educational apparatus.
Multinational flavor.
Cultural, historic and entertainment
diversity.

In addition to the foregoing unique
assets, the Region offers unusual opportunities
for pioneering in small business, small-scale
production and marketing, home renovation
and community organization.

Environmental Quality
The objectives of concentrating new

development and revitalizing the older cities
must not impede efforts to achieve acceptable
air quality. Shorter trips and increased public
transportation fostered by the concentration
objectives of the plan will help reduce hydro-
carbon, carbon monoxide, and nitrogen oxide
emissions. Reduction of sulfur dioxide and
paniculate emissions, on the other hand, may
require efforts on other fronts.

BALANCE DWELLINGS, JOBS, SERVICES
The everyday lives of the Region's citizens

are the final measure of the skill and purpose
used in developing new areas or redeveloping
old ones. Goodness in everyday life means a
proper balance among residential satisfaction,
private enterprise and public services.

It is a primary purpose of this Guide,
together with the Commission's housing
plan, to expand significantly the housing
location choices of economic and social
minorities who are now concentrated heavily

in the older urban areas of this Region. The
growing segregation of both races and classes
is harmful to this Region. It is the policy of
this Commission and of this Guide to expand
rapidly the choices for those now denied them
due to exclusionary or other prejudicial
practices. Toward this goal, all land-use
choices should sensitively blend the dual
objectives of environmental quality and social
equity.

The major components of this effort
might be listed as follows:

Activities and Services
Workplaces
Shopping and related services
Community facilities: education, health,
recreation, cultural activities

Public Works and Costs
Streets and highways
Water supply
Waste disposal
Energy
Public transportation

Quality of Life
Housing types
Neighborhood character
Public preferences
Safety
Equality of opportunity
Individual identity

Activities and Services
Workplaces. Opportunity for and

accessibility to jobs (often identical matters)
are probably the basic requirements for
a satisfying community. Development of
housing near jobs and of jobs near present
and likely communities are principles in-
dispensable for saving energy, reducing air
pollution and maintaining employment of
most skills at adequate wage levels. In many
cases, a long journey to work prevents low-
income people from obtaining jobs, in other
cases, residential zoning that implies high-cost
housing in localities that are simultaneously
advocating industrial development discourages

24



the poorer, distant worker and increases
automotive fuel consumption.

Shopping and community services.
The moderate densities recommended for
efficient concentration in the preceding section
result in shorter trips for shopping, personal
and household services, and for health,
education, recreation and cultural activities,
thus inspiring the use of public transportation.
This is particularly beneficial to youth, the
elderly and households without cars.

Recreation and leisure. As a major
land-use component of the Regional
Development Guide, the Region's parks
are planned to meet the recreation preferences
of its citizens in a range of locations.
Recreation facilities are also keyed to water
resources and characteristics of the land.

In each locality, outdoor recreation
facilities should meet certain standards.
Priority in funding should go to the older
urban areas where parks are deficient. To
exploit existing assets, the plan recommends
maintaining, renovating or converting existing
parks and recreation areas to meet residents'
choices.

Recognition of the past, embodied in
historic buildings and Jocales, will add to the
leisure assets of communities.

Water for recreation is almost as much
in demand as land, yet pollution is most
severe in water bodies in or near the largest
populations, which are usually disadvantaged
communities. Many of these areas are
burdened with the prevalence of combined
sanitary and storm sewers, for which sewage
treatment is particularly difficult and expensive.
Yet suitable communities require clean
waterways wherever there is a demonstrable
demand for swimming, boating and fishing.

Public Works and Costs
Analyses have indicated that sprawl

development at densities below two dwellings
per acre requires streets, curbs, sidewalks
and parks; lines for gas, electricity, and
water; and sewage and solid-waste disposal

at significantly higher costs per dwelling
both initially and over the years.

Because of the excessive initial cost,
only the top 20 percent of the Region's
households can afford new houses. Yet all,
or almost all, of these services are needed,
even at these lower densities. All operating
costs, year after year, are higher. In sprawl
development, trips to schools, shopping and
work lengthen; walking and biking are less
feasible; more fuel is burned; and environ-
mental conservation is haphazard.

Water consumption and sewage flow in
the Tri-State Region are higher than they
need to be, and in numerous areas per capita
rates have been rising markedly in recent
years. Before engaging in costly projects to
obtain more water and to expand our sewage
treatment plants, the Region should realize
substantial savings by reducing consumption.
The future mix of housing types and densities
in the Region can have a significant impact.
Federally sponsored research has shown
that water consumed in single-family dwellings
at a density of three units per acre is about
70 percent more per unit than at a density
of 15 units per acre. (The latter density is well
within the range that will justify a public
transportation system.)

The research cited above has also shown
how density and housing type relates to
energy consumption. Again, low-density
sprawl is the development type requiring the
most energy. This arises from house-heating
costs, which are highest for single-family,
detached structures, as well as from the
automotive fuel used in a settlement pattern
with dispersed trips to work, schools, services
and recreation. Air polluting emissions are
correspondingly high.

Therefore, no new urban tracts, even
where existing single-family dwellings are
predominant, should be developed at average
densities lower than two units per net acre.
The higher transit-supporting densities as
defined before are necessary in and near
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concentrations of development and activity.
The average density in a neighborhood or
community may, and often should, include
a suitable range of lot sizes and dwelling
types to accommodate a variety of households.

Development occurring at less than the
urban minimum should be at the much lower
densities recommended in the section of this
chapter entitled "Conserve Critical Lands."
Development at the inefficient, costlier,
"in-between" densities cannot be justified.

The open-land system with its recom-
mended low density is reinforcing to efficient
water supply in the Region's urban areas.
Open lands protect existing and potential
sources of water supply within and adjacent
to the Region's boundaries. Thus they reduce
the need for new costlier, distant, water-
supply projects.

Water supply and sewerage, arterial
roads, interchanges and service roads along
limited-access highways, and public
transportation services, are prime stimulants
for new or intensified housing development.
Often, mere proposals of these are enough

to start land speculation. These publicly
financed elements should be planned,
constructed or rehabilitated only where
residential development exists at recommended
densities or is so planned.

More specifically, in many of the older
cities of the Region, the water and sewer
mains and other public works have deteriorated
seriously. To help restore the Region's older
cities, rehabilitating these facilities should
receive the highest priority. Similarly, public
transportation in some older cities and in
parts of others has become defective, and
expressway access is inadequate. The
restoration of the cities requires the correction
of these problems.

Quality Of Life
A suitably equipped community requires

a mix of houses and apartments at costs that
will accommodate a full range of income
levels, age groups and household types.

Beyond cost-efficiency, the character
and density of development should respond
to the needs and desires of the people. A Tri-
State citizen survey found that 54 percent

DEVELOPMENT DENSITIES VS. TRAVEL AND FUEL CONSUMPTION

10-

I -

4 -

'***•.,,

— - ^ ^ T TRAVEL GALLONS

1,000
I

10,000

-0.5

•0.2 >
<

100,000

-DENSITY-
HOUSING UNITS PER GROSS SQUARE MILE

26



RECOMMENDED DEVELOPMENT DENSITIES AND SERVICES
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prefer single-family houses and almost a third
would prefer to buy a house on a medium-
sized lot or in a rural area. But the latter types
are the most costly to develop and the most
inefficient in energy. They are typical of
spread development, which is contrary to
the objectives of this plan.

Only 37 percent of the population
currently resides in single-family houses.
However, another one-quarter of our citizens
live in domiciles that provide many of the
amenities sought in the single-family unit, yet
are also less costly and more energy
conserving: two- and three-family structures,
townhouses and garden apartments. These
walk-up modes, along with a suitable amount
of low elevator types, are appropriate and
practicable even in our dense cities.

In view of the Region's conservative
growth potential and the plan's aim to
preserve and revitalize its older cities, a
strong emphasis must go to preservation
(and improvement if necessary) of its
existing dwellings and residential neighbor-
hoods. Effective preservation programs must
involve both private enterprise and government
action. They may include such diverse
elements as the rehabilitation of older

dwellings, financial assistance for home-
ownership, the remodelling and adaptive reuse
of old structures that have outlived their
former usefulness (including but not limited
to historical landmarks), harmonious new
building on selected sites where necessary
and increases in desired amenities, including
playgrounds, greenery and open space. This
kind of comprehensive preservation effort
has been effective in many places in restoring
the attractiveness of old neighborhoods for
middle-income groups. Both redevelopment
and rehabilitation should occur first where
all or most of the urban streets, sewers,
water lines and schools are already in place.
The principle of neighborhood preservation
favors new incremental development at the
existing density in an already substantially
developed place. The specifics of rehabilitation
are addressed at greater length in the housing
element of the Commission's comprehensive
plan, People, Dwellings and Neighborhoods.

Yet some of the older residential centers
have heavy liabilities in the form of crowded
tenements built in the 19th and 20th centuries
and in the form of the high-rise public housing
built in the last 40 years. The Region's
expected slow growth may enable cities
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