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Munzic DeSantis, FAIA

Munzio's approach to
architecture is
developing unique
environments in
accordance with dients’
goals, budgets, and
schedules. In each
project, he challenges
designers, consultants,
and owners to establish
early concepts that
determine a projedt’'s
individuality, style, and
attitude. His 3| years of
experience includes
millions of square feet of
office buildings.
corporate carmpuses,
and residential towers.
However, his passion is
one-of-a-kind hospitality
hotels and resorts. At
HKS Architects where
he serves as executive
vice president, Nunzio
and his hospitality team
have completed projects
totaling more than
23,000 hetel rooms
located around the
world. He holds a
bachelor's of
environmental design
and a master's of
architecture, both from
Texas A&M University.
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Architects and
Developer Clients
Ryan Flener, Assoc. AIA

Ryan engages the built
environment on a critical
level and finds beauty in
the honest and
unexpected. He
received his bachelor's
of architecture degree
from the University of
Tennessee's College of
Architecture & Design in
2010 where he was
heavily influenced by the
historical relationships
between body and
building. An intern at
Good Fulton & Farrell
Architects, Ryan has
been actively involved
with the AlA Dallas
Communications
Committee since
rmeoving from his
hometown of Louisville,

KY. in late 201 |.
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Fatrons of Architecture:

Funding the Expression
of the Intangible
Jill Magnusen

Jill is the vice president of
external affairs for the
Masher Sculpture Center,
home to a werld-
rencwned collection of
modern and
contemporary art. Prior
to the MNasher, she was
vice president of external
affairs with the AT BT
Performing Arts Center
during its design,
construdtion, and
opening. Jill halds a
bachelor of sdence
degree in radio.
television, and film from
the University of Texas at
Awstin. She is actively
involved on the boards,
advisory coundls, and
committees of many
Dallas area community
organizations, induding
the Greater Dallas
YMCA, TITAS (Texas
Internaticnal Theatrical
Arts Sodety), and Booker
T. Washington High
School for the
Performing and Visual
Arts. She is past chair of
the Dallas Center for
Architecture. which she
helped form.

FHOT O BY MASHER
SCULPTURE CENTER
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By Lindsay Brisko, Assoc. AIA

Public Arts | Light Veil on the Cotton Bowl

A new skin garnishes the stoic concrete
and steel exterior of Dallas’ historic
Cotton Bowl Stadium in Fair Park. The
design firm James Carpenter Design
Associates won the Dallas-based
competition with their proposal, Light
Veil. It consists of 352 mesh metal nbbons
of varying lengths and opaaty which bring
a fresh aesthetic to the Dallas icon.

As the name suggests, the permanent
installation modulates light, offering
different porosities of view, depending on
the sun's angle and intensity. To achieve
this appearance, two mesh types were
used; each has a unique woven density to
affect opaaty. Central to the designer's
concept, the vertically draped metal
ribbons simultaneously create a sense of
encosure and visual airiness. The mesh
grafts are elegantly fastened to the
superstructure by means of an invisible
attachment system, further promoting the
general aesthetic,

After more than 80 years of visually
anchoring Fair Park, the Cotton Bowl
Stadium is undergoing a $57 million
renovation. As our aty's built
environment ages, it's imperative that we
examine similar measures to preserve and
rejuvenate urban character rather than
simply replacing it. In this way, a running

COTTON BOWL STADIUM,
Fair Park, Dallas

Designer: James Carpenter Design Associates

Inc., New York, NY _
Additional Architect: Heery International,
Atlanta, GA

dialogue is allowed to continue; voices
from the present layer over architectural
intentions of the past and a visual
conversation Is recorded through built form.
Humans seek culture and heritage in a
aty, qualities most often released by time

MICHAEL CAGLE, ASSOC. AlA

General Contractor: Balfour Beatty
Construction, Dallas, TX

Installer: NOW Specialties Inc., Houston, TX
Year Completed: 2013

Cost: $8 million

and viewed through a modern lens.
Perhaps Light Vel gives the city just that. m

Lindsay Brisko, Assoc. AlA is a project
coordinator at Good Fulton & Farrell
Architects.
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Can you identify this North Texas building?
See page 34 for the answer.
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By Jill Magnuson

PATRONS OF ARCHITECTURE:

FUNDING THE EXPRESSION OF

THE INTANGIBLE

Perhaps surprisingly, architecture, poetry, and metaphor
have much in common. In fact, in thinking about architecture,
the etymological origin of "making” (poresis) came to mind and
we are led to explore the ground where “making” and “poetry”
coalesce. The poresis of magnificent architectural structures
educates and hones the avic life of a people. It is a kind of
“making"” that can't be measured or rendered intelligible via usual
formulaic methods. It's intangible. And therein lay its beauty and
Its capacity to inform lives for the better—not just now, but for
generations yet to come.

As is surely known, everyone at the Nasher Sculpture
Center has ilimitable respect for Renzo Plano. He created a
building for us that is so splendid and fasanating that it remains a

BARRY FLAMAGAM

shimmering jewel, even when compared with some of the
greatest buildings in the world. Ray Nasher could have easily
housed the Ray and Patsy Nasher Collection in a less august
building. After all, what was needed was simply a rocf, walls, and
something that would assure the safety of the artwork. What he
opted for, however, was something far more stunning. And,
frankly, far more costly.

Why do these things? Why engage in such grand gestures
with regard to avic beauty? As an arts patron, Nasher delved
into the process of working as a dient with Renzo Piano on the
creation of the Nasher with the perspective that design must
equal the art. Vel Hawes, FAlA—Dallas architect and owner’s
representative for the Nasher creation and several NorthPark

COLUMMS | www. aiadallas. org
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expansions—recalls how MNasher was a great study of the design
process, patiently listening, eyeing particularly acute details, and,
over time, developing an innate sense of quality design. He
expressed a deep love for the process. Hawes also recalls
working with former Dallas mayor and megalopclitan legend Enk
Jonsson, the force behind the post-JFK healing years of
emotionally rebuilding a aty through building, whether it be .M.
Pei's city hall or Dallas/Fort Worth International Airport. Hawes
describes Jonsson as the visionary from 20,000 feet who still
knew we needed to have great buildings and worked to get
them. That, in part, Is what allows these avic spaces to functicn
so effectively in the community. We have been marked from the
beginning by a desire from visionaries like Nasher and Jonsson to
give with open hands, and more importantly, open hearts. That
Is our heritage and it will also be our legacy.

Architecture ... where "making” and
“poetry"” coalesce.

Similarly, when Nancy Nasher took on the expansion of
MNorthPark Center, she surely understood this premise deeply.
After all, her father, Ray Nasher, was known as a “hands-on"
person when it came to understanding every nuance of
construction and fabrication. And, of course, Nancy grew up
witnessing that kind of dedication; it was the ambient
environment in which she was prepared for her roles today with
both the Nasher Sculpture Center and the gem that is

PHOTOCS BY MASHER SCULPTURE CEMTER

WINTER 201 4

MNorthPark Center, a place referred to as “an art museum inside
a shopping center.”

It's stunning to consider such an outrageous thing as
MNorthPark Center, although Dallas residents are accustomed to it
now. However, it was a staggerning extravagance when it was built.
And when a massive addition was built under Mancy's aegis, it—
remarkably—became known as “one of the seven retall wonders
of the world." As only one example of its superb design, it is the
only shopping center in the U.S. built around a beautifully
landscaped garden. An astenishing 2,350,000 square feet were
added to an already existing property and nothing was
compromised. Like her father, Nancy proved to be a genuine
patron of fine architects. She didn't ask for mere utility. She knew,
instead, to expect magnificence. And that 1s precisely what she got.
Actually, that i1s what North Texas got and we are all better for it.

We have been graced with other similarly exceptional
gestures here in the Dallas area. For instance, the Rachcfsky
House, meticulously planned for more than a decade by patron
Howard Rachofsky, is an example of stunning beauty. It's
certainly extravagant and it also shows us the way in which
architecture, and the liminality it invokes, is integral to emctional,
psychological, and intellectual growth. According to Gaston
Bachelard, “The poetic image is a sudden salience on the surface
of the psyche.” This suddenness, this awakening in our lives, can
be the result of movement through diverse spaces. When
considering the design of the Rachofsky House, it becomes clear
that liminality was repeatedly called into play. Architect Richard

Continued en page |3
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“We live in perpetual
anticipation of a fullness

| of communal life and

| emerging gorgeousness."

Centinued from page |2

Meier, FAIA says: “Avisit to the Rachofsky House unfolds as a
kind of procession through a series of zones, taking one from the
outdoors to indoors, and then back outdoors again. All of the
spaces of the house, works of contemporary art, and vignettes of
the surrounding landscape combine to animate the interiors of
the house. Grass, trees, pond, and sky are visible from every
angle of the house."

Isn't this yet ancther iteration of "a sudden salience on the
surface of the psyche!” It's certainly a description of the
guotidian, the ordinary, being ruptured. The world is no longer a
place of four cardinal
points. With these new
assumptions regarding
poetic making,
extravagance, and
liminality, we are gifted
with infinitely important
“y" axis. Thereisnow a
kind of ascent and flight
that is both possible and
necessary. The
Rachofsky House
demands it. Richard
Meier demands it. We
are rendered incomplete |
if we fall to sense the | 3 -,_. AN
opportunity for growth
and rise to the occasion,
even If our “resonance’
15 performed without an
act of the will. In fact,
these things likely occur
when we are passive,
when we (to paraphrase
Samuel Taylor
Coleridge) willingly
suspend our disbelief. Oddly, this passivity 1s of paramount
importance; in fact, in many ways it descnibes the most vital
moments in both our individual and communal life.

In many regards, this outlines perfectly our own position
with regard to poresis and architecture and the "making” of
extravagant things. \We move perennially toward an ideal
graciousness, an optimum recreation of avic consaousness. The
final goal is never met and we live in perpetual anticipation of a
fullness of communal life and emerging gorgeousness.

Thus, we remain grateful for the Nashers and the Rachofskys
and the countless other patrons who join them In ads of generosity.

It's a thrlling time in Dallas and MNorth Texas. And it's thrilling
because there seems to be an inherent understanding of the
importance of great design that underscores awility and the
process of maturation on a broad scale. B

MORTHFARK. CEMNTER

Jill Magnuson is director of external affairs at the Nasher Sculpture
Center and the former board president of the Dallas Center for
Architecture.

Who are vour favorite North Texas architecture patrons? Let us
know! Submit your response to this article at

www.aladallas.org/columns/patrons.

COLUMMS | www. aiadallas. org
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ARCHITECTS AND

DEVELOPERS SPEAK OQUT ON THEIR MOTIVATIONS, EXPECTATIONS, AND FRUSTRATIONS
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Amanda Moreno-Cross

Amandais an Oak Cliff real estate
investor and DART board member

She says: °| started investing back in | 989
and it took me along time to doit, mostly
because | didn't have the money. It tock
one spot at atime. The building I'm most
proud of right now is at |B36 W |efferson
Blvd You must come seeit. It wasaPOS
building I'm sorry | have to say that, but
it's true. It didn't have arocf. [tis |,200
sguare feet and | believe it's the most
beautiful building on |efferson. You must
come see it. It's already | 00% |eased and
amost complete. It's beautiful and | love it
because it was falling down. The thieves
basically gutted it for me There was no
electrical at al, and sesing the new
transformation has kept me bragging
about it for some time. You can't miss it
It's beautiful

oy
r1



| . | sat down with key partiapants in the Bishop Arts
Dlstrlct Desrgn District, and more recently Waxahachie, to talk
about the archited/dlient relationship, the development climate,
and alas, design. Bite your lip for this candid discussion with Jim
Lake, Amanda Moreno-Cross, and David Spence.

The Bishop Arts District is a happening place today. There
are lots of people all the time and the public transportation
infrastructure is finally coming into place. What are the
benefits of adaptive reuse, as we call it, versus new
construction, economically, socially, and culturally?

Jim: It costs a lot more [to revitalize a place like Bishop Arts] but
it's authentic. You can go build something in Southlake but it's
just not the same.

David: We work with the scarcty as if we were all jewelers and
only worked with platinum or something like that. There's lots of
aluminum around, but there's only a little bit of platinum. In
Dallas there is, relatively speaking, not much pre-World War ||
building stock left in Oak Cliff or other areas like East Dallas and
South Dallas; because all development went north because of
that ornery nver, our buildings were kind of put into deep-
freeze. We have a lot more of the original grid, a lot more of the
original buildings per square foot, than you find north of
downtown. | think we all got into it because we like old
buildings—or lack the imagination to go north—but the
economics of it, the reason it works, is because it might take
more time to work with platinum than a hunk of aluminum. You
come up with a more valuable product. That's what makes the
numbers work, espeaally when you have a mass of those
buildings together, which the Bishop Arts Distnct 1s, and as it was
when it was a trolley stop near lots of other distnicts like it.
Amanda: Bringing the buildings back to life 1s extremely
important. To be able to create planned development areas:
That 1s what's important. It takes a lot of work and what | call
patient money. It takes a lot of money and a lot of commitment
from the neighborhoods and the people who are actually making
the investment, including the city and the ity council person. It's
not about just coming in, turning out a project, and walking out.

There seems to be a whole other world of responsibilities
that come with owning a building, and developing or
rehabilitating a building than there is in documenting
something on a computer screen.

Jim: It's true. You have to surround yourself with a good team,
whatever the project and a good architect certainly. First you
need to have a vision, and then download that vision to the
architect, and then you have contractors. Planned developments
and zoning to allow us to do what we're doing is hugely
important. That's what we did in the Dallas Design District when
we did PD-62| back in 2003. We couldn't live down there
before we had that zoning, so we did the Trinity Loft projects as
the first residential projedt down there. Even when we go back
and analyze what makes Bishop Arts a success, it's a lot of things.

David mentioned one of them; we had enough mass to make a
difference and control all of it at once. [A series of zoning
changes] was one thing that basically cut the parking
reguirement. The other thing that happened to Dallas in 2001
was a bond package that Mayor Laura Miller got pushed forward.
It provided a lot of street improvements over there to get street
trees, widen the sidewalks and pavers, and make it more
walkable. Added lights made it feel safer. Once those things
happened, we started to see a change. It took a while to get the
mix we have now. ... We're very sensitive because we have
separate ownership over there, but we communicate and make
sure we don't have two Chan Thai [restaurants]. Mot only are
the buildings authentic, but the places are authentic and our
leases require that the business owners be there; when you go
in those restaurants, the owners are there and around the
community. We've actually declined offers from the chains that
wanted to come over there.

MICHAEL CAGLE, ASSOC. Al4

In a situation like yours, what is the relationship between
architects and owners?
David: I'll be candid. For years, the only architect | knew was a
friend of mine named Trey Bartosh who is actually trained as an
architect and yet did not go through the licensure process, He's
now a contractor. | thought that every architect knew how to
frame awall ... but that's really not the case. | kind of got an
awakening when, for various reasons, | needed to go to
someone else besides Trey and | was surprised that your typical
architects, at least those in my budget, did not have a lot of
practical experience—espedially construction experience. ‘When
you're dealing with an old building, one needs that knowledge.
I've never gone to bed daydreaming about building new
construction on vacant land. For some reason my mind doesn't
work like that. I'm good at working with an exsting building.
There's something about “These are the constraints you have to
work within™ that brings out the creativity in me. Also, it's not so
much an issue now, but it was when we all started ... You really

COLUMMS | www.aiadalas. org 12
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had to be careful not to put diamonds on a dog's ass, to use
Ross Perot's quote. We had to do things inexpensively because
we did not have the prospect of income that we would have on
the other side of the river. Renovation in that context is an
terative process. The very first thing you do, which is the fun
part, Is to go in and do selective demolition and start tearing it
out. One thing you need to know is, since many cf these
buildings have been renovated so many times, what's holding
what up? While you're dearing it out you're also saving little
things. You say, "Don't take that out because that'll be really cool.”
Then, even in the design, there's a lot of value engineering.
You don't know exactly how the slab is going to look or whether
or nct it can be a finished floor until you take a grinder to it—
and you've saved a whole lot of money if you don't have to
dress up that old slab. For one reason or another | don't think
you guys [architects] are trained that way. | think you guys like to
start with a clean sheet of paper or clean computer screen and
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design out the whole thing. That has real cost implications to
me. | can't afford to just design this from scratch. That might be
the expeditious thing for you, but that's an unaffordable thing for
me. Besides, If you're doing that, you're missing opportunities
along the way to do things with existing architectural elements.

A building reveals itself as you go along and that goes not
cnly for the interior, but also the exterior and the site plan and
how people move through it, and of course there's the aty
codes and the permitting process.

fou get a better product if you're going about it little by little,
making decisions as you go. The way | am experiencing
architects right now is that I've got a building of about nine
storefronts built in 1922, Mot coinadentally, it is the next
streetcar stop west of Bishop Arts so it's the same architecture,
same scale. I'm working with white boxes and letting the tenants
take over. | have one woman who wants to do “French
Macaroni.” She wants to do cockies. Her architect has come in
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and specified a nidiculous finish-out that indudes curtains of glass.
He's been to NorthPark Center one too many times. What's
offensive about that to me is that he's not paying attention to his
audiences and it's like, if you sat down to write an article and
your language Is too legalistic, simplistic, or poetic, your architect
readers might ask, "Doesn't he know who he's writing for?” It
didn't surprise me at all that he had never even set foot in the
place before he developed a complete set of plans—at a lot of
expense to this woman. She has to amortize his fee over | 027
square feet.

What | admire about an architect is when he or she seemsto
understand "Okay, now I'm working in Oak Cliff, or Park Cities, or
the corn fields of Fnisco." You have a different audience each time,
and you need to adjust your product. | love my painter because,
when | need him to do a really nice job on my house, he can
execute that; but when we have to get something done on a
storage building, he can adjust his workers to adjust to my budget.

MICHAEL CAGLE, ASSOC. AlA

That raises a good point, then: Who is the dient? A lot of
times, when you work in an office, you have a dient and you
take care of them as best you can; but sometimes, espedially
with new construction, the end user can be far disassociated
from the designer.

David: You architects are trust-busting us to then know who the
end user is. There's an intermediary called our tenants, so Jim is
not actually serving up a plate of food to the diners at Hattie's,
but when he was redoing the building, it was his job to
contemplate what kind of restaurant could go there and what
kind of pecple would come to eat there. So obviously the dlient
Is not the diner. He's the end user. Jim’s the one you should be
pleasing, not your architecture professor, not the AlA, not your
firm. It's the dient, and | have been surprised how frequently
architects come in with their agenda, and | have to think, "This is
Oak CIiff; | need you to design this way.” ... One of the great
architectural performances that's been done in Oak CIiff recently
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Is Larry Good's rezoning of 342 acres of the Bishop
Avenue/Davis Street corndors. It's a brilliant piece of rezoning
and perhaps the most progressive zoning in Dallas until maybe
when the gateways passed. But, by and large, when Larry was in
control, he was adjusting things to the building stock and their
end uses. Now we've got some boilerplate, new-urbanist
language worked into the zoning where you can't do an cffice
unless it's got residential above it. That's a great idea if you're
doing a new project outside of Louisville, but all of these
buildings are one-story. We have hamstrung a mile-long-stretch
with all of these great buildings, and many of them are mid-
century modern buildings, and nobody can get a C.O. because
you can't use them for offices, even though they're offices now.
Amanda: Yes, and that's crazy because that committee was put
together to raise money to create the planned development
(PD) and then it went to the city and to the aty attorney's office,
and they changed the zoning. In fact, they didn't even bring it
back to the committee. | don't understand that. This PD, the
Qak Cliff Gateway, is 800 acres. Now, there is a huge confusion
because even the Oak Cliff Chamber of Commerce had to go
through the city planning office and aty counal for a building that
was an office before ... and all because this PD toock place.
David: Sometimes it is the same case as the guy who is
designing the cookie shop. Whoever slipped that clause into the
zoning obviously had never driven down Bishop Street. He or
she is working in the comfort of an office, probably pulling out
some language from some continuing education course done on
the computer.

Amanda: | also think we have a passion for what we do. You
have to love what you do. If you don't, then you won't do it well.
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JIM LAKE

But what happens when 1986 or 2008 comes back around?
The market is cydical. How do you prepare for that situation
and are those accounts lurking somewhere in the back of
your mind?

Amanda: You start small with mom and pop stores. They are
unique and different, so we have a unique relationship with our
tenants. It's not a big box of 5,000 square feet with one tenant
and if he doesn't pay, you're out. Divide that box into five
different tenants at five different locations and you have a better
opportunity than with fewer large properties. What works for
me is having small tenants.

Jim: I'll say that 2008 was nothing compared to 1986. In 2008,
you could find people to lease space. In 1986 there was nobody.
Dravid: We were kind of an exception in 2008. In 1286, we
were the epicenter.

Jirm: | think that's always affected me on how | structured my
deals with debt. |I've never been one to go over 50 to 70% on
debt. If you do have a situation where there's nobody to lease
to, then you have to be very careful on your exposure on the
liability side for sure. And it helps if you have it paid off! =

Ryan Flener, Assoc. AIA is an intern with Good Fulton & Farrell
Architects.
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