
 

 

CITY PLANNING COMMISSION 
 
September 29, 2010/Calendar No. 7                C 100437 ZMM
 
IN THE MATTER OF an application submitted by the NYC Department of City Planning 
pursuant to Sections 197-c and 201 of the New York City Charter for an amendment of the 
Zoning Map, Section No. 12a, changing from a C6-1 District to a C1-6A District property 
bounded by12th Street, a line 100 feet easterly of Washington Street, a line midway between 
West 11th Street and Perry Street, Greenwich Street, West 10th Street, a line 150 feet easterly of 
Washington Street, a line 125 feet northerly of West 10th Street, and Washington Street, 
Borough of Manhattan, Community District 2, as shown on a diagram (for illustrative purposes 
only) dated June 7, 2010. 
 
 
 
The application for an amendment of the Zoning Map was filed by the Department of City 

Planning on May 28, 2010.  The proposed rezoning would affect portions of six blocks in the far 

western part of the West Village (‘the Far West Village’). The proposed rezoning area is 

generally bounded by the east side of Washington Street approximately between West 10th and 

West 12th Streets, extending eastward to include the west side of Greenwich Street between 

West 11th and West 10th streets.    

 

The proposed zoning map amendment would change the existing non-contextual C6-1 zoning 

district to a contextual C1-6A zoning district and is intended to: (1) address the disparity between 

the commercial and residential FAR allowed in the C6-1 district; and (2) encourage new 

development that reflects existing neighborhood character and scale.    

 

The proposal responds to community concerns relating to potential out-of-character development 

by establishing maximum allowable building heights and required streetwalls, similar to the 

strongly established built context throughout the rezoning area.  In addition, the proposed C1-6A 

zoning district responds to community concerns relating to the density of certain uses, such as 

hotels, that are not consistent with the predominantly residential neighborhood. 

 

BACKGROUND 

The Far West Village was traditionally a manufacturing area that for many years was connected 

to the working waterfront along the Hudson River.  The streets and avenues extending inland 
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from West Street were developed with a variety of structures including factories, storage 

warehouses and stables.  Many of these buildings are of high architectural quality and have since 

been converted to residential use.  In addition, concentrations of row houses remain from the 

neighborhood’s early years.  All but one property within the proposed rezoning area falls within 

the boundaries of either the Greenwich Village Historic District or the Greenwich Village 

Historic District Extension, designated in 1969 and 2006 respectively. 

  

The proposed rezoning area contains predominantly residential uses.  The eastern frontage of 

Washington Street between West 10th Street and West 12th Street is generally developed with 

three to five-story apartment buildings and locally-serving ground floor retail uses.  The area 

between Washington and Greenwich Streets, between Perry Street and West 10th Street, has a 

greater variety of building types, including some larger warehouse buildings which have been 

converted to residential use.   

 

ZONING MAP AMENDMENT 

The proposed rezoning area is currently zoned C6-1, a non-contextual medium-density 

commercial district that also allows residential and community facility development. The C6-1 

District allows a commercial FAR of 6.0; a residential FAR of 3.44, and a community facility 

FAR of 6.5.  Streetwall and overall building heights are not regulated in the C6-1 district, except 

as governed by the sky exposure plane, which begins at a front wall height of 85 feet. Buildings 

built pursuant to the C6-1 regulations may also be set back from the streetline and rise without 

setbacks in the form of a tower.  The existing C6-1 district allows a broad range of commercial 

uses (Use Groups 6-12), including destination retail, office buildings, and entertainment 

facilities, which are inconsistent with the predominantly small-scale, locally-serving retail found 

in the proposed rezoning area.   

 

The proposed zoning map amendment would change the C6-1 zoning district to a contextual C1-

6A district to encourage new development reflective of existing neighborhood character and 

scale and to address the disparity between the commercial and residential FAR allowed in the 

C6-1 district.  Contextual zoning districts place strictly defined building envelope requirements 

on new residential developments, establish maximum building heights and mandate continuous 
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streetwalls with setbacks above specified base heights.  The proposed C1-6A district would 

establish an 80 foot allowable maximum building height, and a minimum and maximum 

streetwall height of 40 feet and 65 feet, respectively.  Above streetwalls, buildings would be 

required to set back 10 feet from the streetline.  These controls are proposed to help ensure that 

new development throughout the rezoning area relate to the area’s existing scale and character 

and support and reinforce the Landmark Preservation Commission’s historic district 

designations. 

 

The C1-6A zoning district allows commercial uses up to a maximum 2.0 FAR, residential uses up to a 

maximum 4.0 FAR, and community facility uses up to a maximum 4.0 FAR.    In addition, allowable 

uses in the C1-6A zoning district are limited to those intended to serve the local retail needs of 

the immediate surrounding residential neighborhood. 

 

Of the 57 lots in the subject rezoning area, 54 lots or 95 percent would comply with the 2.0 

commercial FAR in the proposed C1-6A district; 47 lots or 82 percent would comply with the 

4.0 residential FAR; and 52 lots or 91 percent would comply with the 80 foot height limit.  Three 

lots would contain non-conforming commercial uses.   

 

ENVIRONMENTAL REVIEW 

The subject application (C 100437 ZMM) was reviewed pursuant to the New York State 

Environmental Quality Review Act (SEQRA), and the SEQRA regulations set forth in Volume 6 of 

the New York Code of Rules and Regulations, Section 617.00 et. seq. and the City Environmental 

Quality Review (CEQR) Rules of Procedure of 1991 and Executive Order No. 91 of 1977.  The 

designated CEQR number is 10DCP047M.  The lead is the City Planning Commission.  

 

After a study of the environmental impact of the subject application (C 100437 ZMM), a 

Negative Declaration was issued on June 7, 2010. 
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UNIFORM LAND USE REVIEW 

This application (C 100437 ZMM) was certified as complete by the Department of City Planning 

on June 7, 2010, and was duly referred to Community Board 2 and to the Borough President in 

accordance with Article 3 of the Uniform Land Use Review Procedure (ULURP) rules. 

 

Community Board Public Hearing 

Community Board 2 held a public hearing on this application (C 100437 ZMM) on July 8, 2010 

and on July 22, 2010, by a vote of 37 in favor, 0 opposed and none abstaining adopted a 

resolution in favor of the application. 

 

Borough President Recommendation 

This application (C 100437 ZMM) was considered by the Borough President, who issued a 

recommendation to approve the application on August 30, 2010. 

 

City Planning Commission Public Hearing 

On August 25, 2010, (Calendar No. 2), the City Planning Commission scheduled September 15, 

2010 for a public hearing on this application (C 100437 ZMM).  The hearing was duly held on 

September 15, 2010, (Calendar No. 16).  There were two speakers in favor of the application and 

none in opposition. 

 

A representative of Community Board 2, speaking in favor of the application, commented on the 

collaborative effort between the Community Board and the Department of City Planning to 

achieve the zoning map amendment.  The speaker noted that the rezoning expanded on the Far 

West Village rezoning approved in 2005.  A representative of the Manhattan Borough 

President’s Office, also speaking in favor of the application, summarized the proposal and noted 

that it was highly responsive to community concerns. 

 

There were no other speakers and the hearing was closed.  
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Waterfront Revitalization Program Consistency Review  

This application was reviewed by the Department of City Planning for consistency with the 

policies of the New York City Waterfront Revitalization Program (WRP), as amended, approved 

by the New York City Council on October 13, 1999 and by the New York State Department of 

State on May 28, 2002, pursuant to the New York State Waterfront Revitalization and Coastal 

Resources Act of 1981 (New York State Executive Law, Section 910 et seq.). The designated 

WRP number is 10-042. This action was determined to be consistent with the policies of the 

New York City Waterfront Revitalization Program. 

 

CONSIDERATION 

The Commission believes that this amendment of the Zoning Map (C 100437 ZMM) is 

appropriate.   

 

The Commission notes that the existing C6-1 zoning district allows for the construction of tall, 

slender buildings that are setback from the streetline and that this building form is at odds with 

the low-rise streetwall buildings that characterize the proposed rezoning area.  The Commission 

believes that the existing zoning’s permitted density and flexible bulk regulations could result in 

new out-of-character development that would detract from the special character of this area of 

the Far West Village.    

 

The Commission further notes that, due to the disparity in allowable floor area ratios, the 

existing C6-1 district encourages commercial and community facility uses, rather than residential 

uses.  The Commission believes that this is inconsistent with existing residential character in the 

rezoning area, where buildings occupied entirely with residential uses or with a mix of 

residential uses and ground floor commercial uses comprise a total of 79 percent of the lots.  The 

Commission believes that the existing zoning could encourage changes to the residential 

character of the neighborhood over time.   

 

The Commission believes that by requiring height limits and streetwalls reflective of the existing 

walk-up apartment buildings, loft buildings, and row houses, the proposed C1-6A district would 

reinforce the historic development patterns of the neighborhood and would establish predictable 
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building forms that are compatible with the existing built context.  The Commission notes that 

the building forms promoted by the C1-6A district would also more closely align with the land 

use objectives in the Greenwich Village and Greenwich Village Extension historic districts. 

 

The Commission further notes that the densities allowed by C1-6A zoning district would better 

reflect the existing residential character of this area of the Far West Village.  The Commission 

believes that the significant reduction in the commercial FAR from 6.0 to 2.0 would 

acknowledge the change in use which has occurred in the rezoning area over the past several 

decades, while still allowing the continued development and growth of locally serving retail 

uses.  Additionally, the slight increase in allowable residential FAR from 3.44 to 4,0 would 

further reinforce the existing residential character of the area.  

 

 

RESOLUTION 

RESOLVED, that the City Planning Commission finds that the action described herein will have 

no significant impact on the environment; and be it further 

 

RESOLVED, that the City Planning Commission, in its capacity as the City Coastal 

Commission, has reviewed the waterfront aspects of this application and finds that the proposed 

action is consistent with WRP policies; and be it further 

 

RESOLVED, by the City Planning Commission, pursuant to Section 197-c and 200 of the New 

York City Charter, that based on the environmental determination and the consideration 

described in this report, the Zoning Resolution of the City of New York, effective as of 

December 15, 1961, and as subsequently amended, is further amended by changing the Zoning 

Map, Section No. 12a, changing from a C6-1 District to a C1-6A District property bounded 

by12th Street, a line 100 feet easterly of Washington Street, a line midway between West 11th 

Street and Perry Street, Greenwich Street, West 10th Street, a line 150 feet easterly of 

Washington Street, a line 125 feet northerly of West 10th Street, and Washington Street, 

Borough of Manhattan, Community District 2, as shown on a diagram (for illustrative purposes 

only) dated June 7, 2010. 
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The above resolution (C 100437 ZMM), duly adopted by the City Planning Commission on 

September 29, 2010 (Calendar No. 7), is filed with the Office of the Speaker, City Council, and 

the Borough President in accordance with the requirements of Section 197-d of the New York 

City Charter.  

 
AMANDA M. BURDEN, FAICP, Chair 
KENNETH J. KNUCKLES ESQ., Vice Chairman 
 
ANGELA M. BATTAGLIA, RAYANN BESSER, IRWIN G. CANTOR, P.E., 
ALFRED C. CERULLO, III, BETTY Y. CHEN, MARIA M. DEL TORO,  
NATHAN LEVENTHAL, ANNA HAYES LEVIN, KAREN A. PHILLIPS, Commissioners  
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