
CITY PLANNING COMMISSION  
June 6, 2012 / Calendar No. 11 C 120124 ZSM  
 

IN THE MATTER OF an application submitted by New York University pursuant to Sections 

197-c and 201 of the New York City Charter for the grant of a special permit pursuant to Section 

74-743 of the Zoning Resolution: 

 

1. to allow the distribution of total allowable floor area without regard for zoning lot lines; 

and 

 

2. to allow the location of buildings without regard for the applicable height and setback, 

yards and distance between buildings; 

 

to facilitate the development of four new buildings, within a Large-Scale General Development 

generally bounded by West 3
rd

 Street, Mercer Street, West Houston Street, and LaGuardia Place 

(Block 533, Lots 1 & 10, and Block 524, Lots 9 & 66), in a C1-7** District, Community District 

2, Borough of Manhattan. 

 
 
 

This application for a special permit pursuant to Section 74-743 to modify height and setback 

regulations was filed by the applicant on December 5, 2011. The special permit, along with its 

related actions, would facilitate the growth of New York University’s campus within two NYU-

owned blocks (the Superblocks) in the Washington Square area. New York University (NYU or 

the University) is proposing to construct four new buildings (to include academic uses, faculty 

housing units and dormitories, a new athletic facility, a University-affiliated hotel, and retail 

uses) and approximately four acres of public parks and open spaces. By 2031, the proposed 

actions are intended to result in the development of approximately 1.11 million zoning square 

feet (zsf) of new floor area and 2.4 million gross square feet (gsf). NYU also proposes to map a 

C1-5 overlay on the approximately 6-block area bounded by Mercer Street, West 4th Street, 

Washington Square East, University Place, and the northern boundary of the existing R7-2 

district just south of East 8th Street. The rezoning would allow for ground-floor retail use.  

 

 

RELATED ACTIONS 

In addition to the special permit (C 120124 ZSM) which is the subject of this report, 

implementation of the proposed development also requires the following actions by the City 

Planning Commission which are being considered concurrently with this application:  

Disclaimer
City Planning Commission (CPC) Reports are the official records of actions taken by the CPC. The reports reflect the determinations of the Commission with respect to land use applications, including those subject to the Uniform Land Use Review Procedure (ULURP), and others such as zoning text amendments and 197-a community-based  plans. It is important to note, however, that the reports do not necessarily reflect a final determination.  Certain applications are subject to mandatory review by the City Council and others to City Council "call-up."
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C 120077 MMM City Map Change to narrow, through elimination, discontinuance, and 

closure, various segments of Mercer Street and LaGuardia Place to enable 

property disposition to New York University and to establish parkland. 

 

C 120122 ZMM Zoning Map Amendment to change an existing R7-2 District to a C1-7 

District and to establish within an existing R7-2 District a C1-5 District. 

 

N 120123 ZRM Zoning Text Amendment to Section 74-742 (Ownership) and Section 74-

743 (Special Provisions for bulk modifications), relating to special permit 

regulations for large scale general developments. 

 

BACKGROUND 

NYU is proposing to construct four new buildings (to house academic uses, housing for NYU 

faculty and students, a new athletic facility, a University-affiliated hotel, and retail uses) and 

approximately 4 acres of public parks and improved open spaces in its Washington Square 

campus, which NYU refers to as its “Core Campus.” By 2031, the proposed actions are intended 

to result in approximately 1.11 million zsf of new development. An additional 1.09 million 

square feet would be located below grade. The total gross floor area would be 2.4 million gsf. 

NYU has determined that it faces a critical need for new, modern facilities to maintain its 

position as a leading university. During the last several decades, NYU has experienced rapid 

growth in its student body in its transformation into an internationally recognized institution. 

NYU’s physical facilities need to expand and improve in order to accommodate this larger 

faculty and student population. Efforts are ongoing to find new space and relocate specific 

departments and functions to other locations; however, development of satellite facilities, such as 

in Downtown Brooklyn, will not meet the space requirements identified by the University for its 

Core Campus. The proposed actions would facilitate 2.4 million gsf of modernized facilities at 

the Core Campus for the College of Arts and Sciences, Tisch School of Performing Arts, the 

Steinhardt School of Culture, Education and Human Development, the Wagner Graduate School 

of Public Service, the Gallatin School of Individualized Studies, and the Stern School of 

Business, among others.  
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In 2006, NYU launched a comprehensive planning effort known as “NYU 2031.” In the process, 

NYU recognized the primacy of the Washington Square area as campus anchor while outlining a 

citywide strategy for providing the physical space needed for NYU’s long-range academic goals. 

One of the goals of “NYU 2031” is to provide NYU neighbors with predictability and 

transparency about NYU’s projects as opposed to a piecemeal approach to campus expansion 

and modernization. 

 

NYU has leveled enrollment increases and expects only a modest increase of roughly 0.5% 

growth in its student body at Washington Square by 2031. Today, there are approximately 

41,000 part-time and full time undergraduate and graduate students at the Core. By 2031, NYU 

anticipates that there will be approximately 46,500 students. However, with the increase in 

enrollment during the past two decades, “NYU 2031” estimates that NYU will need 

approximately 6 million gsf, including 3 million gsf in the Core and the balance elsewhere across 

the city. Today, NYU has over 11 million gsf of academic, administrative, student and faculty 

housing, and student service spaces clustered around its Washington Square campus. 

Approximately 5.4 million gsf is academic space including classrooms, laboratories, and offices 

for faculty and administrators. With its recent growth, NYU faces a shortage of academic 

facilities, classroom space, specialized teaching spaces (performance spaces, workshops, and 

clinics), faculty offices, student service facilities, and student and faculty housing. NYU has 

stated a need for upgraded space including an increased number of flexible and technologically 

sophisticated classrooms.  

 

NYU has concluded that without a serious upgrade and improvement in facilities, the important 

gains of the last decade in the quality of its educational offerings and its ability to continue to 

compete for top-tier students and faculty would be compromised.  

 

NYU’s approach has been to concentrate certain facilities in the Core with other facilities located 

farther away. As part of its overall master planning effort, NYU has described how it has 

carefully considered which university functions require location at the Washington Square 

campus. NYU states that co-location of classrooms, research facilities, student service spaces, 
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dormitories and faculty housing at the Washington Square campus encourages interaction among 

NYU’s faculty and students, interaction between faculty members in diverse disciplines, 

interdisciplinary research teams and other academic and social engagement within the 

University. NYU believes that physical proximity in a campus setting is the best way to promote 

integration of disciplines and interaction among the faculty and students, in order to promote a 

learning and research community. Additionally, a campus setting also makes possible the 

planned provision of open space and other amenities, which benefit faculty, students, and 

neighborhood residents alike. 

 

Twelve of NYU’s eighteen schools are located in the Core, including its undergraduate liberal 

arts program, the College of Arts and Sciences. The Core is also home to, among others, the 

Tisch School of Performing Arts, the Steinhardt School of Culture, Education and Human 

Development, and the Stern School of Business, which offer both graduate and undergraduate 

degrees. Undergraduates enrolled in these schools are required to perform 25% of their 

coursework at the College of Arts and Sciences. Many of the schools that will stay at NYU’s 

Core Campus offer cross-disciplinary degrees reflecting how disciplinary interchange is 

increasingly required to advance academic and research agendas. NYU also has a plethora of 

research centers and institutes that unite faculty across schools and departments.  

NYU conducted an assessment of needs for those schools and uses which it believes must remain 

in the Core and identified the need for new faculty offices, classrooms, research facilities, 

student service spaces, and dormitories and faculty housing at NYU’s Core Campus. It also 

identified a University-sponsored hotel as a component of the Core Campus, to provide 

accommodations for visiting scholars, parents and other visitors to the University.  

In terms of academic facilities, NYU has identified the need for faculty offices for the following 

schools: Tisch School for the Performing Arts, Steinhardt, Stern, Gallatin, Social Work, Arts and 

Science, and Wagner. NYU states that these schools have critical space needs today and that 

efforts to recruit new faculty will be hampered by the lack of office space. NYU has highlighted 

the need for new science laboratory facilities, performance space for the Tisch School for 

Performing Arts, specialized teaching facilities for the Steinhardt School, and shared classrooms, 
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particularly large, modern auditoriums. Today, NYU has only three large auditoria, which it has 

stated severely limit its ability to offer large lecture classes or schedule special academic 

assemblies. NYU has also stated that much of its needed academic space requires specialized 

spaces and larger floorplates, which are only available in purpose-built facilities. New office 

space is also proposed to accommodate new initiatives within and across schools, such as the 

Global Public Health initiative, the Institute for Cities, and other initiatives where the need will 

develop over time. 

Meeting and study space is another critical need identified as part of NYU 2031. Non-classroom 

learning activities are critical, as students may spend only 15 hours per week in class, while 

devoting substantial additional time in group projects, laboratory work, studying and student 

activities that require use of University facilities. The University’s current supply of such space 

is approximately one third of that of peer institutions; there is a dearth of space for NYU students 

and faculty to work and meet. 

 NYU has identified a need for dormitories to be located at its Core Campus, primarily to house 

freshman, stating that close proximity to a campus encourages student engagement and learning 

outside the classroom. NYU has also identified a need for faculty housing. NYU feels it is an 

important recruitment tool, particularly as faculty are recruited from around the world, and that 

locating faculty housing in the Core Campus is an important way to foster interaction between 

students and faculty. As noted above, a University-affiliated hotel for short-stay visitors to the 

campus was also identified as part of the proposal. 

In order to address its most pressing space needs, NYU has in recent years acquired, renovated, 

and expanded existing buildings where feasible. To the extent possible, it will continue to refit 

existing buildings, such as, for example, providing space for science research facilities within 

existing buildings in the Loft Blocks and relocating the classrooms that are currently housed in 

those buildings to the Superblocks. However, these renovations are limited by existing building 

structures and do not provide the type of space that NYU believes is ideal for all of its identified 

needs. Larger floorplates and column-free spaces are needed for some specialized teaching 

facilities, and these are not readily available in existing buildings. Additionally, NYU states that 

spaces on lower floors are better suited to classrooms, as stacked classrooms in tall buildings can 
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create internal congestion, with long queues of students waiting for elevators. Because 

renovation of existing buildings will not provide the appropriate, modern space for all of its 

needs, NYU considers construction of new facilities to be a critical component of its master plan.  

 

NYU has also noted that acquisitions in the immediate area have required leasing space, and that 

currently 16% of its facilities at the Core are leased. Leased space subjects the University to real 

estate market risks and uncertainties which make long term planning difficult and expensive. 

 

A significant component of NYU’s 2031 plan involves the identification of new “hubs” for 

centers of learning outside of the Core and elsewhere in the city. As part of the 2031 plan, the 

University is working to identify which programs and schools currently at the Core can be 

located at one of the other academic hubs. For example, in 2015, the Nursing College will 

relocate from the Core to the Health Corridor, near NYU’s hospital in east Midtown. This, in 

turn, will free up space at the Core for other uses. Also, NYU is relocating existing graduate 

programs in digital design, including the cognitive, cultural and engineering aspects of digital 

games, to Downtown Brooklyn, adjacent to the NYU-Poly engineering programs. NYU also 

plans to meet some of its space needs at the Core by repurposing, for academic use, space 

currently occupied by administrative and other non-academic activities that do not need to be 

located in the Core.  

 

While these recent efforts to relocate specific departments and functions to other parts of the City 

will provide additional space in the Core Campus, NYU believes that relocation efforts alone 

cannot satisfy the demand for space identified by the University for its Core Campus. NYU’s 

present applications would facilitate 2.4 million gsf of modernized facilities at its Core Campus.  

 

SITE DESCRIPTION: 

NYU has identified the two NYU-owned Superblocks within the Washington Square campus 

as the site for its expansion. The Superblocks are bounded by West 3
rd

 Street to the north, 

Mercer Street to the east, West Houston Street to the south, and LaGuardia Place to the west. 

Bleecker Street divides the Superblocks into a northern block (the “North Block”) and 
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southern block (the “South Block”). 

 

Historically, the Superblocks were occupied by larger loft buildings, built to accommodate 

industrial uses, similar to the blocks to the north. The Superblocks were redeveloped under 

the Washington Square Southeast Urban Renewal Area plan (the “Urban Renewal Plan”) 

between 1958 and 1981. They contain tower-in-the-park style residential buildings 

surrounded by open space and one-story buildings. As part of the Urban Renewal Plan, 

Wooster Street and Greene Street were eliminated and incorporated into the Superblocks. 

Mercer Street and LaGuardia Place were widened to connect to the planned but never-built 

Lower Manhattan Expressway (LOMEX) along Houston Street. The mapped street was 

enlarged, but the street beds were never widened. As a result, the Superblocks are flanked by 

large, city-owned   sidewalk extensions, some of which are landscaped, which are mapped as 

street and under the jurisdiction of DOT (the “Strips.”) 

 

The North Block: 

The North Block was developed in 1957-1960 and contains two almost-600 foot long 17-

story apartment buildings known as “Washington Square Village” (WSV) that stretch across 

the site from east to west, and a separate one-story retail building along LaGuardia Place. It is 

bounded by West 3
rd

 Street to the north, Mercer Street to the east, Bleecker Street to the 

south, and LaGuardia Place to the west. The WSV buildings are mostly occupied by NYU-

related families and individuals. According to NYU, NYU related residents occupy 81% of 

the WSV units. The center of the block contains a parking garage in two below-grade levels 

accessed by two driveways located in the former beds of Greene and Wooster streets, which 

travel through portals of the WSV buildings at the ground level. The parking garage contains 

670 spaces, 389 of which are accessory and the remainder of which are public. The roof of 

the garage is landscaped with trees and seating, located several feet above grade and 

accessible through several narrow passages. This space is not required to be publicly 

accessible. A private playground of approximately 23,000 square feet that is accessible to 

residents of WSV and a limited number of residents in the surrounding blocks is located on 

the eastern side of the site. 
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The North Block is flanked on the east and west sides by the Strips, mapped portions of 

Mercer Street and LaGuardia streets that are unbuilt and landscaped. The Strips are 39- and 

50 feet wide, respectively, creating an unusual condition, whereby the WSV complex is set 

back from the sidewalks of Mercer Street and LaGuardia Place. The Mercer Street Strip, 

along the eastern edge of the North Block, contains a playground and landscaping and the 

LaGuardia Place Strip, along the western edge of the North Block, contains a landscaped area 

traversed with walkways. A capital project of the New York City Department of Parks and 

Recreation (Parks Department) for a playground, named “Adrienne’s Garden”, is planned for 

the northern area of the LaGuardia Street Strip, and is expected to advance irrespective of the 

NYU Core project.  

 

The South Block: 

The South Block is bounded by Bleecker Street to the north, Mercer Street to the East, West 

Houston Street to the south, and LaGuardia Place to the west. It contains a development 

known as “University Village” (UV) containing three 30-story residential buildings, designed 

by I.M. Pei, and surrounded by open space. The UV buildings, as well as the landscaping 

around the buildings, were developed in 1964-1966 and designated a New York City 

landmark in 2008. Two of the buildings (Silver Towers 1 and 2), located on the eastern 

portion of the site, house NYU faculty. The other building (505 LaGuardia Place), located on 

the western edge of the site, provides middle income affordable housing that was developed 

under the Mitchell-Lama program. The 505 LaGuardia Place building is located on property 

owned by NYU and leased under a 99-year lease. The open space within UV includes a 

grove of oak trees, a playground, seating, and a large central sculpture that is an enlargement 

of a 1954 cubistic work by Pablo Picasso.  

 

The other buildings on the South Block are the one story Morton Williams supermarket, 

located on the northwest corner of the block and constructed in 1961, as well as Coles 

Gymnasium, on Mercer Street, which was constructed in 1981. A narrow pedestrian 

passageway just west of Coles Gym connects Houston and Bleecker streets through UV. 
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A portion of the South Block, including the UV complex and the Coles Gymnasium, are part 

of an existing Large Scale Residential Development, approval for which was originally 

granted in 1964 to facilitate the development of the UV complex. 

 

There is an existing accessory parking garage under the block, accessible through curb cuts 

on West Houston Street.  

 

Similar to the North Block, the South Block is also flanked on both the east and west sides by 

mapped but un-built portions of Mercer Street and LaGuardia Place. The Mercer Street Strip, 

located along the eastern edge of the South Block, contains a plaza area in front of the Coles 

Gymnasium entrance, a small playground (currently closed because of a sinkhole that renders 

it unsafe for use), and a privately operated dog run. The LaGuardia Place Strip, located along 

the western edge of the South Block, contains a community garden and Time Landscape, a 

fenced area with landscaping. Bleecker Street is a wide street, also as a result of the Urban 

Renewal Plan, and the sidewalk portion on the South Block contains several large planting 

beds. 

 

The “Loft” Blocks: 

To the north of the Superblocks is a six-block area referred to in these applications as the 

“Loft Blocks.” As discussed below, NYU proposes a commercial overlay zoning district in 

this area. The Loft Blocks are bounded by Mercer Street, West 4th Street, Washington 

Square East, University Place, and East 8th Street. The buildings in this area are 

characterized by high lot coverage loft-style buildings with high street walls. The Loft Blocks 

contain academic and institutional uses that house a large portion of NYU’s facilities, as well 

as some dormitory and non-NYU residential uses and a limited amount of ground-floor retail 

use.  

 

Area Description: 

The project site is located on the eastern edge of Greenwich Village. Greenwich Village is 
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characterized by a diversity of building types, ranging from townhouses to larger, loft-style 

buildings, The neighborhood holds a mix of predominantly residential and commercial uses, 

with active ground floor retail on many streets and fully commercial buildings on others, 

particularly the avenues. The project site is also directly to the north of SoHo and directly to 

the west of NoHo and the Broadway shopping corridor – two mixed use neighborhoods with 

significant commercial activity.  

 

The surrounding area contains a mix of institutional, residential and commercial uses. 

Immediately surrounding the Superblocks to the west and north are loft style buildings built 

historically for industrial use that range from 7 to 15 stories. To the east of the site, there is a 

mix of medium density residential buildings, largely between 4-10 stories, with active ground 

floor retail. The block immediately to the north of the site is part of the Urban Renewal Plan 

that facilitated the development of the project site and contains several mid-century, larger 

buildings, from 11 to 12 stories, developed and utilized by NYU. Houston Street, a wide 

east-west connector, forms the southern border of the site and has a wide diversity of 

buildings, ranging from 1-2 stories to 15 stories.  

 

NYU’s academic Core extends to the area around Washington Square Park and contains a 

wide variety of building types from historic townhouses along Washington Square North to 

newer, larger buildings along Bleecker and West 3rd streets west of LaGuardia Place, to 

previously industrial, loft-type buildings to the east of Washington Square. 

 

The area to the north of Washington Square Park is characterized by a mix of higher-density 

apartment and commercial buildings on the avenues, many greater than 15 stories, with 

lower-density residential buildings and townhouses on the midblocks. The area to the south 

of the park is characterized by medium-density residential buildings of 4 to 6 stories, with 

active ground-floor retail uses along many streets.  

 

The Broadway corridor to the east and the area around Astor Place and Cooper Square are 

characterized by a mix of commercial, institutional and residential use, and the primary 
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building type is the loft-style building, ranging from 7 to 14 stories tall. East of Broadway 

and north of Houston Street is NoHo, a mixed-use area containing a mix of uses and 

buildings of varied heights. To the south of Houston Street is SoHo, a primarily commercial 

and residential area typified by cast-iron loft buildings with ground-floor restaurants and 

retail. 

 

Public amenities in the area include Washington Square Park, a 9.75 acre public park that 

serves as a focal point for the surrounding community. Other major area institutions include 

Cooper Union. The Center for Architecture is located directly across the street from the 

project site. There are several historic districts located in the surrounding area, including the 

SoHo Cast Iron Historic District and Extension, the NoHo, NoHo East and NoHo Extension 

Historic Districts, and the Greenwich Village, Greenwich Village Extension II, Charlton-

King-Vandam and MacDougal-Sullivan Gardens Historic Districts. 

 

The project site is well served by mass transit. There are four subway stations within walking 

distance of the project site, including West Fourth Street (B/D/F/M/A/C trains); 

Broadway/Lafayette (B/D/F/M trains); Bleecker Street and Astor Place (6 train). The project 

site is additionally served by the M21 bus, which runs east/west along Houston Street. 

 

Zoning 

The Superblocks are zoned R7-2 with C1-5 commercial overlays along portions of 

LaGuardia Place, and the Loft Blocks are zoned R7-2, without any commercial overlays. 

 

A mix of commercial and residential zoning districts surround the NYU-owned properties 

proposed for expansion. Directly adjacent to the project site, residential districts include R6 

and R7-2, with some C1-5 commercial overlays. Adjacent commercial districts include C1-7, 

C6-2 (R8 equivalents) and C6-4 (an R10 equivalent). Directly to the south of the project area, 

SoHo, is zoned M1-5A. Other area commercial districts include C6-1, and C4-5 (R7 

equivalents). The NoHo/Broadway Corridor is zoned M1-5B. 
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For the existing zoning districts, the R7-2 district and its commercial district equivalents 

permit a residential FAR of 3.44 and a community facility (CF) FAR of 6.5, and the C1-5 

district permits a commercial FAR of 2. The R8 district and its commercial district 

equivalents permit a residential FAR of 6.02 and CF FAR of 6.5. The R6 district permits a 

residential FAR of 2.43 and a CF FAR of 6.5. The R10 district and its commercial district 

equivalents permit a residential and CF FAR of 10. The C1-7 district permits a commercial 

FAR of 2. The C4-5 district permits a commercial FAR of 3.4. The C6-1 and C6-2 districts 

permit a commercial FAR of 6. The C6-4 district permits a commercial FAR of 10. The M1-

5A district permits a manufacturing and commercial FAR of 5.0 and a CF FAR of 6.5.  

 

PROPOSED PROJECT: 

Over an anticipated period of 19 years, NYU is proposing to construct four new buildings 

including academic, residential, retail, hotel, dormitory and faculty housing, and public 

school uses containing a total of 1,114,000 square feet of zoning floor area (sf of zfa), and 

137,000 square feet of publicly accessible open space. The proposed programmatic 

breakdown would include approximately 423,000 sf of zfa of academic space, including 

classrooms, teaching facilities, and faculty offices; 351,000 sf of zfa of dormitories; 94,000 sf 

of zfa of faculty housing; 29,000 sf of zfa of retail uses; 138,000 sf of zfa for hotel and 

conference facilities; and 78,000 sf of zfa to be devoted to a public school. NYU proposes to 

make approximately 100,000 square feet of gross floor area – 78,000 sf of zoning floor area– 

available to the New York City School Construction Authority (“SCA”) for the development 

of a new public school. NYU would gift the space to the SCA and build its core and shell at 

SCA’s expense, should the DOE/SCA elect to establish a school at this location.  

 

The project would also facilitate the development of approximately 1,088,000 gsf of floor 

space below grade, to include classroom space, study space, a gymnasium, and mechanical 

space. A portion of this below grade space (approximately 185,000 gsf) would be located 

beneath the Strips, which would be mapped as park at grade and below to a lower limiting 

plane.  
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 Because the project is a long-term master planning proposal with a 19-year build out period, 

flexibility in the mix of uses is allowed to address the University’s changing needs over time.  

 

South Block 

On the South Block, the proposal would facilitate the development of two new buildings: the 

first is the Bleecker Building, located on the site of the existing Morton Williams 

supermarket at the northwest corner of the block. The second is the Zipper Building, located 

partially on a portion of the area currently occupied by Coles Gymnasium and partially on 

the Mercer Street Strip, which is proposed to be demapped and disposed of to NYU.  

 

Bleecker Building 

On the corner of Bleecker Street and LaGuardia Place, a new mixed-use building (“the 

Bleecker Building”) is proposed to replace the existing supermarket. The Bleecker Building 

would contain 124,443 square feet of zfa, including approximately 78,000 sf of zfa for a 

potential public school to be developed by the SCA in the base and 46,000 sf of zfa of 

dormitory use in a tower. The base would rise to 108’, and to 128’ to the top of the bulkhead. 

The dormitory tower would rise to a height of 178’, and to 208’ to the top of the bulkhead. 

Additionally, there is 64,000 sf of below grade floor space, in four levels, that would contain 

space for classroom facilities. In the event that the SCA does not elect to provide a public 

school at this location, the base would be utilized by NYU for additional academic space.  

 

Zipper Building 

The building is designed with a plinth that rises to 85’ and provides a streetwall. Six 

staggered tower components would be located on top of the plinth. The heights of the six 

towers proceeding from south to north are proposed as: 275 feet or 299 feet with bulkhead, 

128 feet or158 feet with bulkhead, 188 feet or 218 feet with bulkhead, 208 feet or 238 feet 

with bulkhead, 228 feet or 258 feet with bulkhead, and 168 feet or 198 feet with bulkhead. 

On the street level, on all four sides, retail, public and institutional programs with high levels 

of transparency are proposed.  
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The Zipper Building would contain 649,215 sf of zfa. The 4- to 5-story plinth would contain 

81,000 sf of zfa of academic uses, which NYU has identified for use by the Tisch School of 

Performing Arts and the Steinhardt School, and 29,000 sf of zfa of retail uses including a 

replacement grocery store for the existing Morton Williams supermarket. Above the plinth, 

different building segments would contain dormitory uses intended primarily for freshman, 

with approximately 306,000 sf of zfa. The tallest building segment, at the southeastern corner 

of West Houston and Mercer Street, would contain a university-affiliated hotel and 

conference facility, with approximately 138,000 sf of zfa, and faculty housing, with 

approximately 93,000 sf of zfa and approximately 93 units. Additionally, 254,000 sf of 

below grade floor space would be occupied by a new, state-of-the-art gymnasium.  

 

Open Space 

One of the central goals of the South Block landscape design is to make a visually 

transparent, but clear delineation between public and private spaces. Public access is 

concentrated along well-defined channels, signaling that the rest of the space is limited to 

residential use. In particular, the existing 5-foot wide pedestrian walkway along the western 

edge of Coles Gymnasium will be widened to 28 feet as Greene Street Walk, becoming a 

main north-south public pedestrian passageway. Amenities, including several retail 

storefronts, will activate the widened Greene Street Walk. Additionally, a new dog run, 

replacing one currently located on the Mercer Street Strip east of the Coles Gym, and a new 

toddler playground would have entrances off of the Greene Street Walk.  

 

To create a more pedestrian-friendly streetscape and to better integrate the South Block into 

the surrounding area, the proposal would modify some of the landscaping elements of the 

UV complex, including replacing tall fences with shorter ones and adding additional 

greenery and seating along Bleecker Street. A certificate of appropriateness was issued by the 

Landmarks Preservation Commission on July 27, 2011, for design approval of the site plan 

modifications. 

 

North Block: 
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Mercer and LaGuardia Buildings and Subsurface Space 

On the North Block, the proposal would allow for the development of two new buildings, 

located between the two existing WSV buildings. A primary goal of the new design is to 

complement the original composition and architecture of the ensemble by creating new 

buildings that highlight the existing forms. The new buildings would have curved forms 

designed to maximize access to light and air and to enhance physical and visual access to the 

new at-grade open space. 

 

The two new buildings would house classrooms on the first several levels with faculty offices 

located above. Among other potential schools, the Wagner School and Sociology 

Headquarters, which are currently in leased space, are planned to be relocated to the 

buildings. The Mercer Building, located on Mercer Street would be 14 stories (218 feet or 

248 feet with bulkhead) with 208,520 square feet of zoning floor area (sf of zfa). The 

LaGuardia Building, located on LaGuardia Place, would be 8 stories (128’ or 158’ with 

bulkhead) with 132,962 sf of zfa. The existing WSV buildings rise to a height of 17 stories 

(the northern most building is 156’ or 196’ with bulkhead and the southern-most building is 

162’ or 198’ with bulkhead). Approximately 770,000 square feet of gross floor area would be 

developed below grade in order to reduce the amount of bulk located above grade. This space 

would extend across the entire lot, underneath the proposed park and to the street line and is 

proposed to include at least 7 large auditoriums, over 40 classrooms, at least 15 performance 

and rehearsal spaces, a larger study annex, and mechanical space. Two light wells would be 

provided adjacent to the Mercer and LaGuardia Buildings in order to bring daylight to the 

below-grade space. 

 

Open Space 

A new public open space would be created throughout the site, between the old and new 

buildings, to provide approximately 2.7 acres of publicly-accessible open space with features 

such as a lawn, playground, and garden, as well as plantings and seating. Today, the existing 

interior block is accessible only through vehicular driveways and features a gated raised 

garden over a public parking garage. Under the proposal, the space would be brought to 
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grade and open to the public from 6am to 12am. One of the proposal’s key design objectives 

is to create a new central open space accessible from all street fronts.  

 

The open space on the site would serve a variety of active and passive uses. The proposed 

landscape plan includes the Tricycle Garden, designed to encourage small-scale passive and 

active activities that currently take place on the Mercer Playground; the Philosophy Garden, a 

space with a more intimate character, dense plantings, low tree canopy, and built-in and 

moveable seating; the Public Lawn, designed to serve as a less formal counterpoint to the 

surrounding gardens; and the LaGuardia Play Garden and WSV Play Garden, which would 

provide active recreation opportunities for a variety of age groups, replacing existing 

playgrounds on the site; and the Mercer and LaGuardia entry plaza areas, which create an 

open and highly visible entry to the open space with seating and clear pathways and view 

sheds. These spaces would function in conjunction with newly established parks on the Strips 

under a coordinated landscape design. The new public parks are not included in the Large 

Scale General Development but have been conceived of as integrated with the privately-

owned, publicly-accessible open space in the center of the block. 

 

The proposed design removes almost all automobile use from the interior of the block and 

levels the grade to make the space more usable by the public. Currently, there are two 

driveways that cut through the block to access the garage. In the proposal, entry to the garage 

would be consolidated into one driveway for ingress and egress, using an existing curb cut. 

The number of parking spaces would also be reduced. The existing garage has 670 spaces, 

389 of which are required. Once the North Block is redeveloped, only the required 389 

parking spaces, for WSV residents, would be provided. 

 

PHASING 

The development of the buildings proposed under the NYU Core application would take 

place over a number of years in different phases, with development generally occurring on 

the South Block first, followed by development on the North Block. This phased approach 

would result in construction being confined to discrete areas of the Superblocks during each 
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period, thereby localizing construction disturbance. The phased approach would also provide 

for the completion of upgraded and replacement public open spaces associated with the 

construction phases. 

 

The Zipper Building would be the first of the four permanent buildings to be constructed. In 

order to facilitate the construction of the Zipper Building, a temporary gym building would 

be constructed on the east side of the North Block prior to the demolition of the existing 

Coles Gymnasium. The temporary gym would accommodate a portion of NYU’s athletic 

facility needs until the new gym within the Zipper Building is complete and operational. This 

temporary gym would be accessed from Mercer Street. Modifications to the abutting area –

proposed to be mapped as public park– would be made to improve its usability and allow for 

access to the temporary gym. The temporary gym entry plaza would have seating, 

landscaping and bike racks. 

 

Once the temporary gym is complete, demolition of the Coles Gymnasium and construction 

of the Zipper Building would commence. The Zipper Building and adjacent open space areas 

would be completed together, providing for a new toddler playground, the Greene Street 

Walk, and planted areas along Bleecker Street. While it is anticipated that the Bleecker 

Building would begin construction after the Zipper Building, its timing would be determined 

according to whether the School Construction Authority (SCA) identifies a need for a public 

school in the building and commits capital funds to its construction. Upon completion of the 

Bleecker Building and adjacent landscape the development on the South Block would be 

complete. 

 

Construction to facilitate the below-grade floor area and LaGuardia and Mercer Buildings on 

the North Block would commence with relocation of the existing parking garage to the 

northeast portion of the block below grade. Once the parking garage is complete and 

operational, the Mercer Building and the remainder of the below-grade space east of former 

Wooster Street would be constructed. When completed, this project would provide new open 

spaces along Mercer Street and in the center of the site. Construction of the below grade 
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space under and west of former Wooster Street and the LaGuardia Building would then 

commence. Upon completion of the below grade space and the LaGuardia Building, the 

North Block would be complete along with the entirety of the open spaces, including the 

LaGuardia park, public lawn, Washington Square Village playground, and Philosophy 

garden. 

 

 

Requested Actions:  

In order to facilitate the project, four actions are required: 

 

1. Special Permit pursuant to Section 74-743 (C 120124 ZSM)  

The proposed Large Scale General Development would include the Northern Superblock and 

portions of the Southern Superblock, excluding the 505 LaGuardia Place zoning lot and 

including a 39-foot wide strip on Mercer Street that would be acquired by NYU pursuant to the 

related proposed demapping and disposition application. The Large Scale General Development 

would not include the City-owned Strips on the North Block. 

There are a number of special permits available to Large Scale General Developments that are 

proposed to facilitate this proposal. Proposed special permits pursuant to ZR 74-743 are as 

follows:  

a)  ZR 74-743(a)(1) To allow the distribution of floor area within a large scale 

general development without regard for zoning lot lines. This would permit the transfer 

of 19,214 square feet of zoning floor area from Zoning Lot 4, a midblock lot on the south 

side of Bleecker immediately to the west of the 505 LaGuardia zoning lot, to Zoning Lot 

3, which today contains the Morton Williams grocery store, and facilitate the construction 

of the Bleecker Street Building. 

b) ZR 74-743(a)(2): To allow the location of buildings without regard for the 

applicable court and height and setback (including rear yard) regulations applicable in 

C1-7 zoning districts. This special permit would allow for the proposed new buildings. In 
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R8 Districts and R8 equivalents, including C1-7, buildings are required to setback above 

a base height of 85’, or approximately 9 stories. Above that height, buildings on narrow 

streets continue to rise, governed by a sky exposure plane of 2.7 vertical feet to 1 

horizontal foot. Mercer Street, on the south block, would become a narrow street as the 

result of concurrent actions. On wide streets, the sky exposure plan is 5.6 vertical feet to 

1 horizontal foot. Bleecker and West Houston streets; and LaGuardia Place, on the south 

block, are wide streets. Mercer Street and LaGuardia Place, on the north block, are also 

wide streets and would continue to be considered wide streets as a result of actions. In R8 

district and their equivalents, 20-foot setbacks from rear yard lines are required for 

portions of buildings greater than 125 feet above yard level. This LSGD special permit 

requests the following waivers:  

 To waive the height and setback regulations otherwise applicable to allow 

portions of the proposed Mercer and LaGuardia, Bleecker, and Zipper buildings, 

as well as the existing Silver Tower 1 and WSV buildings to penetrate the 

required setback and sky exposure plane (ZR Sections 23-632, 33-432 and 35-23) 

 To waive the rear yard equivalent regulations for the Zipper Building (ZR Section 

23-532, 33-283) 

 To waive the rear yard regulations for the Bleecker Building (ZR Section 33-26) 

 To waive the minimum distance between buildings regulation for existing Silver 

Tower 2 and the Coles Gymnasium buildings (ZR Section 23-711) 

Zipper Building 

For the proposed Zipper Building, the requested height and setback waivers along Mercer Street 

and the rear yard equivalent waiver along Houston and Bleecker streets for the building and its 

bulkheads allow the bulk to be distributed in a manner that would locate the base of the building 

far enough away from the UV buildings to accommodate the new Greene Street walkway, 

mentioned above. The waivers would also allow for the creation of a street wall along Mercer, 

Bleecker and West Houston streets. Without the waivers, the bulk of the building would have to 
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be pulled back from Mercer Street because of height and setback regulations and pulled back 

from Houston and Bleecker streets because of rear yard equivalent regulations. The height and 

setback waivers would also allow for the Zipper’s variegated massing. The Zipper Building was 

designed with a series of sub-volumes that vary in height and are shifted east and west to break 

up the mass of the building and provide visual interest. The waivers are requested for the 

bulkhead portion of the buildings, as well as the inhabited portion of the building, so that the 

bulkheads can rise sheer from the parapet. Compliance with height and setback regulations 

would require the building to set back 20 feet from Mercer Street at a height of 85 ft or 6 stories, 

whichever is less, and to be located behind a sky exposure plane.  

Bleecker Building 

The Bleecker Building is proposed to accommodate two program types: a public school and 

dormitory. The public school would be located in the building’s base. The rear yard waiver 

would facilitate the large, regular floor plates that are desirable for classroom layouts. The 

dormitory mass is located along the LaGuardia frontage, and setback towards the interior of the 

block to provide the open space required for the school. The height and setback waivers allow 

for the volume to shift to LaGuardia Place and would preserve the perpendicular views from the 

north-facing windows of 505 LaGuardia Place. The waivers also take into account a proposed 

sheer rising bulkhead. Open, straight-on views from and across the center of UV were a key 

design feature of the original I.M. Pei design. 

Mercer and LaGuardia Buildings 

For the proposed Mercer and LaGuardia Buildings, on the North Block, height and setback 

waivers are requested to facilitate the placement of the buildings closer to the east and west 

edges of the block, allowing for a large publicly-accessible, pedestrian-oriented open space in the 

center of the block. The waivers are requested for the bulkhead portion of the buildings, as well 

as the inhabited portion of the building, so that the bulkheads can rise sheer from the parapet. 

The buildings would frame the central open space to reinforce its distinct identity. The concave 

shape facing the interior has been designed to reflect light onto the open space. Absent the 
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waivers, the buildings’ mass would have to be placed closer to the center of the block, which 

would make it difficult to create a central open space. 

Existing University Village and Washington Square Village Buildings 

The UV and WSV buildings were originally developed pursuant to alternative height and setback 

regulations. In order to use the alternative height and setback regulations all buildings on a 

zoning lot must use the same regulations. The new buildings, the Zipper Building and Mercer 

and LaGuardia Buildings, do not use the alternative height and setback regulations and therefore 

the existing buildings can no longer do so. When applying the otherwise applicable height and 

setback regulations to the UV and WSV buildings they become slightly non compliant. 

Therefore minor height and setback waivers are necessary for discrete locations on these 

buildings. 

Minimum Distance between Coles Gym and Silver Tower 2 (Temporary) 

When the existing Large-Scale Residential Development special permit was modified in 1979 to 

facilitate the development of the Coles Gymnasium, the Commission granted a waiver of the 

minimum distance between buildings regulation because the Coles Gymnasium building was 

located closer to the Silver Tower 2 building than would otherwise be allowed. Because this 

GLSD special permit would replace the previously granted Large Scale Residential Development 

special permit, it is necessary to replicate that waiver for the period that the Coles Gym remains 

on the site. While the building is proposed to be demolished and replaced with the Zipper 

Building, it would nevertheless exist for a period of time after the LSGD is approved and before 

it is demolished.  

 

Pursuant to ZR Section 11-42(c), NYU requests that the special permit be granted for an initial 

period of ten years, rather than four. The NYU Core project is a complicated multi-phased 

construction project; the initial special permit period of ten years is requested to provide 

flexibility with regard to vesting to account for unforeseen conditions.  

2. Zoning Map Amendment (C 120122 ZMM) 
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Zoning map amendments are required to facilitate the proposal. 

 

a) Rezoning of the Superblocks from an R7-2 district, with a C1-5 overlay along 

portions of the LaGuardia Place frontage of both blocks, to a C1-7 district. The proposed 

C1-7 district would allow for hotel and retail uses to be located in the Zipper Building 

and for limited ground-floor retail uses to be located throughout the North Block, 

pursuant to the LSGD. The proposed C1-7 district would also reduce the amount of 

required open space on both Superblocks in order to allow for the development of the 

four proposed buildings. The proposed zoning district would have the same Community 

Facility FAR as the existing zoning district. It would have an FAR of 2.0 for commercial 

Uses, whereas the existing zoning allows for 2.0 FAR for commercial uses only in small 

areas, along LaGuardia Place. The proposed zoning district would increase the residential 

FAR from 3.44 to 6.02. However, since there is no new residential use in the proposal 

(the faculty housing units are accessory to Use Group 3 Community Facility), NYU 

would not benefit from the higher residential density.  

 

Commercial districts are mapped to the east and an existing C1-7 district is located along 

8th Street and University Place to the north. The C1-7 district, which permits residential 

use at an R8 equivalent, would be similar to the C6-2 district directly across the street to 

the east (also an R8 equivalent), but would not allow for certain commercial uses such as 

big-box retail. 

 

b) Rezoning of the Loft Blocks from R7-2 to R7-2 with a C1-5 overlay. NYU 

proposes to map a C1-5 overlay on the approximately 6-block area bounded by Mercer 

Street, West 4th Street, Washington Square East, University Place, and the northern 

boundary of the existing R7-2 district just south of East 8th Street. The area is currently 

zoned R7-2, which does not allow for new ground-floor retail uses. The area 

encompasses 26 lots in full. NYU owns 22 of the 26 lots.11 already contain pre-existing 

nonconforming retail uses. The rezoning would allow the remaining 15 lots to convert 

their ground floors to retail use. The proposed C1-5 overlay would allow ground-floor 
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space in existing buildings to be converted to neighborhood retail use, such as a coffee 

shop, small clothing store, bakery or bookstore.  

 

c) Regularizing Zoning Map on Mercer Street As a result of the demapping and 

disposition of portions of Mercer Street as proposed in the Mapping Application, NYU is 

also proposing to relocate the zoning district boundary that runs along Mercer Street to 

the east so that the boundary line remains in the centerline of the newly-narrowed street. 

Because streets are not developable and do not generate development rights, this rezoning 

has no practical effect other than regularizing the zoning map.  

 

3.  City Map Change (C 120077 MMM) 

Mercer Street and LaGuardia Place were widened to connect to the planned but never-built 

Lower Manhattan Expressway (LOMEX) along Houston Street. The mapped street was 

enlarged, but the street beds were never widened. As a result, the Superblocks are flanked by 

the Strips-- large, sometimes landscaped, sidewalk extensions in City ownership. The 

proposed project seeks to integrate the Strips into the overall site plan and proposes several 

mapping actions. 

 

 The elimination, discontinuance, and closing of the eastern 50 foot portion of LaGuardia 

Place and the western 39 foot portion of Mercer Street between Bleecker Street and West 

Third Street. Easements would be disposed of to NYU over the demapped streets to 

permit construction of and access to the NYU Buildings.  

 The establishment of a park on the eastern 50 foot portion of LaGuardia Place and the 

western 39 foot portion of Mercer Street between Bleecker Street and West 3
rd

 Street 

above lower limiting planes, subject to certain easements granted to NYU. The volume of 

demapped streets beneath the limiting planes would be disposed of to NYU to facilitate 

the creation of subsurface academic space for the university. 

 The narrowing, by elimination, discontinuance and closing, of the western 39 foot portion 

of Mercer Street between West Houston Street and Bleecker Street, to facilitate the 
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construction of the Zipper Building as well the subsurface academic space for the 

University. 

 To facilitate NYU’s access to the recently constructed cogeneration plant and preserve 

the related at-grade plaza improvements, the narrowing, by elimination, discontinuance 

and closing, of the western 21
 
feet of Mercer Street between West 3

rd
 and 4

th
 street and a 

slightly larger area encompassing the existing co-generation plant below an upper 

limiting plane at 30 feet above the Manhattan datum, to be disposed of to NYU. The 

cogeneration plant is currently operated by NYU under a DOT revocable consent. 

 

 

4.  Zoning Text Amendment (N 120123 ZRM) 

In order to allow for the formation of the LSGD following disposition of City-owned property to 

NYU authorized under the Mapping Application, a text amendment is required.  

 

a) A zoning text amendment pursuant to ZR 74-742(b) is proposed. This proposed 

action would amend the zoning text of the Zoning Resolution to provide an exception to 

the ownership requirements of ZR Section 74-742, which requires that the entire area of 

the LSGD be under the control of the applicant at the time of application for a LSGD 

special permit. Under the existing zoning text, an applicant is allowed to apply for a 

special permit without having ownership or control of the entire area of the LSGD only if 

it is to be developed or enlarged through assemblage by a government agency, or its 

agent, having the power of condemnation. As proposed, the zoning text would be 

amended to allow for LSGDs within the former Washington Square South Urban 

Renewal Area that do not meet the otherwise applicable ownership requirements, with 

respect to property then under city ownership. Because the approximately 39-foot wide 

strip on the Mercer Street side of the South Block proposed for inclusion in the LSGD is 

currently owned by the city, this text amendment is necessary to permit NYU to make an 

application for the proposed LSGD. The strip is proposed for transfer to NYU pursuant to 

the demapping action proposed in the related Mapping Application. 
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b) A zoning text amendment pursuant to ZR 74-743(a) is proposed. The proposed 

text amendment provides that the proposed park boundary on the east (along Mercer 

Street) and west sides (along LaGuardia Place) of the North Block would be treated as 

wide street lines for the purposes of applying all use and bulk regulations. Currently the 

WSV buildings have legal windows that face out onto Mercer Street and LaGuardia 

Place. Mapping the Mercer Street and LaGuardia Place strips as parkland would cause 

the WSV buildings’ legal windows to face out onto side lot lines rather than street lines. 

Consequently the east and west facing windows of the WSV buildings would become 

noncompliant with regard to the minimum distance required between a legally-required 

window and a side lot line. The proposed text change would continue to treat the lot line 

upon which the legally required windows face upon as streets, and therefore these 

windows would remain in compliance. Treating the park boundary as wide street lines 

(and consequently as front lot lines), as facilitated by the proposed text amendment, 

would maintain the status quo. 

 

ENVIRONMENTAL REVIEW 

The application (C 120124 ZSM), in conjunction with the application for the related actions (C 

120122 ZMM, C 120077 MMM, and N 120123 ZRM), 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 11DCP121M. The lead is the City Planning 

Commission. 

 

It was determined that the proposed actions (the “Proposed Actions”) may have a significant 

effect on the environment. A Positive Declaration was issued on April 22, 2011, and distributed, 

published and filed, and the applicant was asked to prepare a Draft Environmental Impact 

Statement (DEIS). Together with the Positive Declaration, a Draft Scope of Work for the DEIS 

was issued on April 22, 2011. A public scoping meeting was held on the Draft Scope of Work on 

May 24, 2011, and comments were accepted by the lead agency through June 6, 2011. A Final 
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Scope of Work for the DEIS, reflecting the comments made during the scoping, was issued on 

December 30, 2011. 

 

The applicant prepared a DEIS and a Notice of Completion for the DEIS was issued on 

December 30, 2011. On April 25, 2012, a joint public hearing was held on the DEIS pursuant to 

SEQRA regulations and CEQR procedures in conjunction with the Uniform Land Use Review 

Procedure (ULURP) applications. A Final Environmental Impact Statement (FEIS) was 

completed and a Notice of Completion for the FEIS was issued on May 25, 2012.  

 

As discussed in detail in the Consideration section of this report, the City Planning Commission 

has determined to make certain modifications to the proposed project. A number of those 

modifications were analyzed in Chapter 26, “Potential Modifications under Consideration by the 

CPC,” of the FEIS (the “Potential CPC Modifications”). The Potential CPC Modifications as 

analyzed in the FEIS consisted of eliminating the temporary gymnasium building, reducing the 

size of two of the Project Buildings, eliminating the proposed hotel and conference center use in 

the Zipper Building, changing the order of construction on the North Block (so that the 

LaGuardia Building is built before the Mercer Building), eliminating below-grade development 

below the mapped rights-of-way of Mercer Street and LaGuardia Place on the North Block, 

eliminating the proposed rezoning in the Commercial Overlay Area, and making certain related 

design changes. 

 

The FEIS analysis of the proposed project as modified with the Potential CPC Modifications 

identified significant adverse impacts in the areas of shadows, historic and cultural resources 

(architectural), transportation (traffic, transit, and pedestrians), and construction-related 

transportation, noise and open space. Details on these impacts and measures to minimize or 

eliminate these impacts, where feasible and practicable, are described below.  

 

Shadows 

In Phase 1 (i.e., full build out of the South Block by 2021), the Potential CPC 

Modifications would result in significant adverse impacts with respect to shadows on the 

LaGuardia Corner Gardens from the proposed Bleecker Building. An assessment of 
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potential relocation sites was undertaken; however, the assessment was not able to 

identify a feasible relocation site. In order to address the possibility that new relocation 

sites may exist at a later date, prior to construction of the Bleecker Building, the 

Restrictive Declaration will require NYU to notify the City at a date certain prior to 

construction start, allowing the City to conduct a new assessment of whether there are 

any relocation sites that meet the necessary criteria. In the event that a relocation site is 

identified, NYU will assume the costs of relocation, including any necessary site 

preparation for use as a community garden. However, with the elimination of the 

proposed NYU dormitory (above the proposed public school in the Bleecker Building), 

the cost of the mitigation with respect to the LaGuardia Corner Gardens would be borne 

by the City of New York, rather than NYU, if the Bleecker Building is constructed as a 

public school with below grade NYU academic facilities. In the absence of the relocation 

of facilities under this procedure, the significant adverse shadow impacts on the 

LaGuardia Corner Gardens would only be partially mitigated by the planting of shade-

tolerant species in coordination with support for monitoring and maintenance by NYU.  

In Phase 2 (i.e., full build out of both the South and North Blocks by 2031), shadowing 

from the proposed Bleecker Building with the Potential CPC modifications would not 

constitute a significant adverse shadows impact under CEQR methodologies, because the 

future no-build building (which could occur as of 2021 upon expiration of the deed 

restrictions, as described in Chapter 1, “Project Description” of the FEIS, with the 

redevelopment of the Morton Williams supermarket), would be taller than the Bleecker 

Building with the Potential CPC Modifications, and therefore no shadow mitigation 

would be required. Nonetheless, if the Bleecker Building under the Potential CPC 

Modifications were to be constructed in Phase 2, and should NYU academic space be 

constructed instead of a public school, NYU has agreed to implement the same measures 

proposed above as partial mitigation.  

Historic and Cultural Resources - Architectural 

The Potential CPC Modifications would result in significant adverse impacts on one 

architectural resource, Washington Square Village (S/NR-eligible). Measures to 

minimize or partially mitigate significant adverse impacts to Washington Square Village 

would be implemented by NYU in consultation the NYS Office of Parks, Recreation and 

Historic Preservation (OPRHP) and have been set forth in a Letter of Resolution (LOR) 

among the applicant, OPRHP, and Dormitory Authority of the State of New York 

(DASNY). Mitigation measures to be implemented by NYU include the following: a) 

preparation of HABS Level II documentation which would include photographic 

documentation, historic plans, and an accompanying historical narrative; b) a scaled 

landscaping plan documenting the existing Sasaki Garden that shall include the existing 

flora species and their locations, as well as the existing walking paths and original garden 

features; c) consult with OPRHP with respect to the redevelopment of the residential 

buildings at Washington Square Village’s north and south buildings as design plans 

proceed; d) consult with OPRHP regarding the proposed new construction on the North 

Block; e) prior to construction of the proposed project, and in consultation with OPRHP 

and the New York City Landmarks Preservation Commission (LPC), develop and 

implement Construction Protection Plans (CPPs) for University Village, Washington 
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Square Village, and Shimkin Hall; and, f) include one or more plaques or historic 

markers providing a historical interpretation of the Sasaki Garden and Washington 

Square Village in its modifications to the North Block. 

Transportation – Traffic 

The traffic impact analysis indicates that by 2021, there would be the potential for 

significant adverse impacts at one intersection during the weekday AM peak hour, two 

intersections during the weekday midday peak hour, and one intersection during the 

weekday PM peak hour. By 2031, significant adverse traffic impacts were identified for 

two intersections during the weekday AM peak hour; two intersections during the 

weekday midday peak hour; and three intersections during the weekday PM peak hour. 

Measures to fully mitigate these traffic impacts include adjustments to signal timings, 

removing parking spaces to create turning lanes and adjusting widths of certain moving 

lanes as specified below. 

West Houston Street and LaGuardia Place/West Broadway 

For midday peak hour in 2021, shift one second of green time from the east-bound/west-

bound phase to the north-bound/south-bound phase.  

For midday peak hour in 2031, shift one second of green time from the east-bound/west-

bound phase to the north-bound/south-bound phase and one second of green time from 

the exclusive west-bound phase to the north-bound/south-bound phase. 

Bleecker Street and Mercer Street 

For AM, midday, and PM peak hours in 2021, eliminate four to five alternate side 

parking spaces on the south side of Bleecker Street on the east-bound approach, install 

No Standing Anytime sign approximately one hundred feet from the intersection, and 

paint transitional striping on the pavement. 

For AM, midday, and PM peak hours in 2031, eliminate four to five alternate side 

parking spaces on the south side of Bleecker Street on the east-bound approach, install 

No Standing Anytime sign approximately one hundred feet from the intersection, and 

paint transitional striping on the pavement. In addition for the PM peak hour, shift three 

seconds of green time from the south-bound phase to the east-bound phase. 

West Houston Street and Sixth Avenue 

For PM peak hour in 2031, shift one second of green time from the north-bound phase to 

the west-bound phase. 

Bleecker Street and LaGuardia Place 

For AM peak hour in 2031, shift two seconds of green time from the north-bound/south-

bound phase to the east-bound phase. 

West Houston Street and Mercer Street 

For PM peak hour in 2031, shift one second of green time from the east-bound/west-

bound phase to the south-bound phase. 

Transportation – Pedestrians 



29 C 120124 ZSM 

With the Potential CPC Modifications, there would not be any significant adverse 

pedestrian impacts upon completion of the Phase 1 build-out in 2021. For the project’s 

full build-out in 2031, only the west crosswalk at the Washington Square East and West 

4th Street intersection would be significantly impacted. Widening (by 1.5 feet) and 

restriping the west crosswalk at Washington Square East and West 4th Street would fully 

mitigate the projected significant adverse crosswalk impact at this location. 

In order to verify the need and effectiveness of the proposed traffic and pedestrian 

mitigation measures identified above, NYU will develop and conduct a detailed Traffic 

Monitoring Program (TMP) prior to actual implementation of the full build out mitigation 

measures to determine whether actual future Build conditions have, in fact, resulted in 

significant traffic impacts and verify the need for mitigation measures identified or 

recommend other similar measures deemed necessary. NYU will be responsible for all 

costs associated with the monitoring effort as well as the design and construction of any 

or all mitigation measures. 

Transportation – Transit 

Significant adverse transit impacts are anticipated to occur at two subway station 

stairways at Broadway/Lafayette Street Station (northeast stairway during the weekday 

PM peak period) and West 4th Street Station (northeast stairway during the weekday PM 

Peak period). The impact to the stairway at Broadway/Lafayette Street Station could 

occur by 2021; however, the stairway impact at West 4th Street Station would occur only 

by 2031. To mitigate the impacts at these two stairways, the stairways would be widened 

to an effective width of ninety (90) inches from their current widths.  

The analysis conducted determined that the potential for significant adverse impacts was 

based on an analysis framework that maximizes the potential for impacts to the subway 

station stairways. It is possible that the actual built program will contain a mix of uses 

with lower transit demand, and therefore would have less potential to adversely affect 

these subway stairways. Accordingly, prior to implementation of the required stairway 

mitigation, NYU may undertake a study to determine whether the required mitigation 

would be unwarranted based on the then anticipated built program and service conditions 

in 2021 and 2031. NYU, in coordination with the Metropolitan Transportation Authority 

(MTA) New York City Transit (NYCT), would implement the required subway stairway 

mitigation measures unless DCP, in consultation with the MTA NYCT, determines based 

on its review of the study that the required mitigation is unwarranted. 

Transportation – Mitigation Implementation 

The development of the Potential CPC Modifications would span approximately twenty 

years and include various components that would be completed and occupied prior to the 

2021 and 2031 milestones. An “interim impact assessment” was conducted to determine, 

among those identified for Phase 1 and Phase 2 project completion, the impacts that 

would occur prior to these milestones and the mitigation measures that could be advanced 

to address these impacts. Based on this interim assessment, the Restrictive Declaration 

will specific which of the identified transportation mitigation measures are to 

implemented prior to occupation of each of the four proposed buildings. 
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Construction – Transportation 

The potential traffic impacts during peak Phase 2 construction (2029) would be within 

the envelope of significant adverse impacts identified for the 2031 Build condition and 

can be addressed with the same set of traffic mitigation measures developed for the 

Potential CPC Modifications’ full build-out as described above. 

For Phase 2 construction, the combination of the peak Phase 2 construction worker 

pedestrian trips and those generated by the completed Phase 1 and portions of the Phase 2 

projects during the commuter peak hours may result in comparable significant adverse 

impacts at the west crosswalk at Washington Square East and West 4th Street described 

for the completed project under the Potential CPC Modifications and can be addressed 

with the same mitigation measure recommended for the Potential CPC Modifications’ 

full build-out as described above. 

For Phase 2 construction, the combination of the peak Phase 2 construction worker 

subway trips and those generated by the completed Phase 1 and portions of the Phase 2 

projects during the commuter peak hours would result in comparable significant adverse 

impacts to the subway station elements described for the completed project under the 

Potential CPC Modifications and can be addressed with the same mitigation measures 

recommended for the Potential CPC Modifications’ full build-out as described above. 

Construction – Noise 

Significant construction noise impacts are predicted to occur for two or more consecutive 

years at 45 of the 110 analyzed receptor sites which includes: Washington Square Village 

1 & 2 residential buildings (south, west and east facades); Washington Square Village 3 

& 4 (all facades); Silver Towers I & II (east and south facades); sensitive receptor 

buildings located at 500, 506, 510, 520, & 530 LaGuardia Place (east facades); sensitive 

receptor buildings located at 246, 200, & 158 Mercer Street (west facades); 81 Bleecker 

Street (west and south facades); 18 West Houston (west facade); and, 25 Mercer Street 

(east facade). In addition, noise levels at on-site open space locations adjacent to where 

construction activities would take place would exceed the impact criteria threshold. 

In order to improve building window/wall attenuation, windows at the NYU-owned 

Washington Square Village and Silver Tower buildings would be re-caulked and storm 

windows would be offered. For the Washington Square Village buildings, NYU would 

offer to insulate/seal existing air conditioning units and provide an interior cover that 

improves the sound attenuation of the through-the-wall air conditions units, or NYU 

would offer to provide new air conditioning units. For the Silver Tower buildings, NYU 

would offer to replace existing packaged terminal air conditioner (PTAC) units with 

high-attenuation PTAC units installed to fit properly/snugly in the PTAC sleeve. 

However, these measures would not be sufficient to result in the window/wall attenuation 

needed to fully mitigate project impacts. 

At locations on non-NYU buildings where significant noise impacts are predicted to 

occur, absent the development of additional measures to mitigate project-related 

construction noise, NYU would offer to provide storm windows and /or window air 

conditioning units for buildings without double-glazed windows and/or alternative 
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ventilation to mitigate project-related construction noise impacts. 

With regard to the residential terrace locations in close proximity to the Proposed 

Development Area (Washington Square Village 1-4, 566 LaGuardia Place, and 214 

Mercer Street), significant construction noise impacts are predicted to occur. No feasible 

mitigation measures have been identified that could be implemented to eliminate the 

significant noise impacts at these terraces.  

Absent the implementation of additional mitigation measures which result in lower noise 

levels, the Proposed Actions would have significant adverse construction noise impacts 

that are not fully mitigated at a number of locations identified above. 

Construction – Open Space 

The Potential CPC Modifications would result in significant adverse direct open space 

impacts to LaGuardia Corner Gardens due to displacement and/or loss of significant 

utility of this resource during construction of the Proposed Bleecker Building; and, to 

other nearby open spaces (e.g., Mercer Playground, Washington Square Village Elevated 

Garden, and Silver Tower Oak Grove) due to construction noise. In addition, temporary 

significant adverse indirect open space impacts within the residential study area would 

occur during a portion of second phase of construction.  

Potential mitigation measures to address the displacement and/or loss of utility of the 

LaGuardia Corner Gardens could include temporary relocation of the resource, 

alternatives to a standard plywood construction shed, “grow lights” under the 

construction sheds, and/or performing garden maintenance outside of construction hours. 

However, the feasibility and effectiveness of these non-standard methods is uncertain, 

given the need to ensure worker and resident safety while meeting building code 

requirements. In addition, these potential measures would only serve as partial mitigation 

of the construction impact to the LaGuardia Corner Gardens. 

While the construction significant adverse impacts would be temporary in nature because 

upon completion of the Bleecker Building, the community garden could be restored, the 

LaGuardia Corner Gardens would be significantly impacted by the shadows resulting 

from the proposed Bleecker Building. Accordingly, as detailed in Shadows above, prior 

to commencement of construction of the Bleecker Building, a further assessment of 

permanent relocation opportunities for the LaGuardia Corner Gardens will be conducted 

and, if an appropriate relocation site is identified, NYU will assume responsibility for the 

costs of a relocation. 

No practical and feasible mitigation measures have been identified that could be 

implemented to reduce construction noise impacts on nearby open spaces.  

With respect to the temporary significant adverse construction-period indirect open space 

impact, it has been determined that it would be feasible to partially mitigate this 

temporary impact through a financial contribution by NYU equal to the installation costs 

attributable to Adrienne’s Garden, the play area that would be displaced during the 

LaGuardia Building construction period. These funds would be applied by the 

Department of Parks and Recreation (DPR) to improvements at the Mercer Playground 

and/or Washington Square Park playgrounds prior to commencement of the proposed 
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LaGuardia Building construction. In addition, NYU would commit to funding the 

stationing of a DPR seasonal playground associate at Washington Square Park for six 

months of the year, during the duration of the period in which the LaGuardia Building 

construction would result in a significant adverse open space impact. 

 

On June 4, 2012, a Technical Memorandum was issued which analyzes certain further proposed 

modifications to the Proposed Actions, which are in addition to those analyzed in Chapter 26, 

“Potential Modifications under Consideration by the CPC,” of the FEIS. The Technical 

Memorandum concludes that these proposed modifications would not result in any new or 

different significant adverse impacts than those identified for the Potential CPC Modifications.  

 

 

UNIFORM LAND USE REVIEW 

This application (C 120124 ZSM), in conjunction with the application for the related actions, (C 

120077 MMM and C 120122 ZMM) was certified as complete by the Department of City 

Planning on January 3, 2012, and was duly referred to Community Board 2 and the Borough 

President, in accordance with Title 62 of the Rules of the City of New York, Section 2-

02(b),along with the related non-ULURP application (N 120122 ZRM), which was referred for 

review and comment. 

 

Community Board Public Hearing 

Community Board 2 held a public hearing on this application on February 23, 2012,and on that 

date, by a unanimous vote of 40 to 0, adopted a resolution recommending disapproval,, on this 

and the related applications. The recommendation reflected the CB’s concerns regarding several 

aspects of the proposal, including: density, open space, and construction. The full 

recommendation is attached. 

 

Borough President Recommendation 

This application (C 120124 ZSM) was considered by the President of the Borough of Manhattan, 

who issued a recommendation for approval of this and the related applications on April 11, 2012, 

subject to the following conditions: 
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1. Reduce the total floor area of the proposed construction by approximately 

370,000 SF through the following measures: 

(a) Withdraw the application to develop 185,000 square feet below the 

public parks proposed on WSV; 

(b) Eliminate 85,000 gsf from the Mercer and LaGuardia 

Boomerang buildings and limit the height of the Mercer Building to no 

more than 162 feet;  

(c) Eliminate the approximately 55,000 square feet of dormitory space on 

top of the public school; 

(d) Remove one level of the basement below the school to equal 

approximately 10,000 square feet; 

(e) Eliminate the 20,700 SF Temporary Gym from the proposal; 

(f) Eliminate approximately 15,000 square feet from the northeast section 

of the Zipper Building along the Mercer Street frontage to create an 

additional 15 feet of separation between the Zipper Building and the 

residential buildings along the east side of Mercer Street; 

2. Provide 100,000 gsf for a public school; 

3. Delay the construction of the Mercer Building until after the LaGuardia 

Boomerang to reduce construction impacts for residents along Mercer Street; 

4. Preserve the Key Park playground until construction commences on the Mercer 

Boomerang; 

5. Maintain equal or more playground space throughout the development period; 

6. Support efforts to keep the name “Adrienne’s Garden” associated with the 

future garden/playground locations along LaGuardia Place; 

7. Preserve the Mercer Plaza above the Cogeneration Plant as a public open space; 

8. Mitigate construction impacts including impacts on air quality, dust, and noise, 

and provide mitigation for apartments with single-pane windows within the 

project affected area mostly in WSV and Silver Towers; 

9. Limit construction start times from 8:00 a.m. to 4:30 p.m., limit weekend 

activity, and hire an independent monitor to ensure compliance with these 
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mitigations; 

10. Not include “eating and drinking establishments” where 80% of their 

projected revenue is derived from alcoholic beverages to limit the proliferation of 

bars in the Commercial Overlay Area. 

 

The recommendation further suggests that the applicant continue to explore the necessity 

of the hotel use; redesign the Boomerang Buildings to increase access into the central 

open space; redesign the central open space; and reduce the potential impacts of the 

Commercial Overlay Area in the “loft” blocks. The recommendation is attached. 

 

City Planning Commission Public Hearing 

On April 11, 2012 (Calendar No. 5), the City Planning Commission scheduled April 25, 2012, 

for a public hearing on this application (C 120124 ZSM). The hearing was duly held on April 25, 

2012 (Calendar No. 17) in conjunction with the public hearing on the applications for related 

actions. A total of 115 speakers testified at the hearing. Of the total speakers, 47 testified in favor 

and 68 testified against the proposal.  

 

The President of the University described the university and community concerns that led to the 

NYU 2031 plan and spoke about the desire for a master planning process that was responsive to 

the community while meeting NYU’s needs. He described the way that NYU had considered 

which uses needed to be located at the Core Campus and which could be located outside of the 

Core, in satellite campuses, describing specifically NYU’s efforts in Downtown Brooklyn. He 

further spoke about the need to decompress the existing facilities and stated that other peer 

institutions in urban settings, such as Columbia, have at least 50% more space per student than 

NYU. 

 

The second speaker reiterated these comments and spoke about the limitations of existing, 

historic buildings, noting that there is a particular need for new, modern space that cannot be 

accommodated in retrofitted buildings. She described several key areas which need more space, 

including science and research for the College of Arts and Science, the performing arts facilities 
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for the Tisch School of the Arts, the Wagner, Gallatin, and Steinhardt Schools. She also stated 

that some of NYU’s need would develop over the next 20 years, as new research areas emerge. 

She spoke about the critical importance of underground space, which alleviates density above 

grade and can be used for a variety of programs, such as auditoriums, practice rooms, and study 

space. She also spoke about the problems associated with leased space, which accounts for 16% 

of NYU’s current holdings in the Core. She stated that one of the project’s objectives is to 

replace the leased space. 

 

The third speaker was the project architect. He spoke about the history of the site and how the 

project seeks to integrate the available open space into a cohesive plan, expanding and clarifying 

the public realm while fulfilling NYU's need to expand within its own footprint. He spoke to the 

site planning objectives of bringing significant space underground, of providing open and 

welcoming at grade open space, and of sculpting the buildings so that they work in concert with 

the open space and provide the maximum amount of natural light to the site. He explained that 

the density is distributed across the site so as to be sensitive to the surrounding context with 

smaller buildings west of the site and larger, loft style buildings east of the site. He also spoke 

about the need for the light wells at the Mercer and LaGuardia Buildings, stating that the intent is 

to bring daylight down to the extensive below-grade space at a location which can serve as a 

central organizing point for surrounding classroom spaces . He explained that day lighting would 

improve the quality of the underground space, making the space more viable and, in turn, 

alleviate pressure for density above ground. 

 

The fourth speaker, the project’s landscape architect, described how the project would create 

significant public space that respond to pedestrian paths. He noted that the plan removes 

vehicular access from the north block and that both blocks offer a diversity of landscapes that 

can serve the site’s many users. 

 

The fifth speaker described the zoning actions being requested. He also specified that the 

rezoning proposal on the superblocks, from R7-2 to C1-7, would allow for the 505 LaGuardia 

Building to be compliant with zoning on its own zoning lot . The building is not proposed to be a 
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part of the large scale development plan. 

 

The sixth speaker reviewed the Borough President’s recommendations and described their 

physical implications for the proposal. The seventh speaker spoke to the community outreach 

that had been undertaken from the University, stating that the length and breadth of that effort, 

starting in 2006, was considerable. The eighth speaker answered questions about the Draft 

Environmental Impact Statement and described the measures that NYU has committed to 

undertake in order to minimize adverse construction impacts. 

 

The ninth speaker introduced additional written testimony in support of the project from 44 

members of faculty, staff and students and alumni; six local Village businesses; the Manhattan 

Chamber of Commerce; the Regional Plan Association; ABNY; David Scorton, President of 

Cornell; and others, stating that they had had to leave the hearing due to time constraints. 

 

The tenth speaker spoke about programmatic need, summarizing comments heard throughout the 

hearing from the deans and faculty. She also spoke about the shortcomings of NYU’s previous 

policy of building opportunistically in the neighborhood and acknowledged that this approach 

had created considerable problems for community relations, in both Community District 2 but 

also 3. She said that the proposal represented a way of accommodating the University’s need 

more sensitively and noted that, even before starting the ULURP process, the proposal was 

changed to reflect community concerns, by moving the LaGuardia and Mercer Buildings off of 

the DOT owned strips and proposing to map those strips as parkland. The speaker stated that the 

project was critical to fulfilling NYU’s needs and that the proposal would not contain all of the 

need outlined by the deans at the hearing. She said that the University has tried to temper its 

growth with sensitivity to the community and the surrounding context. 

 

The applicants addressed a number of questions raised during the public review process, with the 

following statements:  

 

 In response to questions about the effects upon NYU of reductions to the scope of the 
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proposal, NYU stated that it is attempting to fulfill most of its programmatic need on land 

it currently owns, on the Superblocks. If the plan is significantly reduced, the need for 

space at the Core will still exist and the University will seek other opportunities for 

growth in the neighborhood, much as it has in the past. 

 The applicant described how student housing, especially for freshman, helps to build 

community, and is especially important in a large institution, like NYU, with many 

different schools.  

 Faculty housing, proximate to the core, is critical for the University for recruitment of 

faculty. The high cost of housing in New York deters talented faculty and offering 

housing allows NYU to be competitive with peer institutions. Further, that housing needs 

to be proximate to the Core to allow for faculty to more fully engage in university life.  

 The proposed hotel would serve the various conferences run by NYU and other visitors at 

the University but would be available for use by the public to the extent not needed for 

University-related purposes. 

 In response to comments that the first phase of the project brings on little academic space, 

NYU stated that in the next decade, it plans to meet much of its academic space needs at 

the Core by repurposing, for academic use, space currently occupied by administrative 

and other non-academic activities that do not need to be located in the Core. In the first 

phase, the Superblocks will accommodate specialized needs that need be located in new, 

modern space. 

 The applicant clarified that SCA would have until 2025 to decide whether to build on the 

Bleecker Street Site and, after that, the site would revert to NYU for academic purposes. 

 With regard to the bulkhead envelopes for the Mercer and LaGuardia buildings, the 

applicant stated that their large size is proposed to allow for future flexibility for 

mechanical equipment but that the actual bulkheads, once fully designed, could be 

smaller than the proposed envelopes allow.  

 The proposed parking garage on the north block would provide the 389 required 

accessory spaces on the site today but would eliminate 281 public parking spaces. The 

applicant spoke about the analysis of displaced parking spaces, noting that there would be 

adequate parking within a half mile of the project site –the vast majority of which would 
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be within a quarter mile – to replace the 281 spaces that would be lost from the North 

Block. 

 Responding to community criticisms of the open space analysis performed as a part of the 

DEIS, the applicant described the CEQR criteria for determining what space is public and 

stated that, as a result, space that isn’t required to be open to the public is not counted as 

public in the quantitative analysis. The applicant also noted that the DEIS contains an 

exhaustive qualitative open space analysis that analyzes open spaces individually. 

 The applicant clarified that the proposed commercial overlay for the loft blocks was an 

attempt to address past community concerns that NYU facilities were unwelcoming at the 

ground level. Ground floor retail, with higher levels of transparency, is meant to enliven 

the street. However, the applicant stated that the proposal for commercial overlay is not 

crucial to the academic plan. 

 The applicant is prepared to consider maintenance and management structures that can 

serve to make the open space feel more open to the public.  

 In response to testimony, the applicant clarified its policy concerning the combining of 

WSV apartments, stating that a number of the units are studios and one-bedroom 

apartments and that, given the need to provide NYU faculty with larger apartments, it 

holds units vacant until they can be merged with adjacent units. 

 The applicant confirmed that the lease terms for the 505 LaGuardia building will be reset 

in 2014 and that NYU intends to negotiate a new lease that would allow that development 

to remain affordable. 

 

Other speakers in support of the proposal included a representative from the Borough President’s 

Office, who stated that universities are critical to the development of a city and that the Borough 

President’s recommendations sought to strike balance to ensure that development is 

appropriately scaled. He reiterated the Borough President’s recommendations. 

 

NYU trustees, faculty, deans, students, and alumni spoke in favor of the project, addressing the 

value of the university in the neighborhood as well as the intense need for new facilities. The 

Dean of Tisch School of Arts spoke of the need for specialized performance space and the 

unsuccessful efforts to locate it elsewhere. Faculty of the Stern School of Business described the 
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tremendous gains in academic offerings – as a result of interdisciplinary opportunities-- since the 

business school was relocated from the Financial District to the Washington Square Campus. 

Deans of Robert Wagner Graduate School Public Service, College of Arts and Sciences, Gallatin 

School NYU, School of Continuing and Professional Studies, Schack Institute of Real Estate, 

Steinhardt School, Division of Libraries, the Provost of NYU, the Associate Chair of the Preston 

Robert Tisch Center for Hospitality, Tourism and Sports Management, and faculty in the biology 

and mathematics department spoke to specific needs in their fields of study. 

 

Students in support described the need for study and meeting spaces as well as the desirability of 

having student housing, especially for freshman, proximate to the Core Campus. 

 

Representatives of NYU’s medical schools and Polytech, speaking in favor, described NYU’s 

efforts to expand in satellite campuses across the city in the Health Corridor and in Downtown 

Brooklyn. 

 

Speakers representing peer institutions in New York City, including CUNY and Columbia, spoke 

in support, discussing how adequate facilities and quality of education are closely linked and 

how difficult it is to balance a university’s needs sensitively in the dense context of New York 

City.  

 

Representatives from other non-profits, including the Union Square Partnership and the 

Greenwich Village Chelsea Chamber of Commerce, Bowery Residence Committee, and the Real 

Estate Board of New York, spoke about NYU’s economic contribution to the city, both in terms 

of retail dollars but also as an engine for the innovation economy which is crucial to New York’s 

economic future. A speaker from the Laborers Union North American described the new jobs 

that would be created as a result of this plan. 

 

A representative of the Mercer Houston Dog Run also spoke in support of the plan, stating that 

she was sure to find a mutual compromise with NYU and that the dog run use could continue on 

the Superblocks as NYU continues to evolve. 
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A representative of New Yorkers for Parks spoke in support of the plan, noting that the plan 

provides significant public open space and that the provision of parkland as part of the proposal 

was a critical component, made in response to community concerns. The speaker stated three 

significant concerns with the current proposal. First, she stated that the LaGuardia Corner 

Gardens, a community garden, should not be used as a construction staging area for the new 

Bleecker Building and should be preserved. Second, she stated the need for robust maintenance 

and operations agreements for both the privately owned and publicly owned open spaces, so as to 

assure that the public would have input into the ongoing operations of the space. Third, she 

discussed the need for flexibility in the north block open space design, in order to allow for 

community input in a more detailed design process to take place closer to the time of 

construction of the space. She expressed a willingness to work with NYU and the Department of 

City Planning to advance these ideas. 

 

Speakers who stated opposition to the NYU proposal included representatives of the Community 

Board, who testified that their main concern with the project was the proposed density which 

they believed would alter the character of the neighborhood. They stated that the development 

would bring too many new students into the area and that the buildings were overly tall. Further, 

the long construction period would be a hardship to the surrounding community. In terms of the 

zoning proposal, the Community Board felt that the commercial zoning, and particularly the 

commercial overlay in the “loft” blocks, was inappropriate as commercial uses were unsuitable 

to this area. 

 

A representative from the Community Board also pointed out that the southern superblock, 

which is the first phase of the plan, contains relatively little academic space and stated that, while 

the University purports to have a significant immediate need, it appears that the plan will not be 

able to accommodate that need until the second phase of the project. 

 

 A representative from the Community Board also spoke in opposition about the open space 

proposal. He commended NYU and the Borough President on the proposal to remove the 
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temporary gymnasium from the project, as it would allow for the keyed playground to remain on 

the site until the later phases of the project. He nevertheless cited several concerns with the open 

space proposal; in particular that the main open space on the north block is surrounded by 

buildings and is not welcoming to residents. He stated that it would be much improved by 

providing better access from the street through the removal of either the Mercer or LaGuardia 

buildings. He also stated that, while the parkland mapping was a positive step, the new public 

park currently is designed as a set of plazas providing access to NYU’s campus and should 

reflect a more public feel. He also opposed the easements over the park, which he believed 

would undermine the public feel, and voiced particular concern about the use of the park spaces 

for construction. With respect to the LaGuardia Corner Gardens, the speaker stated that the space 

would be unduly shadowed by adjacent buildings and that a new site should be found. Lastly, the 

speaker expressed concern about the commercial overlay proposed for the north block and said 

that it should not border Washington Square Park as commercial uses are incongruous along the 

park frontage. 

 

Elected officials, including Senator Tom Duane from the 29th State Senate District, 

Congressman Jerrold Nadler, U.S. Representative for New York's 28th District, and Assembly 

Member Deborah Glick representing the 66th Assembly District, spoke in opposition to the plan, 

stating that, while they understand the university’s need to grow, the proposal is out of scale with 

the surrounding neighborhood. They generally shared the Community Board concerns and 

commended the Community Board for their thorough recommendation. Concerns were 

expressed about the quality of open space. Senator Duane also expressed concern that the 

reduction in open space ratio as a result of the rezoning proposal would reduce the amount of 

usable open space in the area. Concern was also expressed that if the Bleecker Street School 

building is not accepted by the SCA in 2025 for a school site, the space would revert to NYU’s 

use. 

 

A number of area residents and representatives of resident groups spoke against the proposal, 

including representatives from the Community Action Alliance NYU 2031, Washington Village 

Tenants Association, Board of 505 LaGuardia Place, Villagers for a Sustainable Neighborhood, 
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Bowery Alliance of Neighbors, and Greenwich Village Block Association. Their comments 

focused on the bulk and density of the project and many echoed the Community Board’s 

testimony and recommendation. They commented that the proposal adds too much density to the 

area and brings in too many additional students and faculty in a way that would change the 

unique character of the neighborhood for the worse. Speakers urged NYU to find alternate 

locations and expressed skepticism about NYU’s programmatic need. Many said that NYU had 

not been amenable to changing the proposal, in response to the community’s requests. 

 

In terms of open space, speakers in opposition said that the proposal takes public land for private 

benefit, through demapping but also through the easement agreements over the public park on 

the north block. Concern was expressed that even with the provision of parkland on the north 

block strips, the use of these spaces for construction would eliminate the mature trees that 

characterize that space today. Speakers also stated that the proposal represents a drastic loss of 

public and publicly accessible open space, and expressed disagreement with the open space 

analysis in the DEIS. Several speakers discussed the merits of the Sasaki Garden, the open space 

that exists today on the north block, and urged the Commission to retain it. They noted that the 

WSV ensemble was a building of interest to the State Historic Preservation Office. Other 

residents expressed concern about the displacement of existing playgrounds.  

 

Area residents in opposition also spoke about their fears for the long construction period and its 

deleterious effect on their quality of life. 

 

There were a number of concerns about the rezoning. Speakers in opposition expressed a 

concern with the introduction of commercial uses, particularly drinking establishments, in the 

blocks. In particular, the C1-5 overlay in the “Loft” blocks was described as unnecessary and 

incongruous with NYU’s proposal as they were not in need of additional commercial space. 

Residents described a mix of uses in this area that works well today.  

 

Members of the LaGuardia Corner Gardens spoke, citing concerns about the shadows impact on 

the garden that would result from the adjacent proposed Bleecker Street Building. They also 



43 C 120124 ZSM 

expressed concern about the potential use of the community garden as a construction staging site 

for the Bleecker Street Building. 

 

Residents of 505 LaGuardia expressed concerns that, with the upcoming land lease negotiation in 

2014, NYU would increase rent payments based on an increased land value resulting from the 

rezoning. Speakers said that this would result in higher housing cost and threaten the 

affordability of 505 LaGuardia.  

 

NYU students and faculty in opposition echoed many of the comments of area residents, citing 

concerns about sensitivity to the surrounding neighborhood. Several students and faculty also 

stated that it is not a hardship to have housing a subway ride from the university, rather than 

proximate to the campus. Concerns were also expressed about how the plan would be financed 

and, in particular, if tuition would be raised in order to pay for the plan. 

 

Several representatives of the Greenwich Village Society for Historic Preservation spoke against 

the proposal. They stated that the NYU plan would allow the University to dominate Greenwich 

Village and that the University had not adequately looked elsewhere in the city to accommodate 

their need. Speakers cited the Financial District as providing appropriate proximity to the 

Washington Square Village campus. They also stated that building in other areas of the city, such 

as Downtown Brooklyn or Long Island City, would have a larger beneficial economic impact 

than the proposal for the Washington Square Campus. They also noted that apartments in WSV 

were being warehoused at the same time as NYU is claiming a need for additional faculty 

housing.  

 

Several merchants groups, including the SoHo Alliance and the Bleecker Area Merchants and 

Residents Association as well as individual business owners, spoke against the proposal, stating 

that there was no need for more commercial uses in the area. They expressed concern that the 

zoning proposal would change the character of retail and damage local small businesses. 

Speakers encouraged the Commission to deny the commercial rezoning, particularly in the “loft” 

blocks. 
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A representative of the Municipal Arts Society spoke in opposition to the project. While she 

described the importance of the University to the New York City, the speaker said that they have 

concerns about the proposed density. She also requested that the demapped Wooster and Greene 

streets should be expressed in the open space plan for the North Block, potentially by pulling the 

Mercer and LaGuardia buildings away from these pathways. Lastly, she urged the City Planning 

Commission to develop a city-wide plan for institutional expansion to better address these and 

similar applications. 

 

Additional testimony, both for and against, was received after the hearing.  

 

 

CONSIDERATION 

The Commission believes that this application for a special permit (C 120124 ZSM), as modified 

herein, in conjunction with the related applications a zoning map amendment (C 120122 ZMM) 

as modified; a city map change (120077 MMM) as modified; and zoning text amendment (N 

120123 ZRM), is appropriate.  

 

The Commission recognizes the importance of facilitating the growth and physical expansion of 

NYU. The University is a major educational institution and center of state-of –the-art research in 

the sciences and the humanities, and makes a valuable contribution to the intellectual, scientific 

and cultural life of the city. NYU is the largest private research university in the United States, 

with approximately 55,000 students. NYU is also one of the largest employers in New York 

City, with over 16,000 employees. To fulfill its mission, NYU requires adequate physical space. 

NYU has described to the Commission how its current facilities are inadequate to meet present 

needs, even as the University is planning only modest faculty and student incremental growth 

over the coming years. The Commission concurs in NYU’s assessment that in order for it to 

continue to thrive as a leading academic institution and continue to make a significant 

contribution to the economic, cultural, and intellectual vitality of the city, it must be able to 

address a critical shortage of modern academic facilities. NYU has described a critical need for 
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new classrooms, specialized teaching spaces, faculty offices, student service facilities, and 

housing for students and faculty.  

 

The Commission recognizes that NYU has undertaken a comprehensive master planning 

approach to identify and address its space needs and that, in recognition that a significant portion 

of its growth may be accommodated at other locations, it has implemented measures to relocate 

certain departments and functions away from Greenwich Village as well as develop satellite 

medical, engineering and other facilities in the City. The Commission understands, however, that 

geographic dispersion of departments and functions is not a solution to all of NYU’s space needs 

and that there exists a significant need for new space for the schools and departments which 

NYU has determined belong together in the Core Campus area.  

 

The Commission believes that the Superblocks are the right place for new facilities for the Core 

Campus. By focusing on the Superblocks, NYU is able to accommodate much of its 

programmatic need on land it already owns. In the past, ad hoc growth in surrounding areas has 

created friction with NYU’s neighbors. By maximizing its existing footprint, NYU can minimize 

growth in adjacent neighborhoods.  

 

The Commission believes that the proposal accommodates the University’s key needs on the 

Superblocks in a way that successfully responds to the existing surrounding context. The 

Commission also commends NYU’s proposal to develop a significant amount of floor area 

below grade, which allows for less floor area, and smaller buildings, above ground. As part of 

this proposal, NYU would also create approximately 4 acres of public parks and improved, 

publicly accessible open space. The Commission also notes that the plan includes space for the 

construction of a public school. In addition, the plan provides replacements for community 

amenities that exist today on the site, including a dog run, a grocery store, and other open space 

amenities. 

 

While the Commission agrees that the proposal is appropriate, the Commission has identified 
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several aspects of the proposal that warrant modifications, which are adopted herein. The 

Commission is confident that the proposed development, as modified, will serve NYU’s critical 

needs while improving the way it responds to the neighborhood through thoughtful site planning 

and well-designed open space. The modifications, which are discussed in greater detail below, 

are as follows: 

 

• Reduction in height of Mercer Building to the same height as the adjacent WSV 

Buildings, from 218’ to 162’ , and provision of a 10’ setback, from all sides of the 

building, for the bulkhead. 

• Provision of a 10’ setback, from all sides of the building, for the bulkhead on the 

LaGuardia Building 

• Elimination of the dormitory tower on the Bleecker Street Building, thereby reducing 

the overall height at the parapet wall from 178’ to 108’  

• Elimination of hotel use in the Houston Street -facing tower in the Zipper Building,  

• Elimination of the proposed C1-5 Commercial Overlay for the “Loft Blocks” from 

the rezoning proposal 

• Modification of the city map change to eliminate the disposition to NYU of the 

demapped below grade volume beneath the parkland strips, corresponding to 185,000 

gsf. 

• Provision of a management and programming oversight committee for the proposed 

public open space 

• Elimination of the temporary gym and subsequent reordering of phasing plan so as to 

preserve the Key Park playground until construction commences on the Mercer 

Building. 

• Modification of the mapping agreement to require that the Strip on Mercer Street 

between West 4th Street and West 3rd Street, disposed of to NYU, will be used as 

permanent landscaped open space for use by the public 

 

 



47 C 120124 ZSM 

Special Permit 

The applicant requests a general large scale development plan special permit pursuant to Section 

74-743 with regard to (a) height and setback regulations (b) rear yard equivalent regulations (c) 

rear yard regulations and (d) minimum distance between buildings regulations. The Special 

Permit also requests the transfer of floor area between two zoning lots. The applicant’s project 

site meets the requirements for a Large Scale General Development (LSGD). The Commission 

believes that the requests to waive the bulk requirements, as further modified herein, are 

appropriate. 

The Commission believes that the proposed development, as modified, results in a site plan that 

exhibits a good layout of its buildings and open spaces and a better relationship to the 

surrounding street and building than what would be allowable as of right. The Commission 

believes the site plan accomplishes the objective of weaving the superblocks back into the 

surrounding neighborhood through the provision of an extensive, at-grade open space network, 

which allows, for the first time, for the public to circulate through the block. The new buildings 

provide streetwall and ground floors activated by high levels of transparency, replacing buildings 

that do not contribute to the streetscape today. The Commission also notes that the proposal is a 

master plan for a University and that, with the modification discussed herein, the proposal 

creates a mix of uses that will allow NYU to thrive.  

 

 The Superblocks were developed under the Washington Square Southeast Urban Renewal Area 

plan between 1958 and 1981. Like many Urban Renewal Plans, the Superblocks are typified by 

tower-in-the-park typology, with large modernist buildings that rise out of a plane of open space. 

The Commission believes that the site plan successfully integrates the new buildings into the 

surrounding context. On the north block, the new Mercer and LaGuardia buildings meet the 

challenge of infill construction within the historic form of the superblock and seek to 

complement the rectilinear forms of the WSV slab buildings by amplifying the contrasting 

curvilinear forms, found elsewhere in the site. The contrast of rectilinear and curvilinear forms 

was an important design principle in site planning at the time of construction of the WSV. With 

the elimination of the LaGuardia Retail Building, which blocks entry into the site, the new 
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Mercer and LaGuardia buildings work together with the existing buildings to create inviting 

entrances into the central open space. On the Southern Superblock, the new buildings will 

provide strong and engaging streetwalls, in contrast to the existing Coles gymnasium and the 

Morton Williams Supermarket. The new buildings will face outwards towards the streets, 

creating a buffer around the inward-facing UV Complex and better distinguishing the private 

character of that site.  

 

A main principle of tower-in-the-park ensembles is high density buildings with low lot coverage. 

During the public review, the Commission heard concerns about the Open Space Ratio, which 

will be reduced with the proposed rezoning. Open Space Ratio is a formula from the 1961 

Zoning Resolution that is largely a quantitative versus qualitative measure of open space meant 

to achieve the prevailing design aesthetic of tower-in-the-park typology. The existing open space 

is not required to be public or landscaped, and includes driveways, inaccessible areas, loading 

areas, and the rooftop of Coles Gymnasium. Thus, while lot coverage is 33.1% in the existing 

condition and 38.9% in the proposed, the proposal will provide approximately 137,000 sf more 

of publicly accessible and usable open space than today. The Commission notes in particular that 

the percentage of the lot area devoted to vehicular uses will fall from 7.8% to 1.6%, representing 

a gain of approximately 35,000 sf of landscaped space. 

 

On the north block, the Mercer and LaGuardia Buildings are placed a minimum of 60’ from the 

WSV buildings, the width of a narrow street. The buildings are designed to work in concert with 

the WSV Buildings, providing an attractive entry into the central open space, and provide high 

levels of transparency along the double-height ground floor, which will help to activate the open 

spaces around them. The Commission notes that their unique forms are specifically shaped so as 

to maximize light and air into the site and, further, that the height and setback waivers requested 

are modest and would not unduly obstruct light and air to the site or adjacent blocks. The height 

and setback waivers allow for the creation of a larger open space at the center of the block. 

Without the requested waivers, the buildings would have to be set back significantly from the 

street, considerably reducing the central open space. 
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The Commission acknowledges that concerns were raised as part of the public review process 

and specifically by the Borough President with regard to the height of the Mercer Street building, 

proposed to be 218’. The Commission also notes that in the proposed design, the bulkheads 

would rise another 30’ sheer from the parapet wall, rising to 248’ and adding substantially to the 

perceived height of the buildings. While the design of the buildings demonstrates much 

sensitivity to the surrounding context, the Commission believes that the proposed height, of 218’ 

to the parapet wall, is excessive in relation to the adjacent WSV Buildings, which are 162’, and 

also to buildings across the street. Accordingly, the Commission hereby modifies the proposal to 

reduce the height of the building to 162’. Further, the Commission modifies the proposal to 

require a continuous 10’ setback of the bulkhead from the parapet, so that the building height is 

truly perceived as 162’, rather than 192’. The Commission notes that this modification, intended 

to achieve a more appropriate form, would result in reduction in density of approximately 32,500 

sf of zfa. 

 

The height of the LaGuardia Building is proposed to be 128’ with a bulkhead envelope rising to 

158’. While the height of the LaGuardia Boomerang building is appropriate to its setting, the 

Commission feels that, as in the case of the Mercer Building, the sheer rising bulkhead will 

unnecessarily add to the perceived height. Accordingly, the Commission hereby modifies the 

building to include a continuous 10’ setback of the bulkhead from the parapet. The reduction in 

height on the Mercer Building and the setbacks on the Mercer and LaGuardia Buildings will 

reduce the degree of the waivers sought while maintaining the unique forms of these buildings, 

which are integral to the site plan. 

 

The Commission notes that the height and setback waivers requested for the WSV buildings 

represent no change in the existing conditions and finds that they are appropriate. 

 

 

The Commission believes that the proposed Bleecker Building, on the corner of LaGuardia Place 

and Bleecker Street, will enliven a critical and visible corner of the project site by providing a 
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building with a community-oriented program and a high level of transparency at the ground 

floor. The Commission recognizes that the waiver for the rear yard encroachment is needed to 

allow for the floorplates required for a public school proposed for the site. However, the 

Commission hereby modifies the height of the building, by eliminating the dormitory tower. This 

would reduce the building from 178’ to 108’, exclusive of the bulkhead. The Commission 

believes that this height provides a better fit with the existing context. In particular, to the west of 

the project site, across LaGuardia Place, there are smaller buildings, more typical of the West 

Village. The Commission believes that, with this modification in height, the Bleecker Street 

Building will contribute positively to the urban character of the neighborhood while integrating 

into the existing context and providing sufficient light and air to the site and adjacent blocks. The 

modification would significantly reduce the height and setback waiver; while the modification is 

addressed to achieving a more contextual form, it would result in the elimination of 

approximately 29,000 sf of zfa from this location. Additionally, because the focus of the 

modification is on form rather than density, the proposal for below grade space is not reduced. 

The Commission further notes that with the reduction in floor area from this building, the 

requested transfer of development rights to this zoning lot is no longer required and is therefore 

eliminated from the proposal. 

 

The Commission notes also that while the modified building form would still result in shadow 

impacts on the adjacent LaGuardia Corner Gardens, the reduction in height would produce a 

marginal improvement in sunlight. The Commission recognizes that the FEIS identifies a 

number of mitigation measures for the LaGuardia Corner Gardens which NYU would implement 

in the event that the Bleecker Building is occupied for NYU use. As set forth in a June 6, 2012 

letter from the Deputy Mayor for Economic Development, the City would assume responsibility 

for the LaGuardia Corner Gardens mitigations in the event that the Bleecker Building is 

constructed as a public school.   

 

The Commission believes that the design of the Zipper Building is successful in engaging the 

street across its wide, over 400’ façade. The Zipper Building’s unique variation in form, with 
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interlocking building segments, moderates its size and engages the ground floor at a human 

scale. The building is well-designed to provide light and air to the residential portion of the 

building. On the upper stories, staggered tower components slide out east and west, producing 

terraces and courts, creating opportunities for light and air for the dormitory towers. The 

dimensions of the different building components draw from the “loft” typology found in the 

surrounding area and are approximately 50 feet in width. The Commission notes that the massing 

is sensitive to the surrounding context and the density is thoughtfully distributed across the 

building. The Houston Street tower, the largest building component, is located on Houston 

Street, which is a wide street. The Commission notes that this building component relates well in 

size to the adjacent UV buildings and believes that its density is appropriate to this location. 

Towards Bleecker Street, the building components are smaller, relating in height to the WSV 

buildings directly to the north. 

 

In contrast to the existing condition, the Zipper building provides a strong streetwall which will 

serve to activate the street. This is, in part, facilitated by the related mapping action, which seeks 

to dispose of the Mercer Street “strip” to the applicant. Along both sides of the building –the 

Greene Street Walk and Mercer Street– high levels of transparency as well as a series of vertical 

and horizontal recesses engage the pedestrian and provide a human scale. The Commission notes 

that the waivers for height and setback as well as rear yard encroachment along Bleecker and 

Houston streets facilitate this strong streetwall and further notes that the provision of 

transparency and entrances will engage the pedestrian. The Commission further acknowledges 

that the height and setback waivers along Mercer Street allow the building to provide streetwall 

without a significant setback, which, in turn, facilitates the creation of the Greene Street Walk. 

Without the waivers, the bulk of the building would have to be set back from the street and the 

Greene Street walk would no longer be possible. The Commission notes that the Greene Street 

walk is proposed to be 28’ wide, offering a greater offset from the nearest UV building than is 

provided today. With the addition of a planted buffer, the proposal will provide the site with 

additional privacy. 
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The Commission acknowledges that the purpose of the height and setback waivers is to create a 

streetwall building, facilitating the creation of the Green Street walk and preserving the original 

composition of the landmarked site. While the height and setback waivers requested for the 

Zipper Building would allow for significantly higher street walls than would otherwise be 

allowed, the staggered massing and narrow profiles of the volumes are intended to allow for 

greater access to light and air for people using public streets and for buildings across Mercer 

Street to the east as well as for the open space and UV towers to the west. 

 

The Commission acknowledges that a temporary waiver for distance between Coles and the 

nearest UV Building will be required. This waiver would, in essence, replace the same waiver 

granted by the Commission to facilitate the development of Coles Gymnasium in 1979. Because 

the proposed LSGD special permit would replace the previously granted special permit, it is 

necessary to replace that waiver for the time that the Coles Gymnasium remains on the site. The 

Commission further notes that this condition will be temporary and that, once the Coles 

Gymnasium is demolished to allow for the new Zipper Building, the condition requiring the 

waiver will be eliminated.  

 

During the public review process, the Borough President made a recommendation to push the 

northern two building components, near to Bleecker Street, back 15’ from the Mercer Street 

streetline, creating a ‘notch’. The Commission acknowledges that the Borough President’s 

intention was to provide more light and air to the residential buildings across the street. 

However, the Commission notes that analysis suggests that the gains in light would be 

insignificant. The Commission further believes that this recommendation would impede the 

strong street wall, which is one of the most significant positive features of the building, without 

providing meaningful additional open space. The notch would result in the extension of the 

driveway serving the loading garage, creating a blind turn for trucks leaving the loading dock 

that would produce a potentially dangerous condition. The Commission notes that a wide, 15’ 

sidewalk is already provided at the site. The Commission does not agree with the Borough 

President’s recommendation and makes no changes to the proposal. 
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While the mix of University-related uses in the LSGD is generally appropriate, the Commission 

hereby modifies the proposal to eliminate the hotel use from the Houston Street tower. While the 

need for hotel rooms to accommodate visitors to the University was explained by NYU , the 

Commission does not believe that it has been adequately demonstrated that a hotel needs to be 

accommodated within NYU’s large-scale proposal for the superblocks. By contrast, NYU has 

made a strong case for other programmatic needs –including classrooms and offices; dormitory 

space; faculty housing and faculty offices- to be accommodated at the superblocks.  

 

 With the elimination of the dormitory tower on the Bleecker Building, reductions in the Mercer 

Street Building, the reduction in below grade space on the North Block discussed below, the 

elimination of the hotel use provides an opportunity to continue to assure that NYU’s most 

urgent needs for academic space are met. It should also be noted that the elimination of the hotel 

creates an opportunity for additional modernized academic space in the first phase of the project. 

With flexibility to substitute other program –including dormitories, faculty housing, or academic 

space— the hotel tower can be occupied by any of these other critical program elements. 

 

The Commission notes that the height and setback waiver requested for the University Village 

building on Houston Street represent no change in the existing conditions and finds that it is 

appropriate. 

 

With regard to the open space proposal, the Commission notes that the site plan proposed by the 

applicant would create approximately 137,000 square feet of newly public open space. The 

proposed open space knits together public and private open spaces and offers a range of 

activities, including children’s playgrounds, a dog run, and quiet sitting areas for all ages. The 

Commission believes that the project will transform the superblocks with an impressive amount 

of quality open space and commends the applicant on a site plan that will be welcoming to the 

broader community. The Commission also recognizes NYU’s efforts to replace and improve 

existing amenities on the site. 



54 C 120124 ZSM 

 

The North Block open space is designed to provide a cohesive site plan, integrating new and old 

buildings and private and public land. A main design objective is to bring the interior site to 

grade and make it publicly accessible. In the existing condition, the interior of the site is not 

required to be publicly accessible. A major goal of the plan is to minimize non-emergency 

vehicular use. The Commission notes that instead of the existing four driveway ingress/egress, 

there will be only one. The driveways will be redesigned with paving and benches and will frame 

carefully defined view corridors in an effort to draw people into the site. The proposal aims to 

transform what is today a private space, into an amenity for both neighbors and everyday NYU 

users.  

 

Today, the North Block is occupied by the Sasaki Garden, a raised garden entered through gated 

steps, accessed from the garage driveways which run under the buildings. The Commission notes 

that the Sasaki Garden is not required to be open to the public and that it is difficult for the public 

to access. Parts of the garden are in disrepair. Additionally, there is a keyed playground 

accessible to residents of WSV and the surrounding neighborhood. The site is also occupied with 

four driveways and other paved areas. 

 

Under the proposal, the space between the old and new buildings allows for the creation of a new 

public garden throughout the site that is at once open and contemplative, serving as a 

complement to the nearby Washington Square Park. In order to respond to the mixture of 

residential and academic uses that would be located on the north block, the proposal is for a 

number of diverse landscapes offering a variety of different experiences and trended towards the 

small scale, designed to keep a level of quiet appropriate to the surrounding residential buildings. 

Through their placement around the inner landscape, the old and new buildings frame spaces 

which provide respite from the rest of the city, while the gateways between the buildings into the 

open space are wide, generous and inviting. Inspired by the well-intentioned design elements of 

the Sasaki Garden, including existing built-in seating and low-canopy trees, the proposed central 

Philosophy Garden includes numerous diverse spaces for small groups or individual use, with the 
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plantings and concave seating chosen to encourage passive recreation. The relocated Washington 

Square Village Play Garden will provide recreational opportunities for children.  

 

The proposal also seeks to make the city-owned “Strips” into public parks, which would be 

integrated into the proposal open space. Today, the Strips do not permit easy, physical and visual 

access into the space. Fences are located on the Mercer Street DOT strip, while the LaGuardia 

DOT Strip is bordered by a low-rise commercial/retail building blocks entry into the site. A 

critical facet of the design is to transform portions of these outward-facing Strips so that they can 

function as public parks while allowing visitors into the interior of the site, as part of an 

integrated site plan for the whole superblock. While the Strips are not part of the large-scale 

development plan, the Commission notes that NYU’s proposal would have NYU improve them, 

providing significant landscape upgrades, and maintaining the community-oriented program. 

Review of final designs for the strips will be subject to Parks Department and Public Design 

Commission approval. 

 

As part of the public review process, a number of concerns were voiced about assuring that the 

north block open space has a public look and feel, so as to make it attractive and inviting to the 

public.  

 

In particular, concerns were expressed about the dimensions of the Mercer Street entrance. It was 

noted that the proposed light well which extends 56’4” from the Mercer Building, impinges into 

the open space and obstructs visual access to the site. The Commission hereby modifies the 

lightwell to be the same shape and size as the light well for the LaGuardia building, which 

extends 26’5” from the building edge. This change allows for a central pathway of no less than 

40’ across the site. 

 

A second set of concerns related to the management and operation of the open space. To address 

these concerns, the Commission is adding to the Restrictive Declaration provisions requiring the 

establishment of an Open Space Oversight Organization. This would be a not for profit having as 
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members of its Board of Directors: representatives of NYU, the local Council Member, the 

Manhattan Borough President, the Community Board, and the Parks Department. The functions 

of the Organization would be three-fold: First, NYU would be required each year to prepare a 

Compliance Report documenting and certifying its compliance with all the requirements of the 

open space plan, such as having all required amenities in place. Before submitting the 

Compliance Plan to City Planning, NYU would be required to provide a draft to the Open Space 

Oversight Organization, which would review and comment on any deficiencies and make 

recommendations for change. When the Compliance Plan is submitted to City Planning, NYU 

would be required to describe what actions it took in response to the Open Space Oversight 

Organization and what modifications it made to the Compliance Plan; Second, the Restrictive 

Declaration includes a set of rules and regulations governing conduct in the open spaces, such as 

a prohibition on smoking or drinking of alcoholic beverages. NYU would not be allowed to 

impose or apply any restrictions upon public use of the space that are more restrictive than these 

rules provide. However, NYU would have the ability to propose modifications to these rules, 

subject to the approval of the Chair. Another function of the Open Space Oversight Organization 

would be to have an early opportunity to review and comment on proposed rules modifications 

prior to their submission to City Planning. Again, NYU would be required to show City Planning 

how it responded to the issues and concerns of the Open Space Oversight Organization. Third, 

NYU would be required to consult with the Open Space Oversight Organization prior to 

submitting any application involving modifications to the landscape designs for the open space.  

 

This last function ties in closely with a third set of concerns related to the north block open space 

expressed during the public review process. The Commission believes that the open space 

landscape design would provide an attractive open space for public use that meets findings for a 

better site plan. At the same time, during the public review process, a desire was expressed to 

allow for future modifications to the north block open space design pursuant to a process that 

would allow for further local community input. Because the north block design is anticipated to 

be completed over 15 years from the date of the approvals, the Commission acknowledges that 

allowing for a future process of this kind would be appropriate, provided that any modifications 
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continue to adhere to the basic principles which make the space successful. The Commission 

believes that such modifications could be processed as a minor modification to the Special 

Permit, rather than a full ULURP review, provided that the following criteria are met: 

 

 

Visual Access: 

 The entrances off of Mercer Street and LaGuardia Place should provide a 60’ 

wide, at grade visual corridor.  

 The entrances into the space through the WSV Buildings should contain seating 

and paving appropriate to a pedestrian area. The existing canopies above these 

entrances should be removed.  

 Planting and/or trees should be perceptible from the streets at all entrances  

Circulation Paths: 

 One 30’ wide continuous pedestrian pathway should be provided in the site to 

allow for adequate pedestrian circulation as well as emergency access. The 

pathway should connect the northwest and southeast corners of the site. 

 No circulation pathway should be less than 8’ wide 

 Only one nonemergency vehicular driveway should be provided on the site 

Seating: 

 Required seating to be provided, in shape and size standards generally in 

accordance with ZR Section 37-741, paragraphs (1), (2), and (3) 

 A minimum of 1,000 lf of seating is provided  

 Two or more types of seating to be provided on the site, including some social 

seating 

Planting:  

 Approximately 20% of the open space to include a mix of accessible lawn, trees, 

and other plantings. 

 A minimum of 170 trees is provided 

 A landscape buffer should be provided between the WSV buildings and the 

publicly-accessible opened space. 
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In response to public comment about the need to protect the proposed parks, the Commission 

hereby modifies the mapping application to eliminate the subgrade volume below the park strips 

that was proposed for disposition to NYU. This would eliminate 185,000 square feet of below 

grade space, while still leaving 585,000 square feet of classroom and other below grade space 

underneath NYU property. The Commission notes that the construction of the subgrade volume 

presents two issues for the park: First, if the subgrade volume is constructed, it is inevitable that 

all existing trees on the strips would be removed. Without the subgrade volume, the strips would 

still be needed for construction staging of the LaGuardia and Mercer Street buildings, but 

opportunities would exist for preservation of some of the existing trees at the north and south 

corners of each strip. Second, with subgrade construction, NYU would need to conduct periodic 

inspection and maintenance of its below grade structure from above, at the surface. This would 

require the park to be dug up periodically, to a greater or lesser extent, depending on whether the 

need is for testing or repair. Mapping the subgrade volume as park eliminates this potential for 

ongoing interference with park use.  

 

On the South Block one of the central goals is to provide a major north-south pedestrian path –

Greene Street Walk– which will serve to reintegrate the block into the grid, reconnecting it with 

Soho to the South. The existing 5-foot wide pedestrian walkway along the western edge of Coles 

Gymnasium will be widened to 28 feet as Greene Street Walk, becoming a main north-south 

public pedestrian passageway. Retail storefronts will activate the widened Greene Street Walk. 

Instead of having open space on Mercer Street, open space would be located between the Zipper 

Building and the UV site, facilitated in part by a related mapping application to demap and 

dispose of the Mercer Street Strip to NYU. Today, the Mercer Street Strip is home to a plaza in 

front of Coles gymnasium and a playground that is currently closed. These two resources are in 

poor repair. Also, there is a privately run dog run on the corner of Houston and Mercer which 

will be relocated to a site of the same size to the east of the Greene Street walk, to the footprint 

of an existing private playground. The playground will be moved to the north and made public. 

 

Another site planning objective for the South Block is to make a clear delineation between public 
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and private spaces. Today, ‘no entry’ signs and fences have been put up in an effort to maintain 

the site’s privacy. The proposal provides softer, landscape interventions to delineate the private 

and public space. Public access is concentrated along well-defined channels, signaling that the 

rest of the space is limited to resident use.  

 

As part of the Public Review Process, the Commission heard a great deal of concern about the 

construction and shadows impacts on the community garden at the corner of LaGuardia Place 

and Bleecker Street. At the time of certification, both Bleecker Street and LaGuardia Place were 

proposed as staging areas for the new Bleecker Street Building. The Commission understands 

that an effort will be made be made nearer to construction commencement to determine whether 

a relocation site can be identified for the community garden. This process would be carried out in 

consultation with the community gardeners and with the understanding that relocation would 

only take place with their consent. In the event that a site is not found, every effort would be 

made to stage the Bleecker Building on Bleecker Street, and there would be no need to put 

construction equipment on the Gardens itself. However, the close proximity of the Gardens to the 

building under construction site would require shedding and other measures. The Commission 

notes that efforts will be made to minimize the impact to the garden in construction – for 

example installing a plexiglass construction shed that will allow light or installing grow-lights 

within the construction shed – and that once the building is constructed, the garden will be 

replanted with shade tolerant species and other measures implemented to promote plant survival. 

 

A phasing plan is included as part of this application which provides that the buildings will be 

built out sequentially. Phasing also serves to breaks up the activity so that no one area sees 19 

years of continuous construction impact. The phasing plan focuses on the south block first, 

moving east to west, and then the north block, moving again east to west. The Commission also 

notes that under the phasing plan, replacement and interim open space amenities are provided 

throughout the construction period. Through the Restrictive Declaration, provision of open space 

will be tied to the issuance of TCO’s so that open space can come online as soon as possible.  
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In order to improve the phasing plan, the Commission modifies the proposal herein to eliminate 

the temporary gymnasium that is proposed for the north block, echoing the Borough President’s 

recommendation to the Commission. Certain program proposed for the temporary gym is 

required for NYU to maintain its division status and NYU will be seeking space for this program 

elsewhere in the city. In the proposal as certified, construction would begin on the temporary 

gym in 2013. By removing the temporary gym, there is an opportunity to eliminate construction 

on the northern block until 2021, eight years later than in the proposal phasing. With elimination 

of the temporary gymnasium, the phasing on the north block would start with the LaGuardia 

Place side and the central open space. Once this is complete, and the new central open space – 

including the public playground – is completed, construction would commence on the Mercer 

Street Building and open space directly adjacent. This modification in phasing would allow the 

keyed playground –located roughly in the footprint of the new Mercer building– to stay online 

until the new, public playground is completed. The change in phasing would also require the 

change in the location of the garage entrance to the southeast corner of the South Block, off of 

Bleecker Street, from West Third Street.  

 

The Commission believes that, with this important modification, the phasing plan more 

successfully minimizes construction impacts, localizes work, and maintains as well as replaces 

open space amenities that are important to the neighborhood. 

 

The Commission finds that the streets providing access to the large-scale general development 

will be adequate to handle traffic. The traffic impact analysis, conducted as part of the FEIS, 

indicates that by 2021, there would be the potential for significant adverse impacts at one 

intersection during the weekday AM peak hour, two intersections during the weekday midday 

peak hour, and one intersection during the weekday PM peak hour. By 2031, significant adverse 

traffic impacts were identified for two intersections during the weekday AM peak hour; two 

intersections during the weekday midday peak hour; and three intersections during the weekday 

PM peak hour. Measures to fully mitigate these traffic impacts include adjustments to signal 

timings, removing parking spaces to create turning lanes and adjusting widths of certain moving 
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lanes as specified further above. 

 

The Commission also grants the special permit for an initial period of ten years, rather than four, 

pursuant to ZR Section 11-42(c), The Commission believes that the initial special permit period 

of ten years will provide flexibility to account for unforeseen conditions.  

 

In their review of NYU’s application for a large-scale general development, the Commission 

seeks to balance the needs of the University with concerns expressed by the community and local 

elected officials. A number of significant improvements have been made to the plan since 

certification. The NYU proposal, as modified, will result in a better site plan that provides 

important and needed new space to one of the city’s most important institutions of higher 

learning, while providing significant open space and other amenity to the neighborhood.  

 

Zoning Map Amendment (C 120122 ZMM)  

The Commission believes the proposed zoning map amendment is appropriate, subject to the 

modifications listed herein. 

 

The applicant proposes a zoning map amendment to rezone the Superblocks from R7-2 with 

some C1-5 commercial overlays, to a C1-7. This amendment would maintain the maximum FAR 

of 6.5 currently allowed for community facility use, but would allow for an increase in 

residential development from 3.44 to up to 6.02. The C1-7 district would allow for a commercial 

FAR of 2.0, the same as the existing C1-5 overlay. The R7-2 does not allow for commercial 

uses.  

 

The C1-7 is consistent with the zoning districts in the surrounding area since commercial 

districts are mapped to the east and an existing C1-7 district is located along 8
th

 Street and 

University Place to the north. There are extensive C1-5 overlays to the west of the project site. 

The C1-7 district would be similar to the C6-2 district directly across the street to the east. It 
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would serve as a transition between the M1-5A district to the south and the R7-2 (with some 

commercial overlays) to the north and west 

Historically, before the urban renewal plan, the project site and the blocks to the east and north 

have been characterized by larger, loft type buildings at higher densities while the blocks directly 

to the west of the project site are lower, more reflective of typical Greenwich Village densities. 

The blocks adjacent to the project site to the east and north range from 5-10 FAR. The C1-7 is in 

context with the densities surrounding the project site. 

 

The Commission notes that there is no new residential use in the proposal and NYU is 

exclusively using the commercial and community facility FAR which are the same in the 

existing and proposed rezoning. The amount of commercial FAR allowed within the C1-7 

district would be governed and limited by the Restrictive Declaration. The dormitories and 

faculty housing are considered to be community facility uses. 

 

The rezoning of the two Superblocks is necessary to facilitate the proposed development. Unlike 

the existing R7-2 district, the proposed C1-7 district would allow for commercial uses, proposed 

for the ground floor of the Zipper Building and throughout the North Block. The C1-7 district is 

in keeping with predominant land uses in the immediate area. Mixed use buildings and ground 

floor commercial uses are predominant to the east, west, and south the project site.  

 

The proposed C1-7 district would also reduce the amount of required open space on both 

Superblocks in order to allow for the development of the four proposed buildings. The 

requirement would be reduced from an Open Space Ratio of 15.5- 25.5 under the existing zoning 

to 5.9-11.9 under the proposed rezoning. As noted above, Open Space Ratio is a formula from 

the 1961 Zoning Resolution that relates building height to open space. It is largely a quantitative 

versus qualitative measure of open space meant to achieve the prevailing design aesthetic of 

tower-in-the-park typology. The Commission notes that, in the existing conditions, many 

unusable spaces, such as the roofs of low buildings or parking area, can count towards zoning 

open space. The Commission believes that the proposal, which will be governed by the special 
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permit for the large scale development plan, provides for a larger amount of publicly accessible 

open space that will be higher in quality than in the existing conditions. Further the Commission 

notes that, for the purposes of light and air, the increase in lot coverage between the existing and 

proposed increases modestly from 33.1% to 38.9%. 

 

The C1-7 district would bring the WSV Buildings into compliance with zoning because they are 

currently overbuilt with regard to residential floor area. Also, under the R7-2 zoning, the north 

block currently does not meet the open space ratio requirement, since these buildings were 

developed prior to the enactment of the 1961 Zoning Resolution. This would be remedied with 

the C1-7 district.  

 

On the Southern Superblock, the C1-7 would allow for the 505 LaGuardia Building to be 

compliant with zoning on its own zoning lot, unlike under the existing zoning. The building is 

not proposed to be a part of the large scale development plan plan. 

 

As part of the application, NYU also proposed to map a C1-5 overlay on the approximately 6-

block area bounded by Mercer Street, West 4th Street, Washington Square East, University 

Place, and the northern boundary of the existing R7-2 district just south of East 8th Street, 

referred to as the “Loft Blocks.” The area is currently zoned R7-2, which does not allow for new 

ground-floor retail uses. The stated purpose of the proposed rezoning is to enliven the ground 

floor by allowing retail.  

 

As part of the public review, strong opposition was expressed about the proposed Commercial 

Overlay. NYU has stated that it is not critical to facilitating their objectives as an educational 

institution. The Commission therefore disapproves this component of the rezoning proposal on 

the basis that it appears extraneous to the core purposes of the proposal. 

 

As a result of the demapping and disposition of portions of Mercer Street between West Houston 

and 4
th

 streets as proposed in the Mapping Application, NYU is also proposing to relocate the 
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zoning district boundary line so that it is coincident with the centerline of the newly-narrowed 

Mercer Street. The Commission notes that because streets are not developable and do not 

generate development rights, this rezoning has no practical effect other than regularizing the 

zoning map.  

 

City Map Change (C 120077 MMM) 

This application requests a change in the City Map by narrowing, through elimination, 

discontinuance and closing, various segments of Mercer Street and LaGuardia Place, and 

dispositions related thereto.  The proposed City Map change involves:  

 the elimination, discontinuance, and closing of the eastern 50 foot portion of LaGuardia 

Place and the western 39 foot portion of Mercer Street between Bleecker Street and West 

Third Street. Easements would be disposed of to NYU over the demapped streets to 

permit construction of and access to the NYU Buildings.  

 the establishment of a park east of LaGuardia Place and a park west of Mercer Street 

between Bleecker Street and West 3
rd

 Street above lower limiting planes. The demapped 

street areas below the limiting planes would be disposed of to NYU to facilitate the 

creation of subsurface academic space for the university.  

 the narrowing, by elimination, discontinuance and closing, of a portion of Mercer Street 

between West Houston Street and Bleecker Street. This demapped street area would be 

disposed of to NYU to facilitate the creation of the Zipper Building as well the 

subsurface academic space for the university.  

 the narrowing, by elimination, discontinuance and closing, of a portion of Mercer Street 

between West 3
rd

 and West 4
th

 streets and, to facilitate NYU’s access to the recently 

constructed cogeneration plant, beneath this strip 

 

The Commission finds these map changes appropriate, with the modifications describe herein.  

 

The Commission notes that the mapping actions restore the streets to more standard widths. The 

Commission commends NYU on its proposal to map the DOT-owned strips flanking the North 

Block as public park and acknowledges that this is a long-standing community request that NYU 
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responded to prior to entering the ULURP process. During the public review process, the 

Commission heard many comments about the subsurface volume below the strips that NYU has 

requested to be demapped and disposed of for the creation of below-grade academic space. 

Concerns were voiced about the impact that the subsurface volumes would have on the above-

grade parks. For the reasons discussed above, the Commission hereby modifies the mapping 

application to eliminate this below grade space. 

 

With regard to the map change on Mercer Street between Houston and Bleecker streets, the 

Commission notes that this action facilitates the creation of a “streetwall” building, by allowing 

for the Zipper building to front a 15’ sidewalk. The Commission further notes that the placement 

of the Zipper building towards the street facilitates the creation of the Greene Street walk 

towards the back of the building. The Greene Street walk is a generous public space, providing a 

critical north-south connection to SoHo across the very large block that will be activated by retail 

and landscape elements. The Greene Street walk also significantly increases the distance from 

the nearest UV building to the Zipper building, as discussed above, providing more privacy for 

that residential building. The Commission also acknowledges that the active uses on the area 

proposed to be demapped today –such as the dog run—are proposed to be relocated adjacent to 

the Greene Street Walk. 

 

With regard to the map change proposed for Mercer Street between West Fourth and West Third 

streets, the Commission acknowledges that this will provide NYU with access to its cogeneration 

plant, constructed in 2008. With the cogeneration plant, NYU undertook the improvement of the 

Mercer Street plaza at grade, working closely and collaboratively with the neighborhood. The 

Commission believes that this is an important public space and modifies the mapping application 

herein to require that the Mapping Agreement for this space provide that the above grade portion 

of this area will be used as a permanent landscaped open space for use by the public.  

 

 

Zoning Text Amendment (N 120123 ZRM) 

The Commission finds that the proposed zoning text amendments, proposed as part of this 
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application, are appropriate. 

 

The first proposed text amendment would address the sequencing of formation of the large scale 

area pursuant to the mapping action. Currently, for private applications, the entire area of a large 

scale development plan must be under the control of the applicant at the time of application. As 

proposed, the zoning text would be amended to allow large scale development plan within the 

former Washington Square South Urban Renewal Area to include land in city ownership. As 

discussed above, the proposed large scale development plan includes the Mercer Street Strip, on 

the east side of the South Block, where the Zipper Building is proposed. This area is currently 

owned by the City. The Strip is proposed for transfer to NYU pursuant to the demapping action 

proposed in the related Mapping Application. The text allows for application to be made for the 

large scale plan, with a small portion of City-owned land to be transferred to NYU at a later date. 

 

A second text amendment is also proposed to allow the park boundary to be treated as a wide 

street for zoning purposes. Mapping the Mercer Street and LaGuardia Place strips as parkland 

would cause the WSV buildings’ legal windows to be noncompliant with regard to the minimum 

distance required between a legally-required window and a side lot line. The proposed text 

change would continue to treat the spaces that windows face upon as streets, thereby avoiding 

any noncompliance.  

 

The Commission’s review of NYU’s application has been a deliberative and constructive process  

Throughout the process, the Commission heard both strong support for NYU’s need to 

modernize its academic core to remain a globally competitive institution and economic anchor 

for New York City, as well as valuable input from the community and local elected officials 

regarding the scale of the proposal, the impact on open space and the project’s effect on 

residents’ quality of life. The Commission has given careful consideration to the proposed uses, 

site plan, massing of buildings, open space design and construction phasing. A number of 

significant improvements have been made to the plan since certification, balancing the needs of 

the University with that of the Community. The Commission’s modifications largely focus on 
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the built form and how it relates to the existing context and the quality and public feel of the site 

plan; and the construction phasing plan. The Commission notes that, as a result of these 

modifications, there is a reduction of approximately 70,000 sf of zfa but that NYU’s need will be 

met in a substantial way. The Commission believes that the NYU proposal for the superblocks 

will provide important new and needed space to one of the City’s most important institutions of 

higher learning, while providing significant open space and other amenities to the surrounding 

neighborhood. The Commission is confident that these applications, as modified by the 

Commission herein, will result in a large scale general development that will contribute 

positively to the built character of the neighborhood while accommodating with NYU’s pressing 

need for additional space  

 

FINDINGS 

The City Planning Commission hereby makes the following findings pursuant to Section 74-743:  

 

(1) the distribution of floor area, open space, dwelling units, rooming units and the 

location of buildings, primary business entrances and show windows will result in 

a better site plan and a better relationship among buildings and open areas to 

adjacent streets, surrounding development, adjacent open areas and shore lines 

than would be possible without such distribution and will thus benefit both the 

occupants of the large-scale general development, the neighborhood and the City 

as a whole; 

 

(2) the distribution of floor area and location of buildings will not unduly increase the 

bulk of buildings in any one block or unduly obstruct access of light and air to the 

detriment of the occupants or users of buildings in the block or nearby blocks or 

of people using the public streets; 

 

(3) Not Applicable 

(4) considering the size of the proposed large-scale general development, the streets 

providing access to such large-scale general development will be adequate to 

handle traffic resulting therefrom; 

 

(5) Not Applicable 

 

(6) Not Applicable 
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(7) Not Applicable 

 

(8) a declaration with regard to ownership requirements in paragraph (b) of the large-

scale general development definition in Section 12-10 (DEFINITIONS) has been 

filed with the Commission. 

 

 

 

 

RESOLUTION 

RESOLVED, that having considered the Final Environmental Impact Statement (FEIS), for 

which a Notice of Completion was issued on May 25, 2012, with respect to this application 

(CEQR No. 11DCP121M), and the CEQR Technical Memorandum, dated June 4, 2012, 

(Technical Memorandum), the City Planning Commission finds that the requirements of the New 

York State Environmental Quality Review Act & regulations, have been met and that: 

  

1. Consistent with social, economic and other essential considerations, from among the 

reasonable alternatives thereto, the Proposed Action, as modified with the modifications 

adopted herein and as analyzed in Chapter 26, “Potential Modifications under Consideration 

by the CPC,” of the FEIS and in the Technical Memorandum (Modified Proposed Action) is 

one that avoids or minimizes adverse environmental impacts to the maximum extent 

practicable; and 

2. The adverse environmental impacts of the Modified Proposed Action will be minimized or 

avoided to the maximum extent practicable by incorporating as conditions to the approval, 

pursuant to the Restrictive Declaration, dated June 6, 2012, those project components 

related to the environment and mitigation measures that were identified as practicable. 

 

The report of the City Planning Commission, together with the FEIS and the Technical 

Memorandum, constitutes the written statement of facts, and of social, economic and other 

factors and standards, that form the basis of the decision, pursuant to Section 617.11(d) of the 

SEQRA regulations; and be it further 
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RESOLVED, by the City Planning Commission, pursuant to Sections 197-c and 200 of the New 

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

findings described in this report, the application submitted by New York University pursuant to 

Sections 197-c and 201 of the New York City Charter for the grant of a special permit pursuant 

to Section 74-743* of the Zoning Resolution: 

 

to allow the location of buildings without regard for the applicable height and setback, 

yards and distance between buildings; to facilitate the development of four new 

buildings, within a Large-Scale General Development generally bounded by West 3
rd

 

Street, Mercer Street, West Houston Street, and LaGuardia Place (Block 533, Lots 1 & 

10, and Block 524, Lots 9 & 66), in a C1-7 District, is approved, subject to the following 

terms and conditions: 

 

1. The property that is the subject of this application (C 120124 ZSM) shall be 

developed in size and arrangement substantially in accordance with the 

dimensions, specifications and zoning computations indicated on the following 

plans, filed with this application and incorporated in this resolution: 

 

Prepared by Grimshaw Architects PC:  

Drawing Number and Title       Date 

 

Z-004 Zoning Calculations and Zoning Actions     June 4, 2012   

Z-100 Site Plan        June 4, 2012  

Z-101 North Block: Site Plan      June 4, 2012  

Z-102 South Block : Site Plan      June 4, 2012  

Z-110 Ground Floor Site Plan      June 4, 2012  

Z-111 North Block : Ground Floor Site Plan     June 4, 2012  

Z-112 South Block : Ground Floor Site Plan    June 4, 2012  

Z-120 Building Envelope : Mercer Building     June 4, 2012   

Z-121 Building Envelope : LaGuardia Building     June 4, 2012  

Z-122 Building Envelope : Zipper and Bleecker Buildings    June 4, 2012  

Z-125 North Block : Average Curb Level Diagram    June 4, 2012  

Z-126 South Block : Average Curb Level Diagram    June 4, 2012  
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Z-127 North Block : Open Space Diagram     June 4, 2012  

Z-128 South Block : Open Space Diagram     June 4, 2012  

Z-130 North Block : Zoning Actions Plan Diagram    June 4, 2012  

Z-131 North Block : Building Sections     June 4, 2012   

Z-133 South Block : Zoning Actions Plan Diagram    June 4, 2012  

Z-134 South Block : Interim Zoning Action Diagram   June 4, 2012  

Z-135 South Block : Building Sections 1     June 4, 2012  

Z-136 South Block : Building Sections 2     June 4, 2012  

Z-137 South Block : Building Sections 3     June 4, 2012  

Z-138 South Block : Building Sections 4     June 4, 2012  

Z-140 North Block : Pedestrian Elevations 1    June 4, 2012  

Z-141 North Block : Pedestrian Elevations 2    June 4, 2012  

Z-142 South Block : Pedestrian Elevations     June 4, 2012  

Z-201 North Block : Site Plan End of Phase 1    June 4, 2012  

Z-202 South Block : Site Plan End of Phase 1    June 4, 2012  

Z-203 North Block : Site Plan End of Phase 2    June 4, 2012  

Z-204 South Block : Site Plan End of Phase 2    June 4, 2012  

Z-205 North Block : Site Plan End of Phase 3    June 4, 2012  

Z-206 South Block : Site Plan End of Phase 3    June 4, 2012  

Z-207 North Block : Site Plan End of Phase 4    June 4, 2012  

Z-208 South Block : Site Plan End of Phase 4    June 4, 2012  

 

Prepared by Michael Van Valkenburg Associates Inc., Landscape Architects, PC 

 

Drawing Number and Title       Date 

 

Z-300 Overall Open Space Plan      June 4, 2012  

Z-301 Open Space Amenities Calculation     June 4, 2012  

Z-302 North Block : Open Space Plan     June 4, 2012  

Z-303 South Block : Open Space Plan     June 4, 2012  
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Z-310 North Block : Materials Plan      June 4, 2012  

Z-311 South Block : Materials Plan       June 4, 2012  

Z-312 North Block : Grading Plan      June 4, 2012  

Z-313 South Block: Grading Plan       June 4, 2012  

Z-314 North Block : Planting Plan       June 4, 2012  

Z-315 South Block : Planting Plan      June 4, 2012  

Z-316 North Block : Site Furnishing Plan      June 4, 2012  

Z-317 South Block : Site Furnishing Plan     June 4, 2012  

Z-318 North Block : Lighting Plan      June 4, 2012  

Z-319 South Block : Lighting Plan      June 4, 2012  

Z-320 Site Lighting Details       June 4, 2012  

Z-321 Public Space Signage Plan      June 4, 2012  

Z-330 Overall Section Key       June 4, 2012  

Z-331 North Block : Sections      June 4, 2012  

Z-332 North Block : Sections      June 4, 2012  

Z-333 North Block : Sections      June 4, 2012  

Z-334 North Block : Sections      June 4, 2012  

Z-335 North Block : Sections      June 4, 2012  

Z-336 South Block : Sections      June 4, 2012  

Z-340 Pavement Details       June 4, 2012  

Z-341 Seatwall Details       June 4, 2012  

Z-342 Seatwall Details       June 4, 2012  

Z-343 Railing Details       June 4, 2012  

Z-344 Fencing Details       June 4, 2012  

Z-345 Trash Receptical and Bike Rack Details    June 4, 2012  

Z-346 Bench and Moveable Chair Details     June 4, 2012  

 

2. Such development shall conform to all applicable provisions of the Zoning 

Resolution, except for the modifications specifically granted in this resolution and 
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shown on the plans listed above which have been filed with this application. All 

zoning computations are subject to verification and approval by the New York 

City Department of Buildings. 

 

3. Such development shall conform to all applicable laws and regulations relating to 

its construction, operation and maintenance. 

 

4. Development pursuant to this resolution shall be allowed only after the restrictive 

declaration dated June 6, 2012, executed by New York University, the terms of 

which are hereby incorporated into this resolution, shall have been recorded and 

filed in the Office of the Register of the City of New York, County of New York. 

 

5. Upon the failure of any party having any right, title or interest in the property that 

is the subject of this application, or the failure of any heir, successor, assign, or 

legal representative of such party, to observe any of the covenants, restrictions, 

agreements, terms or conditions of this resolution whose provisions shall 

constitute conditions of the special permit hereby granted, the City Planning 

Commission may, without the consent of any other party, revoke any portion of or 

all of said special permit. Such power of revocation shall be in addition to and not 

limited to any other powers of the City Planning Commission, or of any other 

agency of government, or any private person or entity. Any such failure as stated 

above, or any alteration in the development that is the subject of this application 

that departs from any of the conditions listed above, is grounds for the City 

Planning Commission or the City Council, as applicable, to disapprove any 

application for modification, cancellation or amendment of the special permit 

hereby granted. 

 

6. Neither the City of New York nor its employees or agents shall have any liability 

for money damages by reason of the city’s or such employee’s or agent’s failure 
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to act in accordance with the provisions of this special permit. 

 

The above resolution (C 120124 ZSM), duly adopted by the City Planning Commission on June 

6, 2012 (Calendar No. 11), 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, Vice Chairman 

ANGELA M. BATTAGLIA, RAYANN BESSER, IRWIN G. CANTOR, P.E.,  

ALFRED C. CERULLO, III, BETTY Y. CHEN, MARIA M. DEL TORO,  

RICHARD W. EADDY, ANNA HAYES LEVIN,  

ORLANDO MARIN, SHIRLEY A. MCRAE, Commissioners  

 

 

MICHELLE DE LA UZ, Commissioner, Voting No 

 

 




















































































































































































































































































































































































































































































































































































































































































































