OFFICE OF THE MAYOR
OFFICE OF LOWER MANHATTAN DEVELOPMENT

2 LAFAYETTE STREET, NEW YORK, N. Y. 10007

RICHARD WEINSTEIN, Director

May 5, 1971

Mr. George Clarke

Urban Systems

MLC Building

105 Miller Street North
Sydney, Newsouthwales
Australia 2060

Gentlemen:

1 have enclosed some material on the Greenwich Street Zon-
ing District which I hope will meet your needs. The main document is a
draft which is in the process of revision that we intend as a handbook
to guide the private sector in applying the district regulations to their -
property. The economic paper is based on a rather simple principle. We
arrive at a profit to the developer for each incentive foot of space to
be granted with the stan

lard incentive of 15% profit assured and by di-
viding this number into the cost of the amenity we desire, we arrive at
"a square foot bonus. The chief innovation of this district was to pro-
‘vide for_complex planning goals within_the framework of automatic admin-

istration. In the past this has only been possible through negotiation
which made the private sector impatient and the civic groups suspicious.

I hope the enclosures will be of use to you. If not, please
let us know. We are familiar with "lTooming deadlines" ourselves. What a
pity we can't discuss these things at leisure floating around the great
barrier reefs or sunning on any one of your legendary beaches. My limited
reading of history reminds me that we were once considered the land of
opportunity by Europeans, and it must be a consolation to you to feel
longing glances now cast in your direction.

Enclosures

P.S. Mr. Robertson will reply under separate cover.
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- INTRODUCTION

The decision by an experienced developer to proceed with
C the‘developmentHofva site with a modern office structure which
will produce a net income return on the required capital invest-

» fﬁﬂil, ment, is the end result of a series of variable assumptions that

‘“fg rest upon the most reliable market data available.

: In the determination of the price that can be paid for a‘
f?plot of land, the decision rests upon the following‘assumptionsiig’"
]ifl) The Gross Rental obtainable for each square foot of .
: rentable office space. . |
v; 2) Additional rent that can be obﬁaihed from the sale of
: utility service. | -

N . 3) The offsets to gross income in the form of vacancy and .

other rent losses. |

4) The operating expeneee and real estate taxes that must
be paid to sustain the gross income.
When items 3 and 4 are subtracted from items 1 and 2, ang
Jiexpected net income will bevfevealed, This net income may beie?f
capitalized into property value including 1and and building.>v,v?
Value in this 'sense may be defined as. the most probable price”ﬁ

obtainahleiln@the openimarket7if the property'were exposed for
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INTRODUCTION (Cont'd.)

The capitalization rate that 1is uséd to translate net
income into value is generally a comp@site of two factors.

The first takes into consideration the available mortgage fin-

ancing, both as to ratio.of mortgage to appraised value and

- interest and amortization requirements. The second considers
a yield that would attract an investor in acquiring the equity
position; that is the cash investment required above the avail-
| k'~ able mortgage. Both the mortgage terms and equity yieldg are
f?g*fp market factors. Available mortgage terms are more readily
. determinable than equity yields. The latter depend upon com-
> ‘ parisons of al#ernate investment 0pportuni£ies with due consid- .
. eration given to comparative risks to fhe,equity position.

Once the property value has been estimated, it is necessary
to estimate the most probable‘;onstruction cost for the building.
o This amount subtracted from the total property value produces
"a residual land value as improvedf One final adjustment must
. be made. The residuallland value is discounted at an aﬁpropriate
- rate of return for the time between commencement of construction
and completion, usually a two year period. |

- A variation of this type of analysis starts with a given
‘i'land cost and by using the assumptions as to cost of conétruction.

. operating ekpénsés, financing costs, equity returns etc. seeks

aj{‘to determine the minimum rehﬁalfthétimusﬁvbg_thaihed per square 

| foot of rentable space. .
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" INTRODUCTION .(Cont'd.)

It should be borne in mind that the flrSt analysis seeks
to arrive at a land value based on a contemplated 1mprovement
to the land. The second type of analysis starts with a land

value based on probablebmarket price and results from the usual =

f{ market bargaining process between buyer and seller. ' If as a
result of the second type of analysis it is determined that the

‘required rental is in excess of the going market rental, a

decision to postpone or drop the project will probably be made.

In the analysis that follows the factors are based on a

o common unit of measure, namely, the cost or value per square

foot of net rentablefbuilding area. Thus the land velue that
emerges is expressed in the same terms and if it were desired e
' to convert the land value per square foot ofjbuilding area intdﬁ”

FC

square foot of land alone, then it merely becomes necessary to

‘multlply the derived figure by the permlss1ble F A R. 1n the

area .

Thus‘a‘$6.75 land value per square footgofvbullding area]

can be expressed
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I, ANALYSIS'OF RESTDUAL LAND. VALUE

ASSUMPTIONS'

L Gross Rent of $9.50 per sqiare foot - based on current

“market levels,

"igzz Electfieity charges to tenants - based on current 5
market practice. , ‘7
3 Vacancy Allowance - Use 5% to reflect softness in

' current renting conditions.

?142 Operating Expenses - Use $1.75 per square fdot based
- on comparisons with existing buildings and reflecting

‘recent increases in wages, fuel costs etc.

5}‘Real Estate Taxes - Use $2 per square foot based on
1 a survey of assessed valuations of all office buildipgs §?ﬂ
5;built during 1959-69 in lower Manhattan. |

: Building Costs - Use $42 per square foot based on

f'frecent record of actual costs of office buildings

5;with provision for rising cestsfin‘the next year opef

" two.

:'Mbrtgaée Terms - A mortgage availability up to 75%

of appraised value with interest at 10% and annual
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ANALYSIS OF RESIDUAL IAND VALUE -(Cont'd.)

8: Equity Return - A 15% equity return required to

. attract capital to compensate for the risks involved,
: | the decreased tax shelter under the 1969 Tax Law and
‘the possibility of creating leverage on the borrowed

‘'mortgage amount.

9: Cagitalization’ Rate - By combining items 7 and 8 into .

" a "band of investment", the following rate is der:.ved'

]ﬁMORTGAGE - 754 of Value x .10608 —$.o795

- 25% o:E Value x .15

,?;fQ;EQUITY”L

COMPOSITE o

rounded toﬁ
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. TABLE I

GROSS RENT oo '$§ 9.50
+ Utility Charge .50 (o
TOTAL = $10.00 .. .

Less Vacancy Allowance : (5%) g0 s

EFFECTIVE GROSS INCOME '$ 9.50

~ LESS

Operatlng Expenses $1.75

Real Estate-Taxes‘}Ag,OO $ 3.75

NET INCOME o ssas

Capitalized @ 115% . =$50.00 - Value per square foot of land
($5.75 ¢ .115) e o ' and build:mg SR

' Cost of Building per sq. ft.= 42.00

IAND VALUE AS IMPROVED $ 8.00 | -
Discounted ® 10% for 2 years = $8.00 x 8. 26446+ = $6. 61‘

PR —————

ok PreSent Valueof$1 d’ﬁév“ in2 years@lo%

,,,,,
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TABLE II
Average land prices actually paid in the area bounded by

" the proposed zoning district came to'$1297per square foot for
the period 1967469. During fhat period the area wes zbned

C-6-4 permitting a F.A. R. of (10-12). Most developers however

~ anticipated obtaining an upzoning before the Board of Standards7

and Appeals on the basis of hardship.

With the rental market turning downward, the hardship case

would be strengthened. However aseuming no increase in‘F.A.R.-

o a price of $129 per square foot of land when divided by 12

iproduces a land cost of $10. 75 per square foot of building . area,

The minimum rental ‘necessary to proceed w1th a development wlthf:n»f°

 "land costs at $1O 75 per square foot;of building area is shown

‘Building Cost

“;Renﬁ,needed t0~oover=

>‘$’9 93'inn1uding electricity charges




+ DPUGLAS L. ELLIMAN & CO., INc. . T A A .

TABLE II (Cont'd.)

TOTAL FORWARED - ‘f[ﬁrs 9.93 7
Total rent needed with = e T
5% vacancy allowance.=' - 2.93 - $10.45
| ‘ «95

CONCLUS ION ’

Market price of $129 or $10.75 per square foot of building
area is not feasible in the face _ofvthe'current ‘rental market.
. Either a reduction of the return to equity to approximately 12%

or guarantee of full occupancy with a single tenant would enable

the developer to rent at $9.50 plus electricity charges per square

foot, the realistic market rate under today s economic cond:.t:.on.

A reduction ‘f in

land cost7wou1d ”also make development feas:.ble.

. November13o Alfred Schimmelp A S A‘



November 23, 1970

Re51dual Land Value Formula
for .
New Offlce Buildings
s "New York City

!

‘Alfred Schimmel




' Suppiémentiﬁglthe repbrt dated November 13, 1970
entitled "Analysis of Land Value and Rent Required for New

Office Buildings', we may express the procedure outlined in
the following formula: '

-

Land Value = [GFU(V+T+0) - BC] x d4f wherein
R N vhere

Anticipated Gross Rent

Utility Charges paid by tenants

Vacancy allowance

Real Estate Taxes o : :

Operating expenses excluding debt service

Capitalization Rate _ '

Building Development Cost

Discount factor for 2 years at appropriate rate of interest

o
OO H<a®
I

Quantitative factors were assigned to each of the
symbols in the November 13 report. The purpose of this report
is to establish an objective method whereby market changes in
the factors listed above may be reflected in subsequent land
values to form a basis for determining Bonus F.A.R. allowances
in the proposed Greenwich Street,Development District.

1

It is contemplated that the factors listed in the
formula are meant to apply a prototype building containing
between 400,000 and -600,000 gross square feet. While indivi-
dual developers may build structures of varying gross building’
area and may make special deals with prospective tenants, it is
necessary to usc, a prototype building which will fairly repre-
sent an average development.

"Quantitative Changes in the Formula : .

' The following objective market changes should be used
as a basis for the annual revision of the formula. Changes may
be made as of July 1 of each year except that the first change
should be made on July 1, 1972.

Gross Income , ‘ _ -

' Based on questionnaire survey addressed to real estate
companies active in leasing space in the lower Manhattan arca.
The average rental figure for the period January 1 - May 30 in
any year should be the base. Questionnaires should be addresscd
in some cases to new tenants and recognition may be taken of
advertised space and asking prices for this space.

-

~Utility Charges

Pcercentage changes in rates as obtained from the
Consolidated Edison Company, multiplied by the base amount
in. the formula. » ! ' .




[

Vacancy Allowaﬂde;"‘w R R R o N
' A 5% vacancy allowance is believed to be ample.

[Any further incteases in vacancies will probably lead to a
cessation of building.] : e .

: A n
Real -Estate Taxes S T S |
——The Base Real Estate Tax amount may be multiplied

' by the percentage increase in the tax rate and by the percentage

increase in building construction costs.

Operating Expenées _ R '
'SlncemWagesﬂand;BenefiIs,ACIQaningwCgsts,WElectricity
Charges and Heating Costs account for approximately 76.5% of =

.total operating costs with each component carrying respective
weights as follows: s CL T e

Wages andﬁBenefitéi;“ 18.7%

‘Cleaning- ;o 40.0%
Electricity S 31.3%°
" Heating © . .~ . 10.0%

It is possible'to aééount for changes by adjustfng
the percentages'?n’aCco%dgn;e;with: Lo

a) Wages GVBenefits -FChéhéés as indicated by the Reélty'Ad-
' T . -visory Board on Labor Relations, Inc.

 “as reported by the Real Estate Board of
. 'New York. o '

b) Cleaning Change based on changes in contract clean-
- L .. % 'ing costs as negotiated by the Department
‘' of Real Estate of the City of New York.
c) Electricity ' ' Changes indicated by rate increases
S __oBtained'by.Consolidated,Edison Company
T " during 'the year.

dj Heating

Changes in basis costs of steam supplied
by the N.Y. Steam Corporation.

Example - Assume Wages & Benefits increase 10%

' 'Cleaning increases . 5% '

Electricity No change
' .'Heating increases 5% .

'then Wages § Benefits 18.7% x 1.10 = .20.57%
Cleaning - 40% x 1.05 = 42.00%
Electricity .31.3% x 1.00 = - 31.30%

Heating . .~ . 10% x 1.05 - 10.50%

%, Total ’ 104.37%
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‘Capitalization Rate

A S S S
- Total increase in the four key items is 4.37%. Since
they represent 76,5% of total operating costs, if we divide
.0437 a totfal cost increase of 5.71% is indicated.
n765 B - R . L B .

The rate should be based on the rate for 10 year
taxable U.S. Treasury bonds plus 3.5 basis (percentage) points.
The Treasury Bond Rate as quoted in the New York Times or Wall
Street Journal or other reliable source as of June 15 in any

year should be used. . :

Building_ConstruEtioﬁ Cost - s
e The base cost should be modified by percentage changes
as indicated by the changes indicated in the Engineering News

‘Record Building Cost Index published as of the date nearest to

July 1 in any year or other equally reliable Cost Index that
will reflect changes in New York City building costs.such as

the Dow Calculator,Building Cost Index.

Discount Factor ) : o : EEE N

The discount factor shall be equal to the present .
value of $1 due in two years at,a rate of interest equal to
two basis or percentage points above the prime rate of the Chase
Manhattan Bank or Morgan Guaranty Trust Company as of June 15
in any year. T e

, - Attached to this réport is an example of how a change
in the formula may be affected in any one year.
' DNl e R T e e




" Pxample of Change in Basic Formula '

A) Currént'Base Formula
Gross Rent per sq.. foot =

+ Utility Charges P

Gross Potential o
'Less Vacancy Allowance 5%
Effective Gross Rent =

R.E. Taxes $2.00
Operating Expenses 1.75
Net Income per sq.foot,

Capitalized € 11.5% =

Less Constructidn.Cost§"

| Residual -Land Value

| Less discount for 2 years

i ' @ 10% o
Current Land Value

' Change Assumptions .
1) Gross income -
2) -Utility Charges - No
3) Vacancy Allowance -
4) Real Estate Taxes -

- Costs by 10%

'5) Operating Expenses - Increase by 5.71%

6) Capitalization Rate - 10 year bond rate

7) Construction Costs -

B) New Formula
Gross Rent
+ Utility Charge
Gross Potentidl - :
Less Vacancy Allowance 5%
Effective Gross Rent

: : '

Less
R.E. Taxes -

Net Income
Capitalized at 10%

Less Construction Costs $42 x 1.10

Residual Land Value

Discounted @ 9% for 2 years

Current Land Value

1y

8
3

35,75 I o
0 per square foot for land and

‘ ... ¢  building
2 S

&> - oy

$8 per squéré*fodt of'building aréa
x.826
$5.31 say $6.75

Average Increases to $10.5
change
5% (as fixed) s
Tax Rate increases by 5% - Construction

@ 6.5% + 3.5% = 10%

Increase by 10%
8) Discount Rate - Prime Rate 7% + 2% = 9%

el
i v

$2.00 x 1.05 x 1.10
Operating Expense -$1.75 x 1.0571

BROUE:
o 50
" 310.45

$2.31

1.85
$4.16

$ 4.16
$ 6.29
62.90
46.20 N
$16.70
X .842
$14.06 per square foot

‘of building area
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The Greenwich StTEEt ATE2 ...iceeenecstecissncsssnesssossnssisosncsnns
The GO&].S Of the DiStI’iCt .oco.o--o;lcooda-onqcolnnoo-ooolo.dunoolt.oua
Pedestrian Circulation ....ceseceessesscscssesacicsnissnsssscaosos
Shopping Opportunities .....cceciiiisenceccrsnecnnccccctscnnnanns
Urban Spaces € 8 0 0 666080 58 068 66 0 E T O I0 S0 606 HEOLEEPSSOESSCSsEESIISIOOEERSE
SUDWAY ACCESS tievscseessonassesstiassnasssrsassossssasossssansss
Street Use .‘.oc’.tot.....l‘llooi.!.l..b..q‘i.....l’.'.ll.."..'..n..lt

The Elements of the Plan .....cececietesstocsstassssscsisseasassacscsannss
Fundamental ReqUiTements ....cceeececessssssssnesasscsscscasocscnos
Elective Pedestrian Circulation Improvements ...ceceeoascosvossacns
Mandatory Pedestrian Circulation Improve:onts ....ccceccecceccanss
Lot IMPTOVEMENLS .cceeessvcvcsossasnissasnsaceacosssssosanassossosns

HOW It WOTkS no'o.u-..oin;---ui..co-tnoo-oaé-co-coooat.o-.-."noccoscac
Fundamental ReqUITEMENLS ..evevveoirssasasosassoaioosossssncossss
Adjusted Basic Maximum Floor Area Ratio .....cccvveevesceanacenns
Bonus FlOOT ATEA .vceeeeseccscesscastsossiossrsssesoscsscsodsncsosase

' Increased ToOweT COVETALE .eeeececevessisstssssnccccsarssscnsssscnase

An Example R S R

The SIte +vverveeecesossossossosssssnsssesnsscestssssisassnsssasnass

Adjusted Basic Maximum Floor Area Ratio .....ccciiveceenccncccanns

Lot IMPrOVEMENES ...eiceiecsoescsosaiossssssniassasssscscassanaas

o Increased Tower Coverage § Bonus Floor Area .....cceveeecececcons
W The Result-...oo.'.---0-qo-o----oocoo-----.io..cno.n.--oooo--oo-.

H Section 86"00 ...oonon.oogo.ogoool.nln'qoool‘uy;ucdlcocn..lui...n....uooot
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The Special enw1ch Street Develop-.
ment DistrictTis a twenty four block
area of Lower Manhattan in which spe-

~'cial zoning requirements and “incen- - -

tives have been established.

e district is bounded on the east
by Broadway and the Wall Street
financial ‘area, on the north by the
World Trade Center, on the south by
Battery Park and on the west by the
proposed Battery Park City.

The boundarles of the district were
drawn to encompass an area in which
major development has begun and in
which it will continue, at a rate de-
pending largely on the requirement

for additional office space, for the
next decade or so.

‘ :

Redevelopment is anticipated in the
special district for several reasons.
First, the area is adjacent to the
Wall Street financial area as well

as both the World Trade Center and
the proposed Battery Park City office
complex. Second, the area is well
served by the subway system and within
walking distance of both PATH and the
Staten Island Ferry. Finally, more
than half of the district is either un-
developed or underdeveloped.

Slightly more than half of the sites
included within the district are un-
developed or underdeveloped and, there-
fore, considered likely locations for
new buildings. Three projects - 90
Washington Street, 17 Battery Place and
U.S. Steel - are already being occupied
or nearing completion. Two buildings

- 75 West Street and 40 Rector Street

- are being remodeled. Site assembly
‘and/or building design are known to

be underway for six other sites.

‘The Special Greenwich Street Develop-
ment District is intended to encour-
age this development while coordina-
ting and channeling it so as to pro-
vide necessary public amenities and
improvements to the pedestrian cir-
‘Culation system.



- DISTRICT
;_g*[ﬁ """ IThe essential goal of the Special Green-
'"WVg] . .wich Street Development District is the
*“*W"V‘;]strengthenlng of the downtown business
. ,center. All the other goals - more
@;jand better open space, improved pedes-
:-itrian circulation, increased shopping
.“lopportunities, coordinated development,
lautomatic administration - are but the
. ,means of achigying the continuing
.growth and vifablity of Lower Manhat-
. .tan and, thereby, the viability of
- iNew York City and the well-being of
'feiher citizens.

;@Among the specific planning goals
:which the special district seeks to
achleve are the follow1ng

»It is a ba51c precept of the Zon1ng
wResolutlon in general and the special
'dlstrlct in partlcular that above a
icertain level,; which is theoretically
L ' related to the existing infrastructure,
DR ffgffi“-_’.‘. 'the size of a new building must be off-
AT . ' 'set by density ameliorating amenities.
| o Lla e +Plazas and arcades are the usual am-
| L TP ?~:'¥.u' ‘enities which a development provides
| ' e . Fhe . and rare intended to increase the size
. of the sidewalk and provide additional
‘circulation and open space for pedes-
‘trians. In the special district these
‘and other amenities are coordinated in-
St .. . to a comprehensive, district wide, ped-
Voo ~ ‘estrian circulation system.

-+ . .'In addition to the need to provide a
e ‘sufficient amount of circulation and
‘open space within the special district,
there are three major considerations
- which guided the design of this ped-
:estrian circulation system.

s B R R F1rst the system must accommodate move-
. SR TP L R ‘ment go and from the mass transit sys-
a - o [P tems. his involves not only generally

, -east-west movement associated with the




several 'sixbw.Station's ‘but also porth-

south movements generated by PATH| and

“ " the Staten Island Ferry. This suggests

'a series of east-west routes, particu-.

‘larly one along Rector Street, as well

'as a route north from Bowling Green
,and south from the World Trade Center.

—

R nal o B
‘Second, the special district is located

‘between the existing Wall Street- Broad
Street core, the World Trade Center and
"Battery Park City and must, therfore,
accommodate both movements between these
areas and between them and the special
district. The fact that Cedar, Rector

‘and Morris Streets had been p;opqsedwﬁwf



SHOPPING

DPPDRTUNITlES . | R
<«0ne ‘of the most serious Problems 10l T

as the..major‘ints of pedestrian|ac-

- ‘cess between Battery Park City and the

area of the special district influenced
the location of the east-west elements
of the pedestrian circulation system

‘Finally, both the extreme conJestlon o
‘of Lower Manhattan, especially in light
of the constrained street system, and
‘the mutual advantages of separating ve-
hicular and pedestrian traffic indicate
the desirability of developing a multi
‘leveled pedestrian circulation system.
Fortuitously, the pedestrian system on
‘three sides of the special district -
‘street level along Broadway, the World
‘Trade Center plaza and the pedestrian -

level proposed in Battery Park City -

is fifteen to twenty feet above the

‘street level of most of the special

district. This greatly facilitates

the development of a network of walk-
ways and open spaces at the second
.floor level.

e i

@, kt ff‘":
central business districts is the
rapid decline in opportunities for v
noon time shopping and eating. {

There seem to be two major reasons

. for this disappearance of restaurants

and shops. In older buildings the
space available for retail uses has
gradually been taken over by banks,
travel bureaus and corporate show-
rooms, partly because of their abili-
'ty to pay higher rents and partly

. because they are thought to upgrade

‘the building. In new buildings,

which tend to be towers set in large
plazas, a larger proportion of the
‘ground floor is occupied by lobbys,
elevators and loading docks. Of the
space which remains, most is usually
occupied by a bank or corporate show- .
Toom.

The result is fewer and fewer places

at which to shop or eat while the new
buildings are increasing the number of
people who need these services.

. 2y
g ey

/
Iw order to reverse lthis Trend

Zhe special district requires that 2 1/2%
of the total floor area of each develop-
ment must be devoted to uses listed in

Use Group G. Use Group G is a careful- _



Ay selected @st of comemience retail
+‘and service USes which #res necessary

- jto satisfy the needs of people v151t1ng
Pr working in the distziet.: The 2 1/2%
requirement is intended te:increase
%hese uses at the same time: that the
working b 1ncreased.

SO
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An 1mportant con51derat10n in the plan-

> ‘ _ ~ .+« - . ning of any urban area is the maintenance
' T - 'of those spaces - streets, squares and
parks - which give the area its memor-

.able character and the shaping of new




-

R B . jpublic open ,ces which will not only
S 'serve the needs of the neighborhood
but also be in keeping with that char--
iacter,
Lower Broadway and Battery Park are ex-
‘amples of the kinds of spaces which give
Lower Manhattan its unique character.
The precipitous facades lining Broadway
‘and providing a dramatic frame for Bow-
— : ling Green and the Custom House and

i .

~ " the comtinuous wall of -buildings forming
'a backdrop for Battery Park and providing
'an essential contrast with the expanse
.of the bay are unique and memorable.

|

'In order to maintain these spaces and
in order to gather the plazas to be
provided by new buildings into larger
and more useful open areas, it is nec-
lessary to adjust the zoning envelopes
‘'on some sites in the special district
'so as to require the new building to
be located at one edge rather than in
the center of its site. In this way
'‘the new buildings which are effected
will continue to define a successful
urban space on one side while contri-
buting to a new open space on the other._

SUBWAY  ACCESS

"iAlthough the special district is well ~
'served by the subway system - there
‘are three lines and seven stations
within or at the boundaries of the
district - the stations are unfortun-
ately not designed to accommodate
‘large numbers of people. This problem
has become acute in the Lex IRT Bowling
Green Station. Due to its single nar-
row central platform, not only do the
trains experience difficulty in closing
theiq”gogf59nfh3eaving the station but
peoplé€hare—besutforced off the crowded
platform onto the tracks. Because the
situation is dangerous and because the
‘capacity of the line is reduced by
the trains being delayed, the Transit
Authority plans to rebuild the station
to provide new entrances and a new

. - ' north bound platform. : -

Fortunately, the capacity of the other -
six stations in the district is limited
not by platform size but by inadequate
access to the stations. Some stations
have too few entrances; in other stations
the stairways are too narrow and there
are too few turnstiles.
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iThe street system of Lower Manhattan
was designed for carriages and wagons
‘and three and four story buildings.
‘It is clarly incapable of accommoda-
:ting all the vehicles and pedestrians
generated by forty and sixty story of-
fice buildings. If it were not for
‘the mass transit system - the subways,
PATH and the Staten Island Ferry - and
that most of the buildings in Lower
Manhattan are within walking distance
of each other the area would have long
isihce ceased to function.




it 1senecessary
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lBecause the st t system is so 11m1ted
use it very carefully
‘and the requlrements of pedestrians and
. 'of delivery, service and emergency ve-
ihicles must be given priority.
The separation of trucks making deliver-
lies, moving vehicles and pedestrians is
mutually beneficial. Streets where
trucks park and double park and back
into loading berths are inherently
blocked to through traffic and unplea-
sant for pedestrians. To the extent
that queing and loading can be concen-
trated on service streets the remaining
streets will more effectively accommo-
date through traffic and pedestrians.

For these reasons, and based on a care-.
ful analysis of the area including the
existing traffic and service patterns,
developments are not permitted to locate
'service entrances or access to parking
and loading facilities on streets such
as Broadway or Greenwich Street, which
are intended to accommodate through
traffic or large numbers of pedestrians.
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*The elements of the district plan com-

_]apr1se four administrative categories:

- “1(1i) Fundamental Requirements, such as
-~ithe inclusion of retail uses, for which

"1it is neither appropriate or necessary

. _-|to provide a floor area incentive, (ii)

© .-|Elective Pedestrian Circulation Improve-
~siments, such as a pedestrian tunnel, for
-+ Iwhich, because of their high cost and

~jpublic use, it is appropriate and nec-

-¥lessary to grant a floor area allowance,

{(iii) Mandatory Pedestrian Circulation

. ¥ 7~ {Improvements, such as an open pedestrian

) " .1bridge, which are required to be included

. rlas part of the development of certain

lots and for which, because of their pub-

.. »!1ic nature, it is appropriate to grant
‘a floor area allowance and (iv) Lot Im-
~iprovements, such as an elevated plaza,

~"{for which it is appropriate to grant

“la floor area bonus.

;,Q;All of the elements of the district plan
< -"thave the virtue of ameliorating the im-

;.a,,f:fpact which more people will have on this
S enicslarea. L

1Un11ke the other three categorles, there

~[r15 no floor area incentive associated

' .with Fundamental Requirements. The rea-

_ison is that these constraints, while pro-

: viding a significant public benefit,
,,§$11mpose no significant hardship on the

iw“developer where as PCIs and Lot Improve-
- “‘ments involve both public use and a sig-

4,'n1f1cant expense to the developer.

IJSE cRrRour G

D The uses permltted in the spec1a1 dis-
RN _'w-fraﬁltrlct remain those permitted in the
S .7 junderlying C6-4 and C5-5 districts
wom fﬂ‘rqggectlvely, with the exception
: ;!that in each development 2 1/2% of
.. . "'the total floor area of the develop-
"+ .. ment must be reserved for uses listed

}f‘ilff"iﬁ.h  ;iin Use Group G.
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. ‘Only floor spa which is directly
' .accessible fromMthe street or part of
.the new pedestrian circulation system

‘and which is to be actually occupied
by uses from Use Group G may be cbunted
. toward the 2 1/2% requirement. The only
——4except10n is that the City Planning Com-

‘mission may, by special authorization,
allow up to one fifth of the requirement
to be satisfied by other facilities such
'as an open air cafe on a plaza or a roof

4top restaurant open to the public.

PARKING AND LOADING
: a In the special dlstrlct a development is
| - not permitted to have vehicular access,
’ ‘ ‘ for parking or loading facilities, from
specified streets. These proscribed
streets are of two types: those which
i . T o — carry large volumes of vehicular traffic
' ' and those which will, in keeping with the
‘district plan, become more purely pedes-
, : 'trian streets. The remaining streets
e _;?M,ere for service or mixed use. e

S BUILDING TO I.O"l' LINE

<+2n.2=The requirement to build to the lot 1ine
‘has very little impact on the developer.
~In most cases it simply means locating
‘the building tower at the edge rather
than in the center of the lot. In re-
turn, the traditional character of Low-
‘er Manhattan is preserved and open space
" is gathered into useful amounts in ap-
Jproprlate places.
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T e I *Elective Pedestrian C1rcu1at10n Improve-

‘ o | ments are elements of the pedestrian

; . : .circulation system which is set forth in

{ a S | the district plan - as are Mandatory PCIs
@ : ‘and most Lot Improvements. The distingui-
5 ' ' : :shlng characteristic of an Elective PCI

'is that it is neither conditional to the

'development of 3 given lot nor necessar-
31y contiguous with that 1lot.

Each Elective PCI is described in Appen-

| dix C of the district regulations. They

| ‘ include such improvements as pedestrian

IR { ‘tunnels and new or improved subway statio

_entrances. Because such amenities are

afor the use of the public, floor area
nces will granted 1n»ordervto

o1 - 7 a
“1se 0 g;gx;gin c1f1c
ich may be granted are S own

‘ip ppendix C.




NMIANDATORY PEQ@STRIAN CIRCULAT|@N IMPROVEMENTS

e ’ﬂMandatory Pedestrian Circulation Improve-
Floor ancs allowance ‘ ' ments also comprise elements of the ped-

T .pa,- each mandatory pedestrian circulation improvement provided, the de- estrian CerUl ation . system OZ? the distric
velopment shall be eligible for a floor area allowance at the rate set forth in ‘ p 1 an. However , unl 1ke El ective PC I S thes«

. the following table. L N - -
he R " elements must be developed in conjunction

_—r"

All for Mand . .
ll.;le%::!rAi::a Circulation ?;mrovememi ! Wi th. the conti guous lot .
a) for an elevated shopping bridge . .. ... lggmgg:ft. per linear foot ]
b) for an eaclosed pedestrian bridge ...... ewe 270 sq.ft. per linear foot ‘ Because Mandatory PCIs are for the use
€) for an open pedestrian bridge o0 st vor tincer oo OF the public, floor area allowances will
5 It per linea
- () sinle 38 - B be granted to compensate the developer

(2) multiple span 100 sq.ft. per lincar foot . e .

(3) with 8tair Of TAND cooveveormcrsssesssmmscssrsoe 120.sq.ft. per lincar foot for the expense of their provision. The
d) for b pedestrian deck e vveessresssassgsssisionenne 10 8q.ft. per square foot amount OT.E the al low?.n ce dep (::nds }?Oth on
«) for ezch trec provided on a pedestrian deck 300 sq.ft. per tree ' 1the partlcular ameni ty and its size.

4 A

" ELEVATED SHOPPING BRIDGE

'An elevated shopping bridge serves
'to link two sections of elevated
| .shopping way. It enables pedestrians
! . to move above the street between two
 ‘developments without a major gap in
] retail frontage. The overall width
. .of the bridge is between 40 and 50
| . feet of which the front portion,
{ 'through which the pedestrians move
! from one development to the next, is
enclosed, with a minimum width of
. 115 feet and a minimum floor to ceiling
‘height of 30 feet, and is heated and
| air conditioned. The bonus which a
. development receives for providing
. an elevated shopping bridge depends
M e oo - i) nsimply on the length of the bridge.
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- ENCLOSED PEDESTRIAN BRIDGE
R k= "T;J;j('””rAn enclosed pedestrian bridge also
= spans a street and allows pedestrians

to move freely between the upper
levels of two developments. Hewewverg
the enclosed pedestrian bridge is
intended to connect enclosed areas
such as elevated shopping ways,
through block arcades and covered
pedestrian spaces and is, therefore,
itself enclosed, with a minimum

width of 15 feet and a minimum floor
to ceiling height of 30 feet, and

both heated and air conditioned. -
The bonus which a development re-
ceives for providing an enclosed
pedestrian bridge depends simply on
‘the length of the bridge.




,{An open pedestr1an brldge spans street
&between two zoning lots and allows ped-
estrians to move freely between, for
1examp1e, elevated plazas without re-
'turning to street level or having to
'wait for a traffic light. This bridge
‘has a minimum width of 15 feet and must
-provide as nearly level a connection as
xp0551b1e between the two sections of
‘the elevated pedestrian circulation
A‘system. The bonus which a development
'receives for providing an open pedes-
‘wtrlan bridge depends on its length,
1the necessity for intermediate supports,
land whether or not a stair or ramp 1s
“‘requlred at one end d

e et

1F3EEJEE?TFHI\RI DECK

FA pedestrlan ‘deck is 51m11ar to an )

‘elevated plaza except that it is built

-above the street rather than above the

} ‘developer's lot. The deck must have
‘direct pedestrian access from all

,adjacent elevated pedestrian circula-

' tion systems and, when required, ac-

. -cess to street level. It must also
ihave trees, benches, an outdoor cafe ~

"-land other amenities such as fountains

" land sculptures. The bonus which a

‘'development receives for providing a

- ipedestrian deck depends on the size of
*;the deck _ i

LoT ammeVEMEwgrgmw\ g ‘
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| D se0ss e : “,,;viLoi‘imprOGemehteVEEe4ef-£hree typeeé‘w(-i)~
\ ' Ficor area bonus : B 'mandatory, which must be provided as part

For cach portion of a Jot lmmmernem provided, the development shall be

* eligiblc for bonus floor arca at the rate set forth in the foilowing table. ‘ of the development ’ (ii) preferred ’ for

Soming ok, (ooLES of an impre - cu""""“"'“""'"""“‘.iwhich special permit hearings which might
Bouus Floor Arca for Provision of Lot Improvements !otherwj_se be required are Waived , and
a) for a shopping Way” ........ .cccwwmes 400 8q. ft. per linear foot : (ii i) dis cret ionary s WhiCh are plazas
: b) for a shopping arcadc 103 sq. ft. per lincar foot . a.nd arcades Wthh any developer may pro-
©oe) fer an elevated shopping way . ... 300 sq. ft. per linear foot : Vlde .

d) for a loggia ..... . .. S 100 3q. ft. per linear foot

e) for a pedestrian connection . . .......c..... . the bonus rate speciticd in the

Zoning Resolution for the AThose Lot Improvements, such as the shop-

. N . amenity provided . " . e N
. B for required escalators C s e 20£00 8q. {1, per paic of 32 P:!-ng W?.y L4 Wthh are SpeCIflc to thls Spe-
o puavided; 3o st cilal district and those, such as the ele-
bomus i doublerun wuhdn. vated plaza, which have been further de-

termediate landing provided

' ) for each Vti-cer'brervldwed on an elevated plaza 300 ;q ft. per tree - flned for the purpos eS Of the dls trl Ct
* A lot improvement which qualifies as a_shopping way shall receive the bonus are deS Crlbed be 10W .
0oF area therefor in lieu of scpavate bonuses for the shopping arcade and R e e ey e e
"""“‘" ahomnng way comprismg such sboppmg way T / . ; ‘
RN ., SHOPPING WAY
mwm-ﬂ~ﬂmw~w~m-id~wmf4f”'*f+e‘*ﬁ7 A shopplng way consists of two maJor R

‘elements - a shopping arcade and an_

-




‘elevated shopg@ng way - and vertical —
- pedestrian coMections between them.
-+ /BEach development must provide access

- . between the shopping arcade and the
'elevated shopping way near each end

0of the shopping way. Furthermore, -

ithe development must provide at least
one pair of 32 inch wide escalators
for each 150 linear feet of shopping
way. This is relaxed to 200 linear
feet when other escalators in the
‘building are readily accessible. The
‘required escalators and stairs must

‘be clearly visible and completely
‘accessible from the sidewalk without
tany restriction or obstruction other
than air doors and night gates. The
development does not receive a duplicate
bonus for the shopping arcade and ele-
ivated shopping way. The only additional
.bonus associated with the shopping way

|is _that for the required escalators.

; SHOPPING ARCADE

L*TA;shopping arcade is an arcade of which
© ‘at least half of the rear boundary is
,composed of Use Group G frontage. The
~arcade provides protection from the
‘weather, an active retail edge to the
'street and a considerably wider side-
‘walk. A shopping arcade has both a
minimum height and a minimum width of
15 feet. It must extend the entire
length of the development and be open
.1to and at the same level as the side-
walk throughout that length. , The bonus
which a development receives for pro-
viding a shopping arcade depends on

the length of the arcade.

§
!

"ELEVATED SHOPPING WAY
A

' "An elevated shopping way provides a
! third sidwalk, located within the
development and approximately 22 feet
above the street. It is an enclosed
space, heated in the winter and air
conditioned in the summer, which has

a minimum width of 15 feet and a mini-
mum floor to ceiling height of 30 feet.
The front wall is entirely windows,
allowing daylight to enter and providing
visual continuity with the street, and
-at least @ﬁlf of the rear wall is Use
Group G frontage, providing the pedes-

. trian an attractive series of shopping

! opportunities. The bonus received by
the development depends on the length

of the elevated shopping way.
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S LOGGIA . o |
IR e
Il ' A loggia is similar to an arcade except

‘that- it is located above the level of
the sidewalk. It is a covered space
within,but along the edge of, a develop-
.ment. It has a minimum width of 15 feet
and a minimum floor to ceiling height
of 20 feet. Throughout its length it
'is open, with the exception of building
icolumns and a railing, to the street.
/Tt is an element of the pedestrian con-
nection between the areas at either end.
The bonus received by the development
.depends on the length of the loggia.

" COVERED PEDESTRIAN SPACE
o e i e i+ The covered pedestrian space is alsee~
a special permit provision of the
Zoning Resolution which has been
' adopted for use in the special district.
!A covered pedestrian space is capable
lof effecting pedestrian connections
|at and between several levels. It is
'a preferred way of providing,; within
'a zoning lot, access to a subway
'station. A covered pedestrian space is
'a public amenity on the order of the
‘plaza except that it has the advantage
' of being protected from the weather.
- In the special district a covered
‘pedestrian space must be an integral
. part of the pedestrian circulation
'system, it may be bounded only by
'Use Group G frontage and it may contain
'such features as benches fountains,
'planting and cafes. The bonus received
by the development depends on the size
.of the covered pedestrian space and
' ‘whether the space is enclosed, with
‘heating and air conditioning, or open.
‘Any bonus for required escalators, which
__may be located in the space, is additiona

' ELEVATED PLAZA .

!An elevated plaza is similar to a
‘plaza except that instead of being
an addition to the street level
N ) pedestrian circulation system it is
' an element in the elevated pedestrian

circulation system. The elevated plaza

. was already in the Zoning Resolution and

by special permit of the City Planning
.Commission, can be granted the same
‘bonus as a plaza. In the special dis-




‘trict an elevged plaza is required to
‘be at the sam®™level as and direcitly
accessible from other elements of| the
elevated pedestrian circulation system.
It is also required to be generously
planted with trees and, by special .
authorization of the City Planning
Commission, may have such amenities
‘as open air cafes, which are not
-normally permitted on plazas. The
‘bonus which a development receives

- for providing an elevated plaza depends

“lon the size of the plaza. ,

i ——— BT

.. THROUGH BLOCK ARCADE

_ IThe through block arcade is a third
special permit provision of the

.Zoning Resolution which has been
adopted for use in the special district.
The through block arcade may be used to
effect a pedestrian connection between
portions of the pedestrian circulation
system. The only uses permitted along
its boundaries are those included in
Use Group G. The bonus received by

the development depends on the floor
area of the through block arcade.

J

. PEDESTRIAN CONNECTION

" In order to make the district plan as
‘adaptable as possible a generig require-
ment termed the pedestrian connection is
used to describe various links in the
pedestrian circulation system. The de-
veloper may choose any appropriate Lot
Improvement to accomplish the pedestrian
connection and will receive the bonus
floor area earned by that Lot Improvement.
In the case of a pedestrian connection
between two clearly separate levels where
escalators are necessary, the development
would also become eligible for the floor
‘area bonus for required escalators.

R mENRCR e vt e emrraghod
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~ o An addition to the descrlptlon of the
'jffelements of the district plan, the spe-
_+'cial district regulations define the pro-
- .cedures and conditionswhich encourage
. +and control development in the district.
. These provisions are structured into
,jffour basic operations: (i) the satis-

- faction of the Fundamental Requirements,
V%W(ll) the upward adjustment of the basic
.~ maximum FAR in the C6-4 portion of the

- .district, (iii) the addition of bonus
=.. :floor area to the basic or adjusted ba-
" “"sic maximum FAR and (iv) the use of bo-
.nus floor area to increase the permit-
4ﬂted tower coverage.

%
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*f*’v*—ﬁhhese requlrements - the reservatlon of
T -2 1/2% of the floor area for Use Group G,
j{;mhe restriction of access to parking and
.7 "loading facilities from certain streets
;;wand the positioning of some buildings
2 .on their sites so as to define the edge
f :pf certain urban spaces - are of consi-
‘:.lderable benefit to the public and of
.- .relatively little cost or inconvenience
-4{to the developer. These requirements
-will, in fact, eventually benefit the
-vdeveloper by improving the character
and organization of the neighborhood
and making it more attractive to ten-
;_ants and visitors.

&wThese requirements are an extension of
. -the use, access, and bu11d1ng envelope.
. ,constraints set forth in the Zoning Re-
‘solution. They serve to modify those
_ . , ) LT ‘'requirements so as to satisfy the spe-
. L N o ﬂ',gigff“‘ .Jc1f1c needs of this area.
e T O
S ADJUSTED EE@&EME: hﬂl&)(lhﬂLJ“n FLOOR AREA RATIO
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A development in that portion of the
spec1a1 district zoned C6-4 (which al-
“‘lows a basic maximum FAR of 10.0) may
'-‘use floor area allowances granted for
. ithe provision of Mandatory and Elective
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'PCIs and for @ktributions to the Dis-
‘trict Fund to 2djust the basic maximum
FAR upward to as much as 15.0. When
‘the developer takes full advantage of
‘'these provisions and establishes an
adjusted basic maximum FAR of 15.0,
‘the development becomes eligible for
‘the higher bonus rate hich is allowed
'in the C5-5 district(for some amenities
‘and becomes capable of achieving a to-
'tal FAR of 18.0. These privileges are
in return for providing additions to the
pedestrian circulation infrastructure
ito accommodate the resulting increase
?1n employee density.

‘A development in the C5-5 portion of
‘the special district (which allows a
basic maximum FAR of 15.0) may use floor
.jarea allowances as bonus floor area.

MANDATDRY PGI

wMany of the zoning 1ots in the spec1a1
dlstrlct have Mandatory PCIs which are
‘conditional to the development of the
‘lot. Each Mandatory PCI has its loca-
tlon indicated in Appendlx A and its
descrlptlon included in Appendix B in
the dlscu551ons of the effected blocks.

ELECTIVE pPCl
4Electlve PCIs are llsted in Appendlx C
A developer who desires to provide one
or more Elective PCIs must first select
the highest ranked improvement and may
‘then select any other improvements.

In this way the developer of a lot in
the C6-4 portion of the special district
will usually be able to achieve an ag-
gregate floor area allowance close to
that required for an adjusted basic max-
iimum FAR of 15.0. If the aggregate is
in excess of the amount needed, the ex-
cess may be used as bonus floor area;
if the aggregate is less than the amount
needed, the difference may be covered
by a contribution to the district fund.

. DISTRICT FUND

'The Greenwich Street Development District
Fund functions as a variable sized Elec-
tive PCI. Moneys contributed to the dis-
trict fund will be-used to improve the
seven subway stations in and adjacent
|to the special district.



" When the floor
.. idatory and Elective PCIs total less than
.+ that necessary to produce the desired

.aa allowances for Man-

adjusted basic maximum FAR and there is

“?ﬁ]no Elective PCI which would bring the

total closer to but not more than the

- /desired amount, the developer may con-
{tribute to the district fund. If the

contribution were made prior to 1 July
1971 the development would be granted
‘a floor area allowance of one square

- foot per $6.75 of contribution. Each

‘year there after the rate will be ad-
Jjusted by the City Planning Commission

" lbased on changes in the assessed value,

}of the land in Lower Manhattan.

BORNUS FLOOR A

~-~'|{There are four sources from which bonus

floor area may be generated for a devel-
opment: (i) excess floor area allowances,
(ii) Mandatory Lot Improvements, (iii)

Preferred Lot Improvements and (iv) Dis-
cretionary Lot Improvements. This bonus

.floor area may be used to increase the

‘total floor area of a development to as
much as 20% above the basic or adjusted
ba51c maximum FAR. The 20% limitation

'is the same as that provided in the Zo-
n1ng Resolution for dlscretlonary amen-
*1t1es. . : S

Bonus floor area from some sources may
only be used to increase the floor area
jof the development; however, from other
‘sources it may be used either to increase

‘the total floor area or increase the
Jtower coverage. . ‘

_.“l:—:xcs-:ss FLOOR AREA ALI.DWANGE

‘floor area or the tower coverage.

-WAny development w1th1n the spec1a1 dls-

trict may use as bonus floor area that
portion of any floor area allowances
which is in excess of that required to
adjust the basic maximum FAR to 15.0.
‘In this way a development in the C5-5
portion of the district (which starts
with a basic maximum FAR of 15.0) may
be bonused for prov1d1ng a PCI.

ﬁIf the bonus floor area was generated
by an Elective PCI it may only be used
to increase the floor area of the devel-
-opment ; if generated by a Mandatory PCI
it may be used either to increase the
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MANDATORY @RT IMPROVEMENTS

[P T

1A development which provides any Man-
‘datory Lot Improvements may use the
‘bonus floor area to increase either the
itotal floor area or the tower coverage

. ,of the development.

;';',-PFIEFERRED LOT IMPROVEMENTS

JPreferred Lot Improvements are optional
‘because they are neither essential ele-
ments of the district plan nor, given
.certain site configurations, always
.feasible. If the developer chooses to
provide a Preferred Lot Improvement such

S las a covered pedestrian space or an ele-

e L -~ |vated plaza, special permit hearings

R e - ‘are not required.

{Except where the Preferred Lot Improve-
ment is used to satisfy the requirements
0f a mandatory pedestrian connection,
the bonus floor area may be used only

'to increase the total floor area of the
.development.

'DISCRETIDNARY LOT IMPROVEMENTS
“A development may also earn bonus floor
‘area by providing Discretionary Lot Im-
L ‘ provements. Unlike Preferred Lot Improve:
5 ments, amenities such as covered pedes-
' 'trian spaces and elevated plazas remain
ilsubject to special permit hearings.

!Bonus floor area generated by Discretion-
:ary_Lot Improvements may be used only to
‘increase the total floor area of the de-
'velopment.

INCREASED 'TWER'CB\}/ERAGE
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. -, That portion of the bonus floor area
which is both attributable to Mandatory
PCIs or Mandatory Lot Improvements and

i is in excess of the 20% that may be ad-
ded to the basic or adjusted basic FAR,
may be used to increase the tower cov-
erage of the development to a maximum
of 55%.

This provision is an extension of a con-
cept already established in the Zoning
Resolution. Section 33-455 allows a
development to have a tower coverage
greater than 40% in return for a reduc-
tion in FAR. For each 0.2 points of al-
lowable FAR which are not built the
tower coverage may be increased by one

‘FAR
 TOWER
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4::"/‘, TOWER 8&5% __

percentage pom,” to a maximum ‘tower
%coverage of - 55% f‘f

In the special dlstrlct, the'same rate
of conversion and the same limit on
‘tower coverage are used; however, the

" maximum FAR of the develqpment is not

‘reduced and only bonus floor area gen-
erated by mandatory elements of the

jolstrlct plan may be used

i
R

e,

Ehe 1ncreased tower coverage is of con-f
siderable economic advantage to the de-

-veloper and can, therefore, be used, in

the same way as an increase in total
floor area, to compensate the developer

_for the provision of a public amenity.

‘The increased tower coverage is not
only in keeping with the general char-

"acter of Lower Manhattan but has the
.significant advantage of mot increasing

[the density of the worklng populatlon._.j




- /An actual site in the Special Green- ~
.,wich Street Development District
'has been chosen to demonstrate the

' ieffect of the district on a project.

2 ‘The site consists of two complete blocks
‘- 'block 54N and block 545 - located be-
tween Greenwich and Washington Streets
‘just south of the World Trade Center.

i .-This is one of the key sites in the dis-

‘trict plan.

. .One of the east-west branches of the

. elevated pedestrian circulation system
passes through the northern block, and

=1 ' the north-south spine of the system

‘passes through both blocks. A pedes-
3] trian bridge from the World Trade Cen-
..ter plaza is a required part of the

“-development of the northern block and
< - a large elevated plaza is proposed to

HING TGN ——
..__75/‘ —t,
.
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receive the bridge and serve as a north-
~ ern anchor of the elevated shopping way.

Almost one third of the double level
Shopping Way along Greenwich Street

is included in the two blocks, and the
resulting concentration of shops from
~Use Group G will reinforce the pedes-

.- trian and retail character of the street.

The developer assembled block 54N and
54S and consolidated them by success-
fully petitioning the-city to close
and sell the portion of Cedar Street
between Greenwich and Washington Streets.
The resulting block 54 has a lot area
' of?65,882 sq. ft..

As a result of the street closing; in--
. order to maintain pedestrian access to
-« the blocks to the west, the developer
agreed to provide a through block ar-

ade approximately along the alignment
of -the closed stree :

P, -
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~{Block 54 is located in the C6-4
~iportion of the special district;
_itherefore, the developer had to
“.:/decide whether to build starting.
..~ .with a basic maximum FAR of 10.0
-{or an adjusted basic maximum FAR
lof as much as 15.0.

-

In this case
the developer needs as much floor

iarea as possible, and so, he took

‘|the following three steps to ad-

1just his basic FAR upward to the
ol maximum of 15.0. .

303,500 sq

L

First, from the block descriptions

~in Appendix B, it was apparent that

.the development would have to in-
clude PCI:B. This mandatory ped-
‘estrian circulation improvement

'is a multiple span open pedestrian

-bridge approximately 160 ft long

between block 54 and the World
‘Trade Center. Since the bonus oo
rate is 100 sq. ft. per linear 2
foot, the bridge produces a floor :
area allowance of 16,500 sq. ft. (.

Second, in as much as none of the
other mandatory PCIs were applic-
able, the developer selected the
first item from Appendix C, the
ranked list of elective pedes-
trian circulation improvements.
PIC:1 is a pedestrian tunnel
under Church Street between block
62 and the World Trade Center and
produces a floor area allowance of .
. ft. T

o S R e Xk

(Third, because the development was
now within 9,410 sq. ft. of an ad-
'justed basic maximum FAR of 15.0

:and because there was no elective

'PCI that small, the developer chose
‘to contribute to the Greenwich
Street Development District Fund.
‘At $6.75 per sq. ft. the remaining
9,410 sq. ft. required a contribu-
‘tion of $63,517.50.

By increasing the basic FAR from

~10.0 to 15.0 the developer achieves
- -two advantages in addition to the

‘increase in floor area. First, ~ -+ --
‘the bonus rates allowed for plazas

‘and arcades become those permitted

'in a C5-5 district rather than a
€6-4-distri nd, the 20% :
‘limit on bonus floor area is calcu-
lated on a base FAR of 15.0 rather

{than 10.0.
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;There_are'threertYpesrofrlot im-

““may receive a bonus: (i) mandatory
©/|lot improvements, such as the shop-
“iping way, must be provided by the

...,developer and the bonus may be

provements for which the developer k

" 'used either to increase the floor

area or the tower coverage of the

Df}building, (ii) preferred lot im-

“provements, such as a mapped ele-
- vated plaza may be built by the
|developer without special permit
“hearings and the bonus may be used

~....'to increase the floor area of the
. 7..building, and (iii) discretionary
" improvements, such as.an arcade,

-+ imay be built by the developer if

he so chooses and the bonus may

fr,fbe used to increase the floor area
- lof the building.
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’fIn this case the developer needs
2the maximum possible FAR of 18.0
l

‘and tower coverage of approximately

‘ ‘53%, and so, he took the following

steps in order to earn the neces-

lF1rst, in accordance W1th the block
‘descriptions in Appendix B, he pro-
wvided the required mandatory lot
:improvements. These are a shopping
‘arcade approximately 100 feet long,
a shopping way approximately 185
feet long and a pedestrian connec-
‘tion. The shopping arcade produces
a floor area bonus of 10,000 sq. ft.
The shopping arcade produces a floor
.area bonus of 74,000 sq. ft. The
building has escalators tossecond
floor lobby such that only omne

pair of escalators are required

‘for the shopping way. The required

‘escalators are designed as a double
run with an intermediate landing
.and produce a bonus of 30,000 sq. ft.

t .
‘Second, the developer decided to
satisfy the requirements of the

77'mandatory pedestrian connection -

=by building the elevated plaza- -~ = _.= _
‘described in Appendix B as a pre- S
ferred lot improvement. The ele-

" ‘vated plaza is to have an area of
.approximately 20,000 sq. ft. and e

‘area bonus of 200,000 sq. ft. In
taddition the required trees on the
plaza produce another 4,800 sq. ft.
'of bonus.
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{This far the developer®xs earned
'approximately 318,000 sz ft. of
‘bonus floor area whichmay be used
‘either to increase the @bor area

‘or tower coverage of tkebuilding.

171,293 sq. ft. (FAR 2.8 are used
‘to increase the tower cmerage from
40% to 53%. The remaimd@sg bonus
floor area increases the FAR from
15.0 to 17.4. |
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of the building to the meximum of 18.0
the developer chose to grovide two dis-
cretionary lot improvemmts, an arcade
‘lalong Liberty Street amf a plaza on
Washington Street. Sy

Th
operation of the distrigg is. responsive

|{to the needs of the area. It includes

. |a reasonable share of shapping located

- — '

I
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, ,f along the major pedestriam areas: it
|provides generous amounts of attractive
|open space carefully integrated with

the planned pedestrian circulation sys-

'ﬁ”iitem; and it provides several of the
~“ lessential links of the pedestrian cir-

culation system.

. By reQuiring and encouraging the develope:

to respond to ‘the district goals, the
Special Greenwich Street Development

‘borhood. -

'District makes it possible to produce
a better building and a better neigh-







