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EXECUTIVE SUMMARY

The Special Lincoln Square District, located in'the southern portion of Community
District Seven between Central Park West, Amsterdam Avenue, and West 60th
and West 68th streets, was established in 1969. The area is characterized by major
institutions, such as Lincoln Center for the Performing Arts, and a number of
relatively recent mixed-use developments along Broadway.

After evaluating more than twenty years of development pursuant to the special
district’s controls, the Department of City Planning has identified several outstanding
planning issues relating to the mix of uses, and the form and height of development.
These issues are particularly relevant to Broadway, which is the spine of the district
and contains its most significant development opportunities.

The Department proposes revisions to the special district in order to gmdc
development in a more predlctablc form, with a level of commercial use that is
consistent with the area’s overall development pattern and with building heights
that are compatible with the character of the district.

The first major recommendation relates to the regulation of commercial use. The
current regulations permit a maximum base of 10 FAR of either commercial or
residential use within the district’s C4-7 zoning. The Department proposes to
reduce the allowable amount of commercial use in future as-of-right development
from 10 to 3.4 FAR in those areas of the district where residential use
predominates. In addition, the amount of floor area allowed for theaters and other
entertainment uses (Use Group 8), is proposed to be limited in areas of the district.

The second major recommendation relates to building form. The Department
proposes an envelope control that would reinforce the “tower on a base" form
already mandated along Broadway. These regulations combined would result in
building heights in the range of the mid-20 to 30 stories tall, which would
complement the district’s existing neighborhood character.

Other recommendations address additional land use and urban design issues.
Principal among them is a proposed requirement for subway stair relocation or
access, applicable to sites adjacent to the district’s two subway stations.
Modifications to the arcade, parking and off-street loadmg provisions are also
proposed.
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SPECIAL DISTRICT OVERVIEW

BACKGROUND

In the early 1960’s the Lincoln Square area was redeveloped for major cultural
and institutional uses, with the city facilitating site acquisition under the 1957 Lincoln
Square Urban Renewal Plan. After the development of Lincoln Center and
Fordham University, the areas surrounding the Urban Renewal Area experienced
increased development pressure. Recognizing the unique opportunity that this
presented, the City Planning Commission created the Special Lincoln Square District
in 1969 to guide new growth and uses in a way that would complement the newly-
sited institutions.

The Special Lincoln Square District was established with the following purposes:
1. To promote the area as a "location of a unique cultural and architectural
complex” including "office headquarters and a cosmopolitan residential community;"
2. To improve circulation by improving subway stations and providing arcades, open
space and subsurface concourses; 3. To attract retail uses that will complement
and enhance the area; and 4. To encourage a "desirable urban design relationship
of each building to its neighbors and to Broadway". To achieve its objectives, the
district regulates ground floor uses and urban design elements, and makes floor
area bonuses available by City Planning Commission Special Permit in exchange
for the provision of certain public amenities.

Since it was created, certain changes have been made to the district relating to
public amenities, bonuses and floor area. Originally, bonuses could be granted
for a variety of amenities, including arcades, plazas, pedestrian malls, covered plazas,
subsurface connections to the subway and low or moderate income housing. The
. amount of development on a zoning lot was restricted to 14.4 FAR, with no more
than 12 FAR for residential uses.

After the adoption of Upper West Side contextual zoning (1984) and the city-wide
inclusionary housing program (1987) amendments, all bonusable public amenities-
were eliminated, except for the arcade required along Broadway, subway
improvements and low or moderate income housing. The 1984 amendment reduced
the permitted maximum FAR from 14.4 to 12. The 1987 amendment substituted
the as-of-right inclusionary housing program for the lower income housing bonus.

The district lies north of midtown Manhattan and Clinton; to its east is Central
Park and Central Park West’s residential buildings; to the north is the Capital
Cities/ABC headquarters block and the predominantly residential Upper West Side
neighborhood; and to the west are several superblock residential developments
such as Amsterdam Houses and Lincoln Towers.
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This report examines development that has occurred-since the district was
established. It analyzes issues, including use and bulk controls, mandated amenities
and subway access, and recommends modifications to the Special District.

CENTRAL PARK

LINCOLN
SQUARE
SPECIAL
DISTRICT

FIGURE 1

LOCATION OF LINCOLN SQUARE"
SPECIAL DISTRICT




RECENT AND PROPOSED DEVELOPMENT

Since the enactment of the special district in 1969, 18 buildings have been developed
(see Figure 2, Table 1). The majority of these projects were developed in generally
two periods: the early to mid-1970s and the mid-1980s. Ten of the 18 buildings
are primarily residential with either ground floor retail, and offices or institutions
in the base; five are entirely residential; two are institutions and one is an office
building.

Six of the post-1969 buildings were built on Broadway. Five of these are residential
buildings with ground floor retail, and some commercial or institutional office space
in the base. The remaining building, 1995 Broadway, is an office building.

Except the five purely residential buildings, Ppost-1969 buildings generally have a
small amount of commercial floor area (usually less than 2 FAR). The only
buildings which have significant commercial use are the one office building (8.21
FAR), and 1 Lincoln Plaza, a mixed-use building with a commercial FAR of 4.62.

Of the 18 projects, ten received City Planning Commission special permits, and
eight were built as-of-right. Five of the special permit developments are located
along Broadway. These mixed-use projects range in density from 13 to 16.7 FAR.
They received floor area bonuses for the provision of various public amenities, such
as arcades, plazas and covered plazas, and received waivers from applicable height
and setback controls. The as-of-right residential projects range from 8.64 to 12
FAR, with those over 10 FAR receiving as-of-right residential plaza bonuses.

In addition, there are four projects that are under construction or have approvals
but have not commenced construction:

1. Lincoln Square, an as-of-right project located on a full block site bounded
by Broadway, Columbus Avenue, West 67th and West 68th streets, is under
construction. It will be a 662,428 square foot building containing 305
residential units, 10 movie theaters, ground floor retail and a health club,
with an additional 110,000 square feet of cellar retail space. It will be a
12 FAR building with 4.9 FAR devoted to commercial uses and 7.1 FAR
residential.

2. Fordham University Residence Hall, a 270,655 square foot dormitory, with
205 units is located on West 60th Street between Amsterdam and Columbus
avenues. This project is in the last stages of construction and is scheduled
to open to students in Summer 1993.

11 Lincoln Plaza achieved 16.7 FAR by receiving a bonus and a BSA variance.
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3. Alfred Court, is a special permit project approved by the City Planning
Commission and the Board of Estimate in 1989, to be located at Ainsterdam
Avenue and West 62nd Street, on the Fordham University superblock. This
project would contain 253 residential units and ground floor retail uses along

- Amsterdam Avenue when completed.

4, West Side YMCA, is a special permit project approved by the City Planning
Commission and the Board of Estimate in 1989, located on West 63rd Street
between Broadway and Central Park West. The proposal entails the
renovation and expansion of the YMCA facilities and construction of 120 -
140 market rate units and 59 permanent low-income units.

Il
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EXISTING AND PR

TABLE 1
OPOSED DEVELOPMENTS

Building Name Location Helght Res. | Comm | C.F | Total
(stories) | FAR | FAR FAR | FAR
1. Bel Canto o 1991 Broadway 26 12 1.3 - 13.3
2. 30 Lincoln Plaza o 1886-95 Broadway | 32 13.7 6 - 14.3
8. Harkness o 61 W. 62nd St. 26 12 24 - 14.4
| 4. 1 Lincoin Plaza o * 1900-16 Broadway | 42 121 | 46 - 16.7
H §. 2 Lincoln Square o 58-70 W. 66th St 36 11 3 1.70 | 130
6. Lincoln Center North o # 137 Amsterdam 0 37 1.2 15 6.4
7. Lincoln Plaza 44 W, 62nd St. 30 8.6 - - 8.6
8. The Beaumont o 30 W. 61st St. 30 1186 | 1.9 - 135
9. The Alfred 161 W. 61st St. 36 2.9 A - 10.0
10. Brodsky o # 45 W. 67th St 32 10.1 | 23 4 12.5
11. The Toulaine 130 W. 67th St. 25 113 - - 1.3
12. The Regent o 45 W, 60th St. 34 8.3 1 - 9.4
13. The Checquers 62 W. 62nd St. 26 8.5 5 - 100
! 14. Tower 67 © 145 W. 67th St 47 1.2 | A - 11.3
15, — 1995 Broadway 18 - 82 - 82
16, Cong. Habonim 15-26 W, 65th St. 1 - - 57 57
17. — 32-34 W. 66th St. 10 120 | - - 12.0
18. Kaufman Cultural Center 129 W. 67th St. 6 - - 39 3.9
19. Fordham Dorm (under con) 60th/Amsterdam 20 - - 1.3 1.3
20. The Sofia (renovation) 43 W. 61st St. 24 75 53 - 128
21. YMCA (approved) o 15 W. 63rd St 40 48 | - 71 | 119
22. Alfred Ct.{approved) o # 62nd/Amsterdam 41 16 | .2 - 1.8
23. Lincoln Square (under con)) | 1992 Broadway 47 7.0 4.9 - 119

© Project received a Cily Planning Commission special permit.
* Project received a Board of Standards and Appeals variance.

# Includes a maerged zoning lot.
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DEVELOPMENT SITES

There are six remaining development sites in the district (Figure 3). For the
purposes of this study, a property is considered a development site if it is either
vacant land or contains a vacant building; contains a commercial building which
is at least 50 percent under allowable FAR; or is a residential building with less
than four occupied units. The sites are:

1._ Bank Leumi, a full-block site directly south of the Lincoln Square development
between Broadway, Columbus Avenue, West 66th and West 67th streets;

. 2. Tower Records/Penthouse Magazine building, a five story commercial building
on Broadway, just north of Lincoln Center between West 66th and West 67th
streets;




3. Regency Theater, located at West 67th and Broadway;

4. Saloon/Chemical Bank buildings, a possible assemblage located on Broadway
between West 64th and West 65th streets;

5. Mayflower block, a full-block site bounded by Broadway, Central Park West,
West 61st and West 62nd streets, containing a vacant parcel facing Broadway
and the Mayflower Hotel on Central Park West;

6. ABC assemblage, three low-rise structures located on the south side of West
66th Street, between Columbus Avenue and Central Park West.

LANDMARKS

The special district contains three buildings designated as landmarks by the New
York City Landmark Preservation Commission: the Sofia Warehouse; the First
Battery Armory; and the Century Apartments. In addition, the southern portion
of the Central Park West Historic District falls within the district. It should also
be noted that the Lincoln Center complex, or its individual buildings, would be
candidates for designation in the near future.

OTHER PLANNING INITIATIVES

Community Board 7 and Landmark West!, a community organization, are currently
studying the special district in response to the Lincoln Square development and
other issues that have been raised by recent developments in the district. This effort
is to include recommendations regarding zoning, urban design and pedestrian
conditions.




ISSUES AND RECOMMENDATIONS

LAND USE

Most of the district is zoned C4-7, which permits high density residential, commercial
and community facility development with a base maximum FAR of 10, bonusable
to 12. The district encourages retail uses compatible with the area by permitting
those commercial uses allowed in the underlying district or listed in Use Group
L. Use Group L comprises uses selected from those permitted in the C4-7 district
which promote pedestrian oriented activity and serve visitors to the area. On any
zoning lot fronting on Broadway, Columbus or Amsterdam avenues, the street
frontage devoted to any permitted use is limited to 40 feet, unless the use is also
listed in Use Group L, in which case there is no street frontage limitation.

Overall, the district can be characterized as mixed-use and conforms to the C4-7
designation: over a third of its Jand contains institutional uses such as Lincoln
Center, Fordham University and other schools, and cultural and religious facilities.
Residential use is found throughout the district, primarily in highrise apartments
along Broadway, Columbus Avenue and Amsterdam Avenue, and in midrise
buildings east of Broadway. Retail uses line Broadway, and occur less frequently
on Columbus and Amsterdam avenues. Office uses are generally located in the
southern part of the study area.

Issues

The great majority of developments in the special district are predominately
residential, with only limited amounts of commercial and/or community facility uses.
In contrast, the Lincoln Square project now under construction will contain about
5 FAR of retail, movie and health club uses (plus another 1 FAR of below-grade,
commercial use). The intensity of activity generated by this concentration of
commercial uses greatly exceeds that of more typical district buildings which average
about 1 FAR of commercial use. The amount and type of commercial use
permitted by the current regulations is one of the major issues that needs to be
addressed.

Among the issues raised by the Lincoln Square project are the space allocated to
movie theaters and the traffic generated by these and other intense commercial
uses. Currently, the district contains approximately 13,000 seats in Lincoln Center’s
major theaters and 1,700 movie theater seats. Just south of the district is the 500-
seat Paramount movie theater. The 10 movie theaters under construction in the
Lincoln Square project will add 4,000 more seats by 1994. Due to the fact that
theaters typically require double height or higher spaces, theater complexes are
relatively hollow spaces, containing less floor area than residential or other
commercial spaces would normally have in the same volume. These hollow spaces




result in significantly taller and more massive buildings than those of the same FAR
that do not contain theaters.

Although theaters and other commercial uses are distinguishing features of the
district’s identity and are generally supportive of its goals, the large amount of
pedestrian and vehicular traffic which they generate is an issue. For instance, a
typical 12 FAR residential building with ground floor retail on a 55,000 square foot
lot would generate approximately 17,000 person trips per day, and an office building
with ground floor retail would generate approximately 24,000 person trips per day.

In sharp contrast, a project with the same elements as the Lincoln Square project
(2 12 FAR building containing 1 FAR of ground floor retail, 2 FAR of movie
theater uses, a 2 FAR health club and 7 FAR of residential uses) would generate
approximately 41,500 person trips per day, 144 percent more than the residential
scenario. If commercial use were limited to 3.4 FAR and movie theaters were
limited to 1 FAR, as recommended in the following section, the number of person
trips generated would be significantly reduced to 30,000 trips per day.

Recommendations

A further examination of overall land use trends in the district reveals three distinct
sub-areas;

Sub-area A

The northern section of the district, between West 64th and West 68th streets,
contains special district development that has predominately replicated the
traditional Upper West Side land use pattern found directly to the north: high
density residential use with ground floor commercial uses. In effect, it has
developed as a transition area between Columbus Circle and the Upper West Side.
It also contains some of the area’s smaller institutions, such as the Church of Latter
Day Saints, the Museum of Folk Art and the Kaufman Cultural Center.

Sub-area B

The district’s major institutions, Lincoln Center and Fordham University, are located
in the southwestern section of the district, west of Columbus Avenue between West
60th and West 68th streets.

Sub-area C

The southern portion of the district, between West 60th and West 64th streets is
a center of commercial activity, due to its proximity to midtown, Columbus Circle
and the Paramount Building. The area contains a large amount of office use in
buildings built prior to 1969, including older loft buildings and the American
Building Society, and mixed use projects such as 1 Lincoln Plaza and the Sofia
Warehouse. This sub-area also contains the district’s two transient hotels, the
Mayflower on Central Park West and the Raddison Empire on West 63rd Street.
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LAND USE PROPOSAL

The following land use proposal is tailored to address the district’s neighborhood
character distinctions and reinforce existing land use patterns (see Figure 4):

o Retain the C4-7 district in the southern portion of the district, Sub-area C, where
commercial uses predominate. This area functions as an extension of midtown,
with a high degree of commercial use, access to two subway lines and proximity
to the Columbus Circle area, and should continue to do so. Therefore no
change in the maximum amount of commercial use permitted is proposed.

o Limit the amount of commercial floor area allowed where residential and
institutional development predominates, in Sub-area A, to 3.4 FAR in as-of-right
projects, and permit a full commercial build out by CPC special permit only.
Under this proposal, the overall density of the sub-area would remain constant,
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while the amount of as-of-right commercial use would be reduced. This proposal
has the advantage of limiting the amount of future trips that would be generated
from more intense commercial uses. In special permit cases, the Commission
would assess the proposed use, site plan and environmental effects on a case-by-
case basis.

Reduce.the amount of commercial floor area allowed from 10 to 3.4 FAR for
the portion of Broadway immediately north of the special district, between West
68th and West 71st streets, by rezoning it from C4-7A to C4-6A. This change
complies with existing conditions - high density residential buildings with ground
floor retail. The C4-6A district, like C4-7A, permits high density, residential
development with a base maximum FAR of 10, bonusable to 12.

Limit Use Group 8, including movie theaters and entertainment uses, to 1 FAR
in Sub-areas A and C. This restriction would reduce the amount of
entertainment uses in new buildings, therefore decreasing the number of possible
future trips generated and decreasing the overall volume and height of new
buildings. This restriction would not apply in Sub-area B, which is dominated
by Lincoln Center.

Eliminate Use Group L from the district, since it replicates the underlying
zoning. Furthermore, given the strong pedestrian character of Broadway,
Columbus and Amsterdam avenues, the 40 foot limitation on unlisted uses is
not necessary to discourage uses which do not generate pedestrian traffic.
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BUILDING FORM AND URBAN DESIGN

The special district’s urban design regulations require buildings facirig Broadway
to have an 85-foot high base built at the streetline, with the tower above the base
set back at least 15 feet on wide streets and 20 feet on narrow streets (Figure 5).
The 85-foot streetwall strongly characterizes the existing Broadway streetscape.
Generally, these bases range from 5 to 7 stories and contain retail uses on the
ground floor. The remainder of the bases contain either office or residential uses.

The six Broadway buildings range from 18 to 42 stories or 192 to 419 feet in height.
All of these developments followed the required urban design guidelines, with towers
rising above the mandated base. Among these buildings, three received height
and setback waivers, 1 Lincoln Plaza, Two Lincoln Square and 30 Lincoln Plaza.
These buildings are also the tallest Broadway buildings, averaging 37 stories or 360
feet.

EXISTING URBAN DESIGN
REGULATIONS
- memssmss 85 BUILDING WALL
15 TOWER SETBACK
swmswemsst  BUILDING WALL COINCIDENT
WITH STREETLINE

EREREN MANDATORY ARCADE
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In addition, an analysis of the distribution of floor area within the Broadway
buildings envelopes was performed. This reveals a direct relationship between the
height of the buildings and the amount of floor area located below 150 feet. For
example, 1991 Broadway (263 feet) and Checquers (264 feet) are both 26 stories
tall and 1995 Broadway (192 feet) is 18 stories. The amount of floor area located
below 150 feet in these projects is 60, 63 and 87 percent respectively.

In comparison, when a lower percentage of bulk is located below 150 feet, buildings
are higher. For instance, in 1 Lincoln Plaza (42 stories, 419 feet), 2 Lincoln Square
(36 stories, 362 feet) and 30 Lincoln Plaza (32 stories, 298 feet), the corresponding
amount of floor area located below 150 feet is 45, 48 and 49 percent. In an extreme
case, the new Lincoln Square building will rise to 46 stories or 525 feet in height,
with only 42 percent its bulk located below 150 feet. This is largely due to almost
125,000 square feet of movie theater uses, which create hollow spaces that
substantially add to the mass and height of the building.

In order to foster a positive relationship between the tower and base and a more
successful massing of a development’s bulk, and to avoid excessive height, as in
the Lincoln Square project, the Department proposes the following:

o Maintain the current controls requiring an 85 foot high base along Broadway,
to relate to existing special district development and Lincoln Center. Towers
should continue to be setback from the streetline for a minimum of 15 feet on
wide streets and a minimum of 20 feet on narrow streets.

o Establish envelope controls to govern the massing and height of new buildings
throughout the district. The proposed regulation would require a minimum
of 60 percent of a development’s total floor area to be located below an
elevation of 150 feet. This regulation, "Packing-the-Bulk," results in a better
relationship between the base and tower portions of buildings, producing
building heights ranging from the mid-20 to 30 stories.
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MANDATORY ARCADES

The district requires that mandatory arcades be provided on the following street
frontages: the north side of West 61st Street between Central Park West and
Broadway, the east side of Broadway between West 61st and West 65th streets,
and the east side of Columbus Avenue between West 65th and West 66th streets.
The requirement is intended to provide an expanded and protected area for
pedestrians along the length of Broadway opposite Lincoln Center and it has
become a signature element along Broadway. This mandatory amenity generates

a floor area bonus at a rate of seven square feet per square foot of mandatory -

arcade, not to exceed 1.0 FAR on the zoning lot, and requires a special permit.

Since 1969, three arcades have been constructed along Broadway - 1 Lincoln Plaza,
2 Lincoln Square and 30 Lincoln Plaza. They have added a special element to
this section of Broadway, and provide additional space for outdoor seating for the
area’s eating places which support the district’s entertainment uses.

Based on an evaluation of the remaining arcade locations, the following changes
to the arcade requirements are proposed:

o Retain the arcade as a mandated urban design requirement, since the remaining
sites along Broadway are adjacent to built arcades and present an opportunity
to create a succession of sidewalk widenings that runs north from Columbus
Circle to West 66th Street.

)

o Reduce the bonus rate to three square feet per square foot of arcade, equating
it with the bonus rate applicable in other C4-7 districts.

o Eliminate the requirement for an arcade on the north side of West 61st Street.
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SUBWAY IMPROVEMENTS

The Special Lincoln Square District allows the City Planning Commission to grant

floor area bonuses to a development in exchange for improvements to an adjacent

subway station. A bonus was granted in the case of the development at 45 West
67th Street, which supplied the Transit Authority with funds for improvements to
the 66th Street IRT station. In addition, a housing quality special permit granted
for the Copley, located just north of the special district on West 68th Street, also
provided funds for improvements to this station. These funds total approximately
$1.25 million and have not yet been spent by the Transit Authority.

Another subway improvement in the district is included in the mitigation plan for
the proposed Riverside South project, which when completed would have a
significant impact on the 66th Street station. The developer has agreed to construct
a new stairway entrance at West 65th Street by the time 85 percent of the
development is ready for occupancy.

Since there are additional development opportunities in the district which if built
would increase subway usage, the Department believes that additional subway
improvements should be sought. However, the current standards for the special
permit do not require performance on the part of the developer. Therefore, it
is recommended that construction of all required and bonused subway improvements
become a developer obligation, rather than accepting contributions to be spent
by public agencies.

Specific recommendations for improved subway accessibility are:

o Mandate subway stair relocation or access in the development of sites adjacent
to the West 66th Street and the 59th Street/Columbus Circle subway stations
to improve pedestrian conditions and improve subway access. These stations
are adjacent to the Tower Records/Penthouse site, the Bank Leumi site and
the Mayflower site. This improvement would be mandatory and would not
generate a bonus. The standards of Section 37-032 and the administrative
procedure set forth in Section 37-033 should also be applied so that the district’s
provisions relating to stairway relocation are consistent with those in other parts
of the city.

o Continue the bonus by CPC special permit for improvements to the subway,
such as better accessibility, safety, adding escalators or elevators and improving
circulation. The bonus provision of the district should be revised to reflect the
standards of Section 74-634 to require the construction of improvements, outline
Transit Authority Design Standards, procedures and Commission findings.

o Reach agreement with the MTA and TA regarding the outstanding funds
acquired from 45 West 67th Street and the Copley. The Department
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recommends that these funds should be used to improve the northbound
platform of the West 66th Street station.

-

o Coordinate the plans for a new subway stair at West 65th and Broadway, which
is to be provided by the Riverside South development, with the existing off-street
stair that is part of the Lincoln Center complex.

PEDESTRIAN CONDITIONS

As a part of Community Board 7’s study of the Lincoln Square area, certain area-
wide landscape and streetscape improvements to enhance the district such as tree
plantings, street lighting, improved pedestrian network and a redesign of Tucker
Park, the park immediately south of the Bank Leumi site, were recommended.
These suggestions would best be taken up by a local management entity such as
a Business Improvement District, rather than through land use controls. However,
the Department proposes to incorporate the following requirements in the special
district to complement this effort:

o Mandate retail continuity at the ground level along Broadway, Columbus and
Amsterdam avenues, to ensure the continuation of the area’s pedestrian-oriented
character and maintain active uses continuously along the sidewalks. This
requirement would replace Use Group L as the mechanism for promoting the
district’s retail character.

o Mandate transparency regulations which would require glazing on the ground
floor of new developments to encourage active street life and give pedestrians
visual access to the interior of retail shops.

PARKING AND OFF-STREET LOADING

Accessory off-street parking and public parking garages are permitted only by CPC
special permit. Off-street loading facilities are only permitted under the terms of
another special permit. The Department recommends certain modifications to
clarify these regulations.

o Eliminate the district’s special permit for public parking garages, since a special
permit mechanism is provided in the underlying zoning regulations. The
prohibition of roof-top parking would be maintained.

o Establish a City Planning Commission authorization for curb-cuts that would
serve any required loading docks.

17




SITE-SPECIFIC REC(_)MMENDATIONS

Because of their locations, two areas of the district require the following special
urban design requirements.

Bow Tie Sites

The area of the special district defined by the intersection of Broadway and
Columbus Avenue creates a highly recognizable space known as the bow tie. Two
small triangularly-shaped parks abut the intersection - Dante Park to the south,
and Richard Tucker Park to the north. These parks are framed by the Bank Leumi
site to the north, located on the block bounded by West 66th, West 67th, Columbus
Avenue and Broadway, and by the Empire/Harkness block on the south, bounded
by West 62nd, West 63rd, Columbus Avenue and Broadway.

The special district acknowledges the significance of this space by requiring that
on the two blockfronts framing the bow tie intersection and parks, building walls
of new developments must coincide with the streetlines, without any setback and
with no minimum or maximum height specified. This regulation, however, does
not take into account development scenarios on small sites involving merged zoning
lots, which could result in buildings of excessive height. Furthermore, existing low
structures located on the merged zoning lot would accentuate the contrast in scale
between the new and existing buildings.

The Department continues to recognize the uniqueness of the blocks north and
south of the bow tie area, and believes regulations prescribing a high streetwall
building form for new buildings is appropriate in these locations. Therefore it is
proposed to:

o Clarify the text requirement that the bow tie sites be developed with a streetwall
building without setbacks. The regulations would require new buildings be built
to the streetlines of West 63rd and West 66th streets and continue around the
adjoining corners for one-half of the Broadway and Columbus Avenue block
frontages.

o Require that developments with frontage along the remaining portion of
Broadway provide a 85 foot streetwall, to relate to the surrounding context.

o Establish an envelope control to govern the massing and height of new buildings,
by requiring that 60 percent of a development’s total floor area be located below
an elevation of 150 feet.

Mayflower Block

The Mayflower block, located on Broadway between West 61 and West 62nd streets,
is the district’s only block fronting Central Park West. This block contains a vacant
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site facing Broadway and the Mayflower Hotel, a 17-story-building facing Central
Park West. Both are under the same ownership and could be considered a single
zoning lot.

When assessing this block for future development, it became apparent that the
site could be developed in two ways: new development could either occur on the
vacant parcel fronting Broadway only, or on the entire site, including the location
of the existing hotel. The proposal recognizes both circumstances:

o Impose contextual regulations on the Central Park West frontage of the
Mayflower site to insure that if the existing hotel were to be redeveloped it
would relate appropriately to the Central Park West context.

o Require an 85 foot high base on the Broadway frontage, consistent with all other
Broadway development.

o Eliminate the arcade requirement from the north side of West 61st Street, but
maintain the mandated arcade along Broadway to complete the southern
terminus of the arcade system along the east side of Broadway.
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