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1. INTRODUCTION 
 

This application is made by 462BDWY LAND, L.P., and seeks: (1) a special permit pursuant to 
Section 74-781 of the Zoning Resolution of the City of New York (the “Zoning Resolution” or 
“ZR”) to permit Use Group 6 retail use in the cellar and the southerly portion of the ground floor 
of the existing six-story building located at 462 Broadway (Block 473, Lot 1) in an M1-5B 
zoning district, within the SoHo Cast-Iron Historic District and Manhattan Community District 2 
(the “Proposed Development Site”), and (2) a special permit pursuant to ZR Section 74-922 to 
permit a Use Group 6 and 10A large retail establishment over 10,000 square feet in the cellar and 
the southerly portions of the ground through third floor of the aforementioned building.  
 
 

2. BACKGROUND 
  
The International Culinary Center (“ICC”), a Use Group (“UG”) 9 Trade School, had occupied 
the southerly portion of the ground floor, as well as the entire second through fourth floors and 
the northerly portion of the fifth floor of the existing building located at the Proposed 
Development Site. As discussed below, they have reorganized within the building, vacated the 
southerly ground through third floor spaces, and currently occupy the northerly portions of the 
second, third and fifth floor, as well as the entire fourth floor. 
 
ICC ran a restaurant in the southerly portion of the ground floor, where students participated in 
an internship program to learn and practice the culinary trade, through December 2015. Due to 
recent changes in ICC’s educational/business model, ICC has eliminated this internship program 
and has instead implemented an externship program. ICC therefore vacated the ground floor 
space and downsized its trade school and accessory office space within the building. As such, the 
two special permits requested by the instant application will support the internal re-organization 
of the building, and help the applicant re-tenant the southerly portion of the ground through third 
floor and continue to provide ICC with a reduced rent. 
 
The Proposed Development Site is located within the SoHo Cast-Iron Historic District, 
designated as a historic district in 1973. The SoHo Cast-Iron Historic District Designation Report 
described the existing building located at 462 Broadway as “An impressive corner building 
which runs along Grand Street to Crosby Street. Designed by John Correja for George Bliss and 
J. Cossitt is [sic] 1879-1880, it is a massive example of a cast-iron commercial palace done in a 
French Renaissance vein. Its six stories are combined into a total of twelve bays on the 
Broadway side and 24 bays on the Grand Street side. The bays are further subdivided into groups 
of six by heavy pilasters decorated similarly to the corner piers and extending through two 
stories. The ground-floor façade has been completely altered, but on the upper stories slender 
round columns with Corinthian capitals separate the bays. The lintels are embellished with 
sawtooth motif, while the frieze of the second and fourth story entablatures are composed of 
rows of incised banding. The large pilaster orders have a type of bandwork-and-scallop capital 
with a medallion motif midway on the shaft. The rather heavy cornice is supported by brackets, 
and the architrave is lined by a row modillions.” 
 
 

3. DESCRIPTION OF SURROUNDING AREA 
 
Zoning 
 
The zoning districts located within a 600 foot radius surrounding the Proposed Development Site 
(the “Surrounding Area”) are M1-5A, M1-5B and the Special Little Italy District.  
 
M1 zoning districts are often used as buffers between M2 and M3 zoning districts and adjacent 
residential or commercial districts. M1 districts typically include light industrial uses, like 
wholesale services and storage facilities. Offices, hotels, and most retail uses are also permitted 
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within M1 zoning districts. M1-5A and M1-5B zoning districts are mapped only in Manhattan’s 
SoHo and NoHo neighborhoods, and allow artists to occupy joint living-work quarters for artists 
(“JLWQA”) as an industrial use. Within an M1-5A zoning district retail use is permitted below 
the level of the second story in buildings occupying less than 3,600 square feet of lot area. 
Within an M1-5B district, only uses listed in Use Groups 7, 9, 11, 16, 17A, 17B, 17C or 17E are 
permitted below the level of the second story. M1-5 zoning districts permit a maximum FAR of 
5.0 (6.5 for community facility) and parking is not required.   
 
Special Purpose District and Subdistricts 
 
Within the Surrounding Area there is the Special Little Italy District (the “LI”) and the Special 
Tribeca Mixed Use District (the “TMU”). Within the LI there is the Area A Preservation Area 
Subdistrict and the Area A1 Mulberry Street Regional Spine Subdistrict. Within the TMU there 
is the Area B1 Subdistrict – Limited Mixed Use Area.   
 
The LI was established in 1977 to preserve and enhance the historic and commercial character of 
this traditional community. Special use regulations protect the retail area along Mulberry Street. 
Other regulations relating to the LI encourage residential rehabilitation and new development on 
a scale consistent with existing buildings, discourage demolition of noteworthy buildings, and 
increase the number of street trees in the area.  
 
The TMU was originally established in 1976 as the Lower Manhattan Mixed Use District to 
permit limited residential development in a 62-block predominately industrial area. Revised in 
1995 and again in 2010, the underlying zoning throughout the district is now commercial, but 
unique provisions limit the size of ground floor retail uses and hotels. New contextual mixed 
buildings house a growing residential community, while special rules encourage a mix of uses by 
allowing light industries.  
 
Designated Historic Districts  
 
The Proposed Development Site is located within the SoHo Cast-Iron Historic District. The 
SoHo Cast-Iron Historic District was designated as a historic district in 1973 in order to preserve 
the diversity of the area, while recognizing the unique architectural collection of cast-iron 
structures located within the district. In addition to the cast-iron buildings, the SoHo Cast Iron 
contains examples of brick, stone, and mixed iron-and-masonry commercial construction of the 
post-Civil War period.  
 
Area Description 
 
The SoHo neighborhood within the Surrounding Area of the Proposed Development Site 
generally contains five- to twelve-story loft buildings on Broadway and five- and six-story lofts 
on nearby streets. Along Broadway, the upper floors generally consist of offices, art galleries, 
other commercial uses and certain light manufacturing uses, while some of the buildings have 
been converted to dwelling units including JLWQA, interim multiple dwelling units and Use 
Group 2 residential units.  
 
Ground floor uses within the Surrounding Area are overwhelmingly commercial in nature and 
consist primarily of retail stores and restaurants. The SoHo neighborhood, especially along 
Broadway, consists of ground floor commercial establishments including clothing stores, shoe 
stores and banks. As shown on the Area Map, retail frontage is continuous along Broadway 
within the Surrounding Area, as well as many of the surrounding streets. Of the 54 buildings 
fronting Broadway within the Surrounding Area, all of them have ground floor retail frontages. 
Located on the ground floor of the building directly adjacent to the Proposed Development Site 
to the north is an Aldo shoe store, while located directly across Broadway from the Proposed 
Development Site is a Wells Fargo bank and a Bose electronics store. Additionally, the 
Surrounding Area consists of numerous large retail establishments spanning multiple floors, 
including Bloomingdale’s, located one block north of the Proposed Development Site, and 
Topshop, located on the subject block, which occupies the ground through third floors of the 
building located at 480 Broadway.     
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There are also several landmark buildings, as designated by the Landmark Preservation 
Commission, within the Surrounding Area including the E.V. Haughwout Building (488 
Broadway), the Former Police Headquarters Building (240 Centre Street), and Odd Fellows Hall 
(165 Grand Street). 
 
The Proposed Development Site is well-served by mass transit with two bus stops and a subway 
station located within the Surrounding Area. Along Broadway there are two bus stops including 
the Broadway/Grand Street stop serving the M5 bus line, and the Broadway/Broome Street stop 
serving the X1, X10, X12, X17, X27 and X28 bus lines. In addition, within the Surrounding 
Area there is the Canal Street subway station stop serving the N, Q, R, J, Z and 6 subway lines, 
with D, B, F, M and 6 service at Broadway-Lafayette-Spring, local 6 service at Spring Street and 
local N and R service at Prince Street. 
 
 

4. DESCRIPTION OF PROPOSED DEVELOPMENT SITE 
 
The Proposed Development Site is located at 462 Broadway (Block 473, Lot 1) within an M1-5B 
zoning district within the SoHo Cast-Iron Historic District and Manhattan Community District 2. 
It is located on the corner of the block with frontages on Broadway (approximately 200 feet), 
Grand Street (approximately 100 feet) and Crosby Street (approximately 100 feet), with a total 
lot area of 20,127 square feet.  
 
The Proposed Development Site is improved with a six-story building (the “Building”) with 
approximately 133,841 square feet of gross floor area and approximately 117,274 square feet of 
zoning floor area. The Building consists of two portions, the northerly and southerly portions, 
which, although they could function separately, have always functioned as a single building with 
only one Certificate of Occupancy. The Building at the Proposed Development Site currently 
consists of UG 16 storage space, UG 7 service establishment space, UG 9 trade school and 
accessory office space, and UG 6 office space.  
 
The cellar level consists of UG 16 storage space (16,567 sf). The northerly ground floor space 
formerly consisted of nonconforming UG 6 retail space; however, that tenant has vacated the 
Building and the northerly ground floor space is currently vacant (8,776 sf). The southerly 
ground through third floor spaces formerly consisted of UG 9 trade school space; however, as 
discussed above, ICC has reorganized within the Building and the southerly ground through third 
floor spaces are currently vacant (8,668 sf, 9,983 sf, and 9,983 sf respectively). The northerly 
portion of the second floor consists of UG 9 trade school and accessory office space (9,983 sf). 
The northerly portion of the third floor consists of UG 9 office space accessory to the trade 
school (9,983 sf). The entire fourth floor consists of UG 9 trade school and accessory office 
space (19,966 sf). The fifth floor consists of UG 9 trade school space in the northerly portion 
(9,983 sf), and UG 6 office space in the southerly portion (9,983 sf). The entire sixth floor 
consists of UG 6 office space (19,966 sf).  
 
 

5. DESCRIPTION OF PROPOSED DEVELOPMENT 
 
This application seeks: (1) a special permit pursuant to ZR Section 74-781 to modify ZR Section 
42-14(D)(2) to permit UG 6 retail use in the cellar and the southerly portion of the ground floor 
of the existing Building, and (2) a special permit pursuant to ZR Section 74-922 to modify ZR 
Section 42-12 to permit a large retail establishment over 10,000 square feet in the cellar and the 
southerly portions of the ground through third floor of the Building.  
 
Pursuant to the special permits, the applicant proposes to permit UG 6 retail use in the cellar and 
southerly portion of the ground floor of the Building, and to permit a UG 6 and 10A retail 
establishment over 10,000 square feet in the cellar and the southerly ground floor through third 
floor spaces. The existing uses in the northerly portions of the ground through third floor and the 
entire fourth through sixth floors will remain unchanged. Separately, the applicant intends to 
seek a land use application to allow UG 6 retail use in the northerly portion of the ground floor. 

As proposed herein, the cellar level will consist of UG 6 and 10A retail space (16,567 sf). The 
first floor will remain vacant in the northerly portion (8,776 sf), and will consist of UG 6 and 
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10A retail space in the southerly portion (8,668 sf). The second floor will remain UG 9 trade 
school and accessory office space in the northerly portion (9,983 sf), and will consist of UG 6 
and 10A retail space in the southerly portion (9,983 sf). The third floor will remain UG 9 office 
space accessory to the trade school in the northerly portion (9,983 sf), and will consist of UG 6 
and 10A retail space in the southerly portion (9,983 sf). The entire fourth floor will remain UG 9 
trade school and accessory office space (19,966 sf). The fifth floor will remain UG 9 trade school 
space in the northerly portion (9,983 sf), and UG 6 office space in the southerly portion (9,983 
sf). The entire sixth floor will remain UG 6 office space (19,966 sf).  

At the Proposed Development Site, loading and unloading occurs on Crosby Street. As 
Broadway and much of SoHo is already a retail destination of local, national and international 
renown, the proposed UG 10A retail establishment would add no measurably different vehicular 
traffic than permitted UG 6 uses. Additionally, loading for the proposed UG 6 and 10A retail 
establishment is the same as for permitted UG 6 retail uses above the second story, and will not 
impact traffic any more than permitted UG 6 retail would. With Broadway dominated by retail 
foot traffic, where possible, through-block retail stores on the east side of Broadway generally 
use Crosby Street, a 50-foot wide street, for loading. Traffic on Crosby Street, which begins on 
Howard Street (itself only a minor, three-block long cross street), runs from south to north and 
therefore generates less traffic than most surrounding streets. The northern terminus of Crosby 
Street is only six blocks to the north at Bleecker Street, resulting in reduced through traffic on 
this street.  

At the Proposed Development Site, truck deliveries and loading for the proposed UG 6 and 10A 
retail use would occur along Crosby Street, from which goods would be delivered directly into 
the Proposed Development Site through the two existing service entries along Crosby Street, and 
delivered to the cellar level through the existing service elevator. The Proposed Development 
Site also fronts on Grand Street, a 70-foot wide street abutting the south side of the Building, 
providing additional opportunities for loading space. The north curbside of Grand Street between 
Broadway and Crosby Street is reserved for commercial parking during most business hours, 
from 9:00 AM to 7:00 PM everyday but Sunday. As a result, the Proposed Development would 
generally add no more traffic than other uses permitted on the site, as loading/unloading can be 
provided outside of the moving traffic lane on Crosby Street, similar to many other businesses 
operating in through-block buildings in this area. Moreover, the available set-aside commercial 
parking along Grand Street, again outside of the moving traffic lane, provides additional 
loading/unloading accessibility. In sum, the proposed use would not generate additional traffic 
nor alter the existing available traffic and is therefore so located to draw a minimum of vehicular 
traffic to and through local streets. 

6. ACTIONS NECESSARY TO FACILITATE THE PROJECT

In order to permit UG 6 retail space in the cellar and the southerly portion of the ground floor of 
the existing Building located at the Proposed Development Site a special permit pursuant to ZR 
Section 74-781 is required to modify the provisions of ZR Section 42-14(D)(2)(b). In order to 
permit the development of UG 6 and10A retail space in the cellar and the southerly portions of 
the ground through third floor of the Building, a special permit pursuant to Section 74-922 is 
required to modify the provisions of ZR Section 42-12.  

a. Special Permit pursuant to ZR Section 74-781.

The applicant has made a good faith effort to rent the cellar and southerly ground floor space 
within the Building for a mandated use for over one year.  The applicant has 1) advertised the 
available space in local and citywide press at a fair market price and kept a log of all 
inquiries, 2) listed the space with a broker, and 3) informed local and citywide industry 
groups of the available space by letter, followed up with these groups by email, and kept a 
record of all outreach efforts.  

As of February 12, 2016, the good faith marketing period has been completed. The applicant 
has engaged in the advertisement of the available space for an as-of-right use in local 
publications for over one year, has marketed the space with a broker and has informed local 
and citywide industry groups of the available space. Importantly, all efforts described above 
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to market the space for an as-of-right use were undertaken by the applicant in good faith. 
Despite actively pursuing marketing efforts for over one year, the applicant has been 
unsuccessful in finding an as-of-right user for the space.  
 
b. Special Permit pursuant to ZR Section 74-922. 

 
The SoHo neighborhood, and Broadway in particular, is a widely recognized retail 
destination. Buildings within SoHo, and especially buildings fronting Broadway, 
overwhelmingly consist of retail establishments. Additionally, the Surrounding Area consists 
of numerous large retail establishments spanning multiple floors, including Bloomingdale’s 
located one block north of the Proposed Development Site and Topshop located on the 
subject block which occupies the ground through third floors of the building located at 480 
Broadway. As such, the proposed UG 6 and 10A retail establishment will not impair the 
essential character or the future use of the surrounding area as it is largely characterized by 
retail and other commercial uses. Additionally, as Broadway and much of SoHo is already a 
retail destination of local, national and international renown, and the Proposed Development 
Site is well-served by mass transit, the proposed UG 6 and 10A retail establishment would 
add no measurably different vehicular traffic than permitted UG 6 uses. Therefore, the 
proposed use is so located to draw a minimum of vehicular traffic to and through local 
streets.  

 
ZR Section 44-52 requires two loading berths based on the proposed change of use to UG 6 and 
10A retail space; however, a request for the Commissioner of Buildings to waive the applicable 
loading berth requirements is pending at the Department of Buildings pursuant to ZR Section 13-
35(b)(2) and (3), since the Building is a non-residential building, existing on May 8, 2013, that is 
three or more stories in height, and is a building designated as a landmark or considered a 
contributing building in an Historic District designated by the Landmarks Preservation 
Commission.   

 
As a result of the foregoing, the requested special permits and the Proposed Development which 
they will facilitate are appropriate within the Building located at the Proposed Development Site, 
will not adversely affect the character of the neighborhood and are consistent with surrounding 
land uses in the area.   
 
   

7. CONCLUSION 
 
The requested special permits pursuant to ZR Sections 74-781 and 74-922 are required in order 
to permit UG 6 retail space in the cellar and southerly ground floor space of the existing Building 
located at the Proposed Development Site, and to permit the development of UG 6 and UG 10A 
retail space in the cellar and the southerly portions of the ground through third floor of the 
Building.  
 
As stated above, the UG 9 International Culinary Center has undergone changes to its 
educational/business model, has vacated its former ground through third floor southerly spaces 
and has downsized its trade school and accessory office space within the Building to portions of 
the second through fifth floors. As such, the two special permits requested by the instant 
application will help the applicant to continue to provide the school with a reduced rent. 
Additionally, the retail uses proposed within the existing Building located at the Proposed 
Development Site are particularly appropriate for the location and are consistent with the 
existing built character and uses within the surrounding neighborhood.    
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SPECIAL PERMIT PURSUANT TO ZR SECTION 74-781 
ATTACHMENT #11 

APPLICANT’S DISCUSSION OF FINDINGS 
 
74-781 
Modifications by special permit of the City Planning Commission of uses in M1-5A and M1-
5B Districts 
 
In M1-5A and M1-5B Districts, the City Planning Commission may, after public notice and 
hearing and subject to Board of Estimate approval, permit modification of Section 42-14, 
paragraphs D.(1)(c), D.(1)(d), D.(2)(a) or D.(2)(b), provided that the Commission finds that 
the owner of the space, or a predecessor in title, has made a good faith effort to rent such 
space to a mandated use at fair market rentals. Such efforts shall include but not be limited to: 
advertising in local and citywide press, listing the space with brokers and informing local and 
citywide industry groups. Such efforts shall have been actively pursued for a period of no less 
than six months for buildings under 3,600 square feet and one year for buildings over 3,600 
square feet, prior to the date of the application for a special permit. 
 
The applicant has made a good faith effort to rent the cellar and the southerly ground floor space 
within the Building for a mandated use for over one year, as the building lot coverage is over 
3,600 square feet. The applicant has (1) advertised the available space in local and citywide 
press, (2) listed the space with a broker, and (3) informed local and citywide industry groups. 
 
The applicant has advertised the space in local and citywide press at a fair market price and has 
kept a call log of all inquiries. Beginning on October 9, 2014, after initial consultation with 
Department of City Planning (“DCP”) staff, the applicant began running an ad for the space in 
Our Town, Our Town Downtown, and Our Town Eastsider for a rate of $400/per square foot for 
the ground floor space and $100/per square foot for the cellar space. This same ad also began 
running in the New York Post on November 3, 2014. Subsequently, DCP provided additional 
guidance that the ad be revised and the space be marketed at a lower rate. Beginning on February 
12, 2015, the ad was revised in Our Town, Our Town Downtown, Our Town Eastsider, and the 
New York Post to advertise a rate of $90/per square foot for the ground floor space and $75/per 
square foot for the cellar space. This same revised ad also began to run in Our Town Clinton 
News, Our Town Chelsea News, and Our Town Downtowner on April 23, 2015, and the Jewish 
Herald on July 24, 2015. Additionally, the applicant has kept a call log which has documented 
all inquiries for the available space. There have only been four inquires for the space. The first 
two inquired as to whether the space could be utilized for restaurant use, and the second two 
were solicitation calls to run additional advertising ads in their respective publications. 
Moreover, the applicant has continued to run the ads well beyond the one year prescribed by the 
statute. See Call Log and Ad Directory.  
 
The applicant contracted with Meringoff Properties, Inc. (the “Broker”) on August 12, 2014, to 
be the exclusive agent for leasing the space for an as-of-right use. See Broker Agreement. The 
Broker has undertaken and completed all good faith marketing efforts described herein and has 
kept all records of such outreach efforts on behalf of the applicant. 
 
The applicant has informed local and citywide industry groups of the available space by letter, 
has followed up with these groups by email, and has kept a record of all outreach efforts. The 
letters were sent by certified mail to the following organizations:  
 

• NYC Economic Development Corporation (Real Estate Transactions Services Division 
and External Affairs-Marketing Division)  

• SoHo Broadway Initiative 
• NoHo Business Improvement District (“BID”) 
• Chinatown BID 
• Hudson Square BID 
• Alliance for Downtown New York 
• Chinatown Partnership Local Development Corporation 
• Lower Manhattan Development Corporation 
• Pratt Center for Community Development 
• Manufacturing New York 
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• UNITE HERE
• The Association for Neighborhood and Housing Development
• NYC Environmental Justice Alliance

See 462 Broadway Distribution List – Citywide and Local Industry Groups. 

The applicant sent letters to the above recipients by certified mail and at the same time sent an 
email to each recipient with the same letter attached informing them of the available space. 
Additionally, the applicant has followed up by email with each recipient on a monthly basis and 
has kept a record of such correspondence. A majority of the industry groups did not respond to 
the outreach efforts; however, the SoHo Broadway Initiative and the NoHo BID did respond and 
agreed to direct any interested parties to the Broker’s attention. No such parties have 
subsequently contacted the Broker. See Industry Group Outreach and Correspondence.  

The applicant commenced marketing the space for a mandated use on October 9, 2014; which 
marketing period ended on February 12, 2016, 16 months from commencement and 12 months 
(as prescribed by statute) from the date the revised ads began running. As of February 12, 2016, 
the good faith marketing period was completed. The applicant has engaged in the advertisement 
of the available space for an as-of-right use in local publications for over one year, has marketed 
the space with a broker and has informed local and citywide industry groups of the available 
space. Importantly, all efforts described above to market the space for an as-of-right use were 
undertaken by the applicant in good faith. Despite actively pursuing marketing efforts for over 
one year, the applicant has been unsuccessful in finding an as-of-right user for the space.  

After the completion of the good faith marketing period, which as discussed above was 
concluded on February 12, 2016, the applicant engaged a third-party broker in April 2016 for 
consultation services and market analysis regarding a prospective retail tenant, with the express 
understanding by the applicant that such tenant would only be permitted upon the approval of the 
instant special permit applications. An online publication showing the prospective retail use at 
the Premises was launched on September 9, 2016, and a print version of said website was 
subsequently delivered to potential tenants. This website was launched, and corresponding 
materials were distributed, approximately eight months after the good faith marketing efforts 
were completed. The agreement with the third-party broker terminated on December 31, 2016, 
and has not been renewed. Not only did the applicant comply with ZR § 74-781, but they 
exceeded the timeframe for good faith marketing set forth therein, as such marketing has 
continued well beyond the one year prescribed by the statute. Although posting of the website 
was well within the permitted actions under good faith marketing requirements, the applicant 
removed the website for the pendency of the ULURP period in deference to comments from the 
CPC.  

As New York State case law makes clear, agencies such as the CPC may not expand upon those 
conditions explicitly set forth in the Zoning Resolution. The good faith marketing provisions 
were first added to the Zoning Resolution in 1976 as part of a broader zoning text amendment 
applicable to SoHo/NoHo (CP-23170). The CPC established the provisions to allow for the 
waiver of basement, first and then-applicable second floor use restrictions. The Commission’s 
report is explicit that it could waive such restrictions, “In the event of subsequent vacancies if a 
good faith effort has been made to rent the space to mandated uses for a specified period of 
time.” (Emphasis added).  For buildings of 3,600 square feet or more, that period was specified at 
one year “prior to the date of application for a special permit.”  There was no requirement that 
such space be held off the market for what is now the pre-certification period and the ULURP 
public review period. Reading in such a requirement would have the effect of extending the 
vacancy period beyond the date of any approval, since a property owner would be precluded 
from even looking for a tenant and therefore having a tenant in place for when any such special 
permit is approved. 

As a result of the foregoing information and attached evidence, the applicant has demonstrated a 
good faith effort to market the ground floor and cellar space within the Building for an as-of-
right use.  
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SPECIAL PERMIT PURSUANT TO ZR SECTION 74-922 
ATTACHMENT #11 

APPLICANT’S DISCUSSION OF FINDINGS 
 

74-922 
Certain large retail establishments 
 
In M1 Districts, the City Planning Commission may permit department stores, carpet, rug, 
linoleum or other floor covering stores, clothing or clothing accessory stores, dry goods or 
fabric stores, food stores, furniture stores, television, radio, phonograph or household 
appliance stores, or variety stores, with no limitation on floor area per establishment. 
 
As a condition of granting a special permit for such large retail establishments, the 
Commission shall find:  
 
(a) that the principal vehicular access for such #use# is not located on a local #narrow street#; 
 
There is no vehicular access; this finding is therefore inapplicable. 
 
(b) that such #use# is so located to draw a minimum of vehicular traffic to and through local 
#streets#;  
 
The Proposed Development Site is located on Broadway, a high pedestrian-trafficked, wide 
street, where limited clientele arrive by vehicle. Crosby Street is a narrow local street that runs 
south to north but only from Howard Street to Bleecker Street, and gets very little traffic. Grand 
Street is a narrow street that runs west to east and is more widely used than Crosby Street. 
 
Clientele arriving at shops on Broadway in SoHo, and throughout the rest of SoHo, rely 
primarily on public transit. The Canal Street Station complex had a daily weekday ridership of 
44,362 in 2014, while the Prince Street Station had a daily ridership of 15,404. The nearby 
Spring Street Station on the 6 Train had a daily ridership of 12,237 and the Broadway-Lafayette 
Street-Bleecker Street complex had a daily ridership of 40,148. On Saturdays and Sundays, 
which are the busiest shopping days, subway ridership is similar. The Canal Street Station 
complex had a Saturday and Sunday ridership of 69,891 in 2014, while the Prince Street Station 
had a daily ridership of 25,668. The nearby Spring Street Station on the 6 Train had a daily 
ridership of 19,054 and the Broadway-Lafayette Street-Bleecker Street complex had a daily 
ridership of 49,789. The site is also served directly by the #5 Broadway bus line and the X1, 
X10, X12, X17, X27 and X28 bus lines.  
 
As Broadway and much of SoHo is already a retail destination of local, national and international 
renown, the proposed UG 10A retail establishment would add no measurably different vehicular 
traffic than permitted UG 6 uses. Additionally, loading for the proposed UG 6 and 10A retail 
establishment is the same as for permitted UG 6 retail uses above the second story, and will not 
impact traffic any more than permitted UG 6 retail would. With Broadway dominated by retail 
foot traffic, where possible, through-block retail stores on the east side of Broadway generally 
use Crosby Street, a 50-foot wide street, for loading. Similarly, loading at the Proposed 
Development site occurs on Crosby Street. Traffic on Crosby Street, which begins on Howard 
Street (itself only a minor, three-block long cross street), runs from south to north and therefore 
generates less traffic than most surrounding streets. The northern terminus of Crosby Street is 
only six blocks to the north at Bleecker Street, resulting in reduced through traffic on this street.  
 
At the Proposed Development Site, truck deliveries and loading for the proposed UG 6 and 10A 
retail use would occur along Crosby Street, from which goods would be delivered directly into 
the Proposed Development Site through the two existing service entries along Crosby Street, and 
delivered to the cellar level through the existing service elevator. The Proposed Development 
Site also fronts on Grand Street, a 70-foot wide street abutting the south side of the building, 
providing additional opportunities for loading space. The north curbside of Grand Street between 
Broadway and Crosby Street is reserved for commercial parking during most business hours, 
from 9:00 AM to 7:00 PM everyday but Sunday. As a result, the Proposed Development would 
generally add no more traffic than other uses permitted on the site, as loading/unloading can be 
provided outside of the moving traffic lane on Crosby Street, similar to many other businesses 
operating in through-block buildings in this area. Moreover, the available set-aside commercial 
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parking along Grand Street, again outside of the moving traffic lane, provides additional 
loading/unloading accessibility. In sum, the proposed use would not generate additional traffic 
nor alter the existing available traffic and is therefore so located to draw a minimum of vehicular 
traffic to and through local streets. 
 
 (c) that adequate reservoir space at the vehicular entrance, and sufficient vehicular entrances 
and exits, are provided to prevent congestion;  
 
There is no vehicular entrance; this finding is therefore not applicable.  
 
(d) that vehicular entrances and exits are provided for such #uses# and are located not less 
than 100 feet apart;  
 
There is no vehicular entrance; this finding is therefore not applicable.  
 
(e) that in selecting the site due consideration has been given to the proximity and adequacy of 
bus and rapid transit facilities;  
 
The Proposed Development Site is well-served by mass transit with two bus stops and several 
subway stations located within the Surrounding Area. Along Broadway there are two bus stops 
including the Broadway/Grand Street stop serving the M5 bus line, and the Broadway/Broome 
Street stop serving the X1, X10, X12, X17, X27 and X28 bus lines. In addition, within the 
Surrounding Area there is the Canal Street subway station stop serving the N, Q, R, J, Z and 6 
subway lines, with D, B, F, M and 6 at Broadway-Lafayette-Spring, local 6 service at Spring 
Street and local N and R service at Prince Street. 
 
(f) that such #use# is so located as not to impair the essential character or the future use of or 
development of the surrounding area;  
 
The SoHo neighborhood, and Broadway in particular, is a widely recognized shopping 
destination. As shown on the Area Map submitted herewith, the neighborhood surrounding the 
Proposed Development Site overwhelmingly consists of ground floor retail establishments. 
Retail frontage is continuous along Broadway within the Surrounding Area, as well as many of 
the surrounding streets. Of the 54 buildings fronting Broadway within the Surrounding Area, all 
of them have ground floor retail frontages. Additionally, the Surrounding Area consists of 
numerous large retail establishments spanning multiple floors, including Bloomingdale’s located 
one block north of the Proposed Development Site and Topshop located on the subject block, 
which occupies the ground through third floors of the building located at 480 Broadway. As 
such, the proposed UG 6 and 10A retail establishment will not impair the essential character or 
the future use of the surrounding area as it is largely characterized by retail and other commercial 
uses.     
 
(g) that such #use# will not produce any adverse effects which interfere with the appropriate 
#use# of land in the district or in any adjacent district;  
 
The environmental review did not identify any adverse effects of permitting a UG 6 and 10A 
retail establishment within the cellar and southerly ground through third floor spaces of the 
existing building located at the Proposed Development Site. Moreover, the proposed UG 6 and 
10A retail establishment will not adversely impact conforming light manufacturing, heavy 
commercial or office uses (above the second story), as there are few identifiable light 
manufacturing or heavy commercial uses in the Surrounding Area and the proposed use is 
consistent with office uses as they are routinely concurrently allowed in office districts. 
Broadway is largely occupied by retail establishments drawing regional and international 
clientele which more closely fit the description of uses in Use Group 10. The difference between 
local and regional markets is largely the basis for the distinction in the Zoning Resolution for 
Use Group 6 retail which “consists primarily of retail stores and personal service establishments 
which: (1) provide for a wide variety of local consumer needs; and (2) have a small service area 
and are, therefore, distributed widely throughout the City,” and Use Group 10 which “consists 
primarily of large retail establishments (such as department stores) that: (1) serve a wide area, 
ranging from a community to the whole metropolitan area, and are, therefore, appropriate in 
secondary, major, or central shopping areas.”  
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(h) that such #bulk# modifications will not unduly obstruct the access of light and air to 
surrounding streets and properties; and  
 
There is no bulk modification or exterior enlargement proposed to the existing Building that 
would unduly obstruct the access of light and air to surrounding streets and properties.   
 
 

*  *  * 
 
 

The Commission may prescribe additional conditions and safeguards to minimize adverse 
effects on the character of the surrounding area. 
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9. 
facing southwest from the Site.

View of the intersection of Broadway and Grand Street

7. View of the side of Broadway facing northwest from the Site. 8. 
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10. 
facing east from Broadway (Site at left).

View of the sidewalk along the north side of Grand Street 11. View of the Site facing northeast from Grand Street.

12. View of the Site facing north from Grand Street.
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13. View of the side of Grand Street facing south from the Site. 14. View of the Site facing northwest from Grand Street.

15. View of Crosby Street facing north from Grand Street (Site at left).
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19. View of Crosby Street facing south (Site at right). 20. 
facing south (Site at right).

View of the sidewalk along the west side of Crosby Street

21. View of the side of Crosby Street facing northeast from the Site.
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facing north from Grand Street (Site at left).

View of the sidewalk along the west side of Crosby Street 23. 
facing southeast from the Site.

View of the intersection of Grand Street and Crosby Street

24. View of the sidewalk along the north side of Grand Street
facing west from Crosby Street (Site at right).
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