) Land ks P ti
NVYE .o November 25, 2025
Public Hearing

The current proposalis:
Preservation Department — Item 3, LPC-26-03584

83-85 Sullivan Street — 83 Sullivan Street Individual Landmark and
85 Sullivan Street Individual Landmark
Borough of Manhattan

To testify virtually, please join Zoom Note: If you want to testify virtually on an
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By Phone: 646-828-7666 (NY) to testify, “raise your hand” via the Zoom app
833-435-1820 (Toll-free) if you want to speak (*9 on the phone). Those

833-568-8864 (Toll-free) who signed up in advance will be called first.
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LANDMARKED PAIR
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Existing Conditions: Sullivan Street Facade

83/85
Sullivan
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85 Sullivan 83 Sullivan Sullivan-Thompson Historic District
Source: NYC LPC
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Proposed Addition Sightlines: Side View
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Historic Photography

81 Sullivan

83 Sullivan

85 Sullivan

87 Sullivan
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Sullivan Street - from Broome Street to Spring Street (1932)
Source: New York Public Library
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Historic Maps - 1853
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Historic Maps - 1905

NOLSMNOH

ADWAY
.. ;

BRO

13341s

STREET

= Map of Sullivan-Thompson District, Back Buildings, Tenements and Factories Highlighted (1905)
~“ Source: Sanford Map

SULLIVAN DAVIES TOEWS ARCHITECTURE HIGGINS QUASEBARTH & PARTNERS STEVEN WINTER ASSOCIATES TYLIN GZA GEOENVIRONMENTAL OF NEW YORK LPC PRESENTATION L I
83786 BULLMAN 5T ARCHITECTURAL DESIGN HISTORIC PRESERVATION FACADE RESTORATION STRUCTURAL ENGINEERING GEOTECHNICAL ENGIMEERING 11/28/2025 —d

MNEW YORE, NY 10012

7493



Historic Block Massing: 1853

1853 Block Massing
Source: Perris Map




Historic Block Massing: 1874

1874 Block Massing
Source: DOB Records ALT 165-74 or ALT 1085-74
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Historic Block Massing: 1880

1880 Block Massing
Source: DOB Records ALT 302-80
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Historic Block Massing: 1922

1922 Block Massing
Source: Sanborn Fire Insurance Map
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Historic Block Massing: 1956

1956 Block Massing
Source: Manhattan Land Book of the City of New York. G.W. Bromley & Co., 1955-56
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Current Block Massing: 2025

2025 Block Massing

Source: OASIS NYC, site survey
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Historic Photographs

Historic reference Historic reference
for proposed 3-Story rear yard for proposed
2-over-2 windows buildings 2-over-2 windows

‘ 85 83

83-85 Sullivan (1927) 85 Sullivan (c. 1940) 83 Sullivan (c. 1940)
Source: NYHS Photo Source: NYCMA Tax Photo Source: NYCMA Tax Photo
Historic reference for Historic reference
proposed door for proposed door
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Design Context: Stucco Side Walls
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146 W 11th Street (built 1836) 278 W 4th Street (built 1841) 3 E 9th Street (built 1841) Spring Street - Federal Style context

Source: NYCMA 1940 Tax Photo Source: NYCMA 1940 Tax Photo Source: NYCMA 1940 Tax Photo Source: NYCMA 1940 Tax Photo
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Design Context: Alley Infill
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263 Henry Street (built 1827, raised 1895) 263 Henry Street (built 1827, raised 1895) 263 Henry Street Alley Infill (built 1827, raised 1895)
Source: NYCMA 1940 Tax Photo Current Photograph Source: 1905 Sanborn Fire Insurance Map
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Design Context: Alley Infill
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70 Bedford Street (built 1806, raised 1858) 70 Bedford St. - LPC approved 2001 70 Bedford St. - Block Plan (1923)

Source: NYCMA 1940 Tax Photo (historic profile outlined) Source: Bromley Map
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SULLIVAN FACADE
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Significant Elements Identified in 1973 Historic Designation Report

85 Sullivan Doorway (1973) 83 Sullivan Doorway (1973) Ironwork (1973)

Source: LPC Designation Photos Source: LPC Designation Photos Source: LPC Designation Photos
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Existing Conditions: Facade Features
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85 Sullivan Doorway (surround to remain) 83 Sullivan Doorway (surround to remain) Ironwork (surround to remain)

Original, historic door surrounds and transoms to be preserved at both addresses. Original, historic cornices and wrought-iron railings to

be preserved.
Non-original doors to be replaced with new doors to match historic doors w/ lites as shown in the

1940°s tax photos.
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Existing Conditions: Facade Deterioration Details
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Mortar Erosion Severe Window Frame Deterioration Sill Covered in Break Metal
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Restored Facade

83 Sullivan
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EXISTING SIDE AND
REAR CONDITIONS
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85 Sullivan: Existing Disrepair

B
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85 Sullivan Street North Facade
Current photograph, deteriorated metal cladding, installed in 1930s

Interior deterioration due to weather
infiltration at open exterior corner

Decay of brick nogging wall,
including loose brick and rot at
original structural timbers

Structural shoring, installed in
2009 to prevent building collapse
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Existing Conditions: Rear Facade Disrepair
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Buckling Wall
Separation of the north and east wall,
source of considerable water infiltration

83 Sullivan 85 Sullivan Exposed Structural Tie-Backs
Installed in 2009 to help stabilize the building
and prevent further separation of the facade
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85 Sullivan: Existing Side Elevation
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83/85 Sullivan: Existing Rear Elevation
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Proposed Restored Elevation
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PROPOSED ADDITION
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Massing Context: Historic Inner Block Transformation
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a il E - -
z o =
¥ E
o i &0
SITE

© CroT o s el
(1905) Source: Sanford Map

SITE

(2025) Source: NYC Planning ZoLa Map

(2 Historic and Current Block Maps with Qf Block Axonometric with Extant Back Buildings

n = Back Buildings Highlighted ".r/ Source: NYC 3D Model and NYC Planning ZoLa Map
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Design Context: Tea Porches

235 W 11th Street (built 1844) 50 Charles Street (1916)
Source: Charles Lockwood, “Bricks and Brownstones”, p.72 Source: NYHS
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Material Context: Copper
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{(between Sullivan & Thompson)
Source: 1894 Sanborn Map
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Industrial Map of New York City (1922)
Source: Museum of the City of New York

© C.G. Hussey & Company (c. 1940)
Source: NYCMA Tax Photo

© C.G. Hussey & Company (c. 1939)
Source: New York Public Library
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Material Context: Copper
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St. Mark’s Church, Bjorkhagen, Sweden
(built 1960) Sigurd Lewerentz, Architect

i “\;‘._!. I__

Henry J. Seaman House, 152 W 11th St Kiosken Cafe, Oslo, Norway Functional Copper Details

(built 1836)
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Back Yard: Existing Conditions

83 Sullivan 85 Sullivan
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Rear Facade: Existing Condition Rendering
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Rear Facade: Proposed Restoration Rendering

SULLIVAN DAVIES TOEWS ARCHITECTURE HIGGINS QUASEBARTH & PARTNERS STEVEN WINTER ASSOCIATES TYLIN GZA GEOENVIRONMENTAL OF NEW YORK LPC PRESENTATION L I
83/85 SULLIVAN ST ARCHITECTURAL DESIGM HISTORIC PRESERVATION FACADE RESTORATION STRUCTURAL ENGIMNEERING GEOTECHNICAL ENGINEERING 11/25/2025 |
MNEW YORK, NY 10012 36493



Rear Facade: Proposed Addition Section
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Rear Facade: Proposed Addition Rendering
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Rear Facade: Proposed Addition Rendering
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Rear Facade: Proposed Addition Rendering
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1825

83/85 Sqft (w/o cellar): 3,015 sqft
Rear Yard Floor Area (w/o cellar):
1,800 sqft

Total: 4,815 sqft

Source: LPC Designation Report

Massing Context: Proposed Addition

1922

83/85 Sqft (w/o cellar): 3,015 sqft
Rear Yard Floor Area (w/o cellar):
4,885 sqft

Total: 7,900 sqft

Source: 1922 Sanborn Fire
Insurance Map

9" Additional
Rear Yard
Setback

20" Rear
Yard Setback

PROPOSED

1922 Massing

Alley Infill at 87 Sullivan 83/85 Sqft (w/o cellar): 3,015 sqft
Rear Yard Floor Area (w/o cellar):
4,740 sqft

Total: 7,755 sqft

Source: 1922 Sanborn Fire

Insurance Map
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Proposed Addition: First Floor Plan
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Existing Building Section
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Proposed Building Section at 85 Sullivan
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Proposed Building Section at Courtyard
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Proposed Building Section

at 83 Sullivan
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Proposed Structural Details

METAL JOISTS
PER STRUCTURAL

GYP CEILING, PTD

WIDE FLANGE BEAM
PER STRUCTURAL

EXSTG DOUBLE WYTHE
BRICK WALL, RESTORE
AS REQUIRED

EX5TG STOME LINTEL,
RESTORE AS REQUIRED

EXSTG MASONRY OPEMING

STEEL COLUMN
PER STRUCTURAL

MNEW WD FLOOR
NEW PLYWOOD SUBFLOOR

METAL STRAPPING BETWEEN
WIDE FLAMGE BEAM AND WD
BLOCKING PER STRUCTURAL

WD ELOCKING BETWEEN EXSTG
JOISTS PER STRUCTURAL

EXSTG WD JOISTS TO REMAIN

A

SOLID WD SADDLE

NEW WD FLOOR

NEW PLYWOOD SUBFLOOR
EXSTG WD PLANK FLOOR
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Typical Structural Connection at Existing Masonry Openings
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Proposed Addition Elevation
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Proposed Roof Addition Rendering
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Block Context: Existing Sullivan Street Elevation
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Block Context: Proposed Sullivan Street Elevation
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Mock-Up Photos: View from North side of Spring St.

toward Sullivan

52 o el £ b .
Mock-Up Photo Photomontage
%“’h
;:h“ahx
*‘ M'. H"!
j Y

SULLIVAN DAVIES TOEWS ARCHITECTURE HIGGINS QUASEBARTH & PARTNERS STEVEN WINTER ASSOCIATES TYLIN GZA GEOENVIRONMENTAL OF NEW YORK LPC PRESENTATION L I
83/85 3ULLNMVAM ST ARCHITECTURAL DESIGN HISTORIC PRESERVATION FACADE RESTORATION STRUCTURAL ENGINEERING GEOTECHNICAL ENGIMEERING 11/26/2025 |

MNEW YORK, NY 10012

52792



Mock-Up Photos: View from Southwest corner of Sullivan and Spring St.
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Mock-Up Photos: Oblique View from Sullivan St
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Mock-Up Photos: Front Elevation View from Sullivan St.
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Rendering: Front Elevation View from Sullivan St.
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APPENDIX:
ADDITIONAL DESIGN MATERIALS
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Existing Cellar Plan
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Proposed Addition: Cellar Plan
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Existing First Floor Plan
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Proposed Addition: First Floor Plan
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Existing Second Floor Plan
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Proposed Addition: Second Floor Plan
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Existing Third Floor Plan
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Proposed Addition: Third Floor Plan
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Existing Roof Plan
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Proposed Addition: Penthouse Plan
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Proposed Roof Plan
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Proposed Roof Plan

Rear Yard
|
I
e e A CLARDRAL, TYP MECHANICAL ECLIPWENT
f ot SCREEN, TYP
! B
I N o R /e S & R ) M A /0 e, W . S | . -0 - S B\ YA o — N 58 ;
. E
]
: s
| I i)
i R : |
| | i
| | it [ A L
: f | AL L S
| | || |
Hr= : —H
I : : :I L :\[f : |
N S | :|‘ |
| K K 4|
= I\:r-—rfr—*- ! HEW BULKHEAD STAR,
T I B o N N ——————— - - —— HANDRAIL
I
- ELEVATOR
CvERRIN
I Iy
I o st
B
o AT CHIMMEY
| TomE EXTENCED
I
i
| ]
o
B
| -
i
| %
I e !
TERRAGE
. "
i &
|
|
1 . i 1
.E 85 Sullivan 83 Sullivan E
SULLIVAN DAVIES TOEWS ARCHITECTURE HIGGINS QUASEBARTH & PARTNERS STEVEN WINTER ASSOCIATES TYLIN GZA GEOENVIRONMENTAL OF NEW YORK LPC PRESENTATION L I
83/85 SULLNMAMN BT ARCHITECTURAL DESIGM HISTORIC PRESERVATION FACADE RESTORATION STRUCTURAL ENGIMEERIMNG GEOQOTECHMICAL ENGIMEERING 11/25/2025 d
MNEW YORK, NY 10012 80/93



Existing Conditions - Sullivan Street Elevation
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Facade Restoration Report: Steven Winter Assoc.
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Proposed Addition: Rear Elevation
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Block Context: Potential Development at 87 Sullivan
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85 Sullivan: Restored Side Elevation
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Proposed Addition: Side Elevation
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EL: 35 12"
B3 SULLIVAN GRAZE.
EL: 35 32"
g B
('S
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Typical Stucco Details

EXTERIOR 3-COAT DIRECT APPLIED STUCCO FINISH COAT,
STUCCO EXTERIOR APPROX. 1/8
g VAPOR PERMEABLE AIR STUCCO BROWN COAT,
—; AND WATER BARRIER - APPROX. 3/8"
N . 1 8" CMU BLOCK WALL, : ghdy STUCCO SCRATCH
l ’ | GROUTED AND —— e e, ] COAT, APPROX. 3/8”
—— - REINFORCED AS [~ b SELF FURRING
_ REQUIRED PER i3 METAL LATH
= SERLOTLEL e AT VAPOR PERMEABLE AIR
i 3.5" CONT. MINERAL A I N AND WATER BARRIER
F WOOL INSULATION By & K‘\. P % 8" CMU BLOCK WALL,
o (=R13.25), ROCKWOOL GROUTED AND
R SMARTROCK OR SIM. REIMFORCED AS
W REQUIRED PER
INTERIOR . VAPOR BARRIER INTERIOR STRUCTURAL
" MTL STUD FURRING
S LAYER, VARIES
2 2 LAYERS GWB, PTD
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Restored Facade Details

EXSTG ORIGINAL
FLEMISH BOND

Historic reference
for proposed

HEADER -
BRICK COURSING L e b= louvered shutters
EXSTG | RESTORED EXSTG e
STONE LINTEL BROWNSTONE ~
0 LNTEL =
_ » WINDOW HEAD
EL: XX-XX" L
NEW 22 SOLID F : [ i e u't
WOOD WINDOW o
WITH TRUE m
DIVIDED LITES
EXSTG ORIGINAL r—
BRICK JAMB m—
NEW OPERABLE =
LOUVERED - 2
WOOB SIS _ EXTERIOR [hJ | INTERIOR
NEW SHUTTER — [ — =2 B [ o
PINTLE AT EXSTG h WINDOW SILL 1'. 3 e 1
LOCATION L X0 |_ ; I: .
EXSTG { RESTORED S - 5'{: %';igé%.ﬁm‘ % [ 3 _ L il \ > 3 | |
BROWNSTONE SILL < ' — - —
EDSE - A Existing Shutter Pintle 116 Sullivan St (approved 2012)
E;:EK(;UR;‘L;{"EL} - Visible at 10 windows, Design Context, Current Photograph
WYTHES THICK =+ 83 and 85 Sullivan
=
[E =
INTERIOR R
£
NEW SHUTTER
PINTLE AT EXSTG = i
LOCATION Il -
Ji Proposed Window Color
il ! RS Farrow and Ball - Hague Blue
i o
EXTERIOR
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Proposed Material Palette

F&B Hague Blue Paint
83 & 85 Sullivan Exterior Trim

F&B Wimborne White Paint
83 & 85 Sullivan Historic Door Surrounds

Restored Brownstone Patinated Copper
83 & 85 Sullivan Sills and Lintels 83 & 85 Sullivan Penthouse and
Rear Addition
Traditional Three-Coat Stucco Existing Restored Brick Existing Brownstone
85 Sullivan Side Wall 85 Sullivan Areaway 83 Sullivan Areaway
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Proposed Copper Details

COPPER RIDGE CAP
CLEAT
STANDING SEAM
COPPER ROOF
VENTILATED

UNDERLAYMENT,
WRB

COVERBOARD
CONT. POLYISO
INSULATION

¥ PLYWOOD
SHEATHING

CLOSED CELL SPRAY
FOAM INSULATION
METAL JOISTS

PER STRUCTURAL

GYP CLG, FTD

COPPER FLASHING
CRIF EDGE

: il 5" HALF ROUND
. Al COPPER GUTTER

FLAT SEAM
", I | COPPER CLADDING

VERTICAL BATTENS
HORIZONTAL BATTENS

= | DRIP EDGE

L . CANT STRIP
o= TPO OR EPDM MEMBRANE

=z ik | [ized

== _L.hl.ﬂ:;_l—.&—.--.____ ___

Penthouse Detail Section

Typical Standing Seam

Typical Flat Seam
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) Land ks P ti
NVYE .o November 25, 2025
Public Hearing

The current proposalis:
Preservation Department — Item 3, LPC-26-03584

83-85 Sullivan Street — 83 Sullivan Street Individual Landmark and
85 Sullivan Street Individual Landmark
Borough of Manhattan

To testify virtually, please join Zoom Note: If you want to testify virtually on an
item, join the Zoom webinar at the agenda’s
Webinar ID: 161 161 2069 “Be Here by” time (about an hour in
Passcode: 557080 advance). When the Chair indicates it's time
By Phone: 646-828-7666 (NY) to testify, “raise your hand” via the Zoom app
833-435-1820 (Toll-free) if you want to speak (*9 on the phone). Those

833-568-8864 (Toll-free) who signed up in advance will be called first.



APPENDIX:
APPROVAL CONTEXT
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Design Context: Approved Combinations

Transition to higher parapst at rear.
Se gide alevation.

Front parapst kowered by 5.

107 BAME 105 BAME 107 BAME 105 BAME

Exlsting Conditions Revised Elevation (8-2-22)

’ e
22-24 East 10th Street 105-107 Bank Street
Architect: Steven Harris Architects Architect: Robert A.M. Stern Architects
LPC Approved 4/12/2022 LPC Approved 9/13/2022
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Design Context: Approved Roof Additions

79-81 Charles Street
Architect: Steven Harris Architects
LPC Approved 1/10/2023
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Design Context: Approved Rear Additions

EXISTING REAR FACADE AXON PROPOSED REAR FACADE AXON

31 Charlton Street
Architect: Span Architecture
LPC Approved 3/15/2016

4 Bedford Street
Architect: Crown Design
LPC Approved 08/12/2014
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Design Context: Approved Rear Additions

EXISTING & PROPOSED SECTIONS PELADRARS 1

- ey
EXETikg PREPOSED

EOETNG LOMNG MUD AL SECTION FROPO BED LO NG MUDMAL SEC IO

188 Spring Street 9 Vandam St

Architect: Crown Architecture and Consulting Architect: City Building NY Architect

LPC Approved 5/9/2023 LPC Approved 2015
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APPENDIX:
SITE HISTORY AND EXISTING CONDITIONS
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Context: Historic Districts and New Construction

NEW YORK
UNIVERSITY

MERCER

Varick St

Vanda _ SULLIVAN-THOMPSON
ql STORIC DISTRICT
2

Varick St

SPRING
STREET PARK

-
T
L
ey
T 1

SITE
=
;

TRIBECA NORTH
HISFORIC DISTRICT

1903
GRAND CAMAL 4 . )
CouT © 73 Sullivan St. (2014) @ 55 Thompson St. (2009)

LPC Historic District Map

Source: Discover New York City Landmarks Map
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Historic Block Massing: 1903

1903 Block Massing
Source: Sanborn Fire Insurance Map
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Massing Context: Historic Site Transformation

20" Rear
Yard Setback

» 1
b

» !,r
£ .
\!\
N

1825 1922 1922 Massing 2025
Source: LPC Designation Report Source: 1922 Sanborn Fire Alley Infill at 87 Sullivan
Insurance Map

Source: 1922 Sanborn Fire
Insurance Map
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Historic Maps
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1870 Fire Insurance Map 1903 Fire Insurance Map Existing Rear Building at &1 Sullivan Street
Source: Sanborn Maps Source: Sanborn Maps
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Historic Maps

Industrial Map of New York City (1922)
Source: Museum of the City of New York
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Historic Photos
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Sixth Avenue Reconstruction, Looking North from Broome St (1927)
Source: New York Historical Society
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Historic Photos

Sullivan Street between Spring Street and Broome Street (1927)
Source: New York Historical Society
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Historic Photos
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Sixth Avenue with Sullivan Street Beyond (1941)
Source: NYCMA Tax Photo
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Public Hearing

The current proposalis:
Preservation Department — Item 3, LPC-26-03584

83-85 Sullivan Street — 83 Sullivan Street Individual Landmark and
85 Sullivan Street Individual Landmark
Borough of Manhattan

To testify virtually, please join Zoom Note: If you want to testify virtually on an
item, join the Zoom webinar at the agenda’s
Webinar ID: 161 161 2069 “Be Here by” time (about an hour in
Passcode: 557080 advance). When the Chair indicates it's time
By Phone: 646-828-7666 (NY) to testify, “raise your hand” via the Zoom app
833-435-1820 (Toll-free) if you want to speak (*9 on the phone). Those

833-568-8864 (Toll-free) who signed up in advance will be called first.
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