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Type of Presentation Month xx, year

July 28, 2026 
Public Meeting

The current proposal is: 
Preservation Department – Item 2, LPC-26-01951

277 Canal Street, aka 277-289 Canal Street, and 418-422 Broadway – 
SoHo-Cast Iron Historic District Extension 
Borough of Manhattan 

Note: this is a Public Meeting item. No public testimony will be received today as the hearing 
on this item is closed.
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Summary

Broadway & Canal View (Previous)

Commissioner Comments:

Clarification on Project Drivers:

1) Reduce building height and/or provide further 
justification for the proposed height

2) Explore simplifying the shaft of the proposed 
building

1) Clarify how the transit improvement program 
works and is being utilized for this project
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Delivering on City Initiatives
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Addressing the Housing Crisis
CONTEXT: SOHO/NOHO REZONING

“New Yorkers need affordable housing in every neighborhood, 
not as an afterthought at the end of a long subway line. 
Making that a reality would go a long way toward building a 
fairer, healthier city.”

New York Times Editorial Board
www.nytimes.com/2020/11/10/opinion/affordable-housing-soho-nyc.html 

“Finishing with a flourish, the City Council Wednesday 
approved a long-overdue rezoning of SoHo and NoHo that will 
produce 3,500 new apartments, about 900 of them affordable, 
in a 56-block chunk of lower Manhattan that today is 
predominantly white and wealthy. Good… Use every tool. 
Build, build, build.” 

New York Daily News Editorial Board
www.nydailynews.com/opinion/ny-edit-soho-and-beyond-20211218-l

dcn4unpzbf3tkhgeq2xvnh5di-story.html 

CONTEXT: SOHO/NOHO REZONING

“New Yorkers need affordable housing in every neighborhood, 
not as an afterthought at the end of a long subway line. 
Making that a reality would go a long way toward building a 
fairer, healthier city.”

New York Times Editorial Board
www.nytimes.com/2020/11/10/opinion/affordable-housing-soho-nyc.html 

“Finishing with a flourish, the City Council Wednesday 
approved a long-overdue rezoning of SoHo and NoHo that will 
produce 3,500 new apartments, about 900 of them affordable, 
in a 56-block chunk of lower Manhattan that today is 
predominantly white and wealthy. Good… Use every tool. 
Build, build, build.” 

New York Daily News Editorial Board
www.nydailynews.com/opinion/ny-edit-soho-and-beyond-20211218-l

dcn4unpzbf3tkhgeq2xvnh5di-story.html 

2021 - SoHo-NoHo Rezoning 2024 - City of Yes for Housing Opportunity

Source: NYC Planning, City of Yes for 
Housing Opportunity Final Plan, pg 9

CB2
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Zoning For Accessibility

As of 2025, 155 of the City’s 493 subway and SI Railway 
stations are ADA accessible. 

The City has 550,000 residents with an ambulatory 
disability, 1.2 million senior residents, and 500,000 
children under the age of 5. 

The Zoning for Accessibility initiative established a 
floor area bonus for providing major station access 
and circulation improvements as part of a citywide 
initiative to promote subway accessibility. 

Canal Street station has been identified as a high-priority 
upgrade zone by MTA.
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MTA Station Improvements
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Proposed Accessible Upgrades

NYC Zoning for Accessibility Amendement (ZR 66-51) Easement Expansion Plans

In order to grant such floor area bonus, the Commission shall find that:

(1) the public benefit derived from the mass transit station 
improvements merits the amount of additional floor area being 
granted  to the proposed development pursuant to the authorization or 
special permit:

(2) for accessibility or capacity-enhancing improvements, newly 
created or expanded accessible routes for persons with physical 
disabilities, or measures to improve station ingress and egress routes 
or platform capacity, such improvements will constitute significant 
enhancements to connectivity form the pedestrian circulation network 
to and through the mass transit station;

•	 New entrance.  
•	 New street-to-platform stair.  
•	 New platform-level circulation space.  
•	 New connection to platform. 
•	 Fare-entry equipment and installation. 
•	 New elevator shaft and related circulation spaces.  
•	 New elevator equipment space.  
•	 New platform-to-mezzanine stair and ramp.  
•	 Environmental design upgrades. 
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SURVEY PREPARED BY GALLAS SURVEYING GROUP, LAST REVISED 04/17/2026.

8. OBSTRUCTIONS ARE PERMITTED BEYOND THE MAXIMUM BUILDING ENVELOPE IN 
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NOTATIONS, INTERIOR PARTITIONS, USE DESIGNATIONS, AND NUMBER OF DWELLING UNITS ARE 
SHOWN FOR ILLUSTRATIVE PURPOSES ONLY AND ARE SUBJECT TO CHANGE. DEVELOPMENT MAY 
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6. STREET TREES WILL BE PROVIDED IN ACCORDANCE WITH ZR SECTION 26-41.

1. ARCHITECT’S STAMP AND SEAL CORRESPONDS TO THE INFORMATION REGARDING THE 
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Bulk Modifications to Accommodate Transit Bonus (ZR 66-521)

No transit improvements made - max bonus of 19,320 SF does not 
cover cost of minimum standard for “significant enhancements”

NOTE: All areas shown represent zoning floor area

Total 145,880 SF, with (159) units including (31) MIH units. Transit 
improvements constituting “significant enhancements” for station 
accesibility

Baseline Proposed
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Market Analysis

Proposed clear floor to ceiling heights are based on 
broker analysis of market and typical conditions 
in comparable nearby buildings

Within the area, average ceiling heights range 
from 10’-0 to 13’-0” for existing buildings and 
10’-0” minimum as a standard for new condo 
buildings in the city.

Comp Buildings
Clear heights at 10'

Project Site

High Traffic Streets
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O

AD
W

AY

277 CANAL
9'-0" Rental 
10'-0" Condo
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LA
FA
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TT

E
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W
 B
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AY

CANAL ST

Comp Buildings
Clear heights above 10'

354 BWAY
11' Condo

515 BWAY
12'-0" Coop

565 BWAY
11'-1" Coop

114 MERCER
12'-0"+ Condo

22 MERCER
12'-0"+ Condo

311 W BWAY
10'-0" Condo

210 LAFAYETTE
10'-0"+ Condo

242 LAFAYETTE
12'-0" Coop

25 W HOUSTON
11'-0" Condo

458 BROOME
13'-0" Coop

470 BROOME
12'-0" Condo

1 YORK
10'-5"+ Condo

91 LEONARD
11' Condo

101 LEONARD
10' Condo

108 LEONARD
10' Condo

325 W BWAY
10'+ Condo

15 HUBERT
11' Condo

15 LEONARD
10' Condo

27 WOOSTER
10' Condo

565 BROOME
10' Condo

570 BROOME
10'-9" Condo
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Rendering - Broadway & Canal

Previous Proposed
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Rendering - Aerial View

Previous Proposed
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Rendering - Canal Street

Previous Proposed
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Rendering - Broadway

Previous Proposed
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Street View - Broadway Looking South

Previous Proposed
Higgins Quasebarth & Partners, LLC
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Street View - Canal Looking West

Previous Proposed
Higgins Quasebarth & Partners, LLC
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Street Views - Broadway Looking South

Previous Proposed
Higgins Quasebarth & Partners, LLC
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Street Views - Broadway Looking North

Previous Proposed
Higgins Quasebarth & Partners, LLC
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Street Views - Crosby Street 
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Key Plan
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Street Views - Crosby Street 
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Characteristic 
Juxtaposition of Scale
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06.27.23

Evolution of SoHo

357 West Broadway
ca. 1825

Haughwout Building
1856-57, John Gaynor

530 Broadway
1897-98, Brunner & Tryon

Evolution of SoHo
SoHo evolved due to changes in use and building technology. 
It is defined by three primary phases of significance.

The mixture of three primary buiding typologies 
creates a characteristic juxtaposition of scale.

357 West Broadway (ca. 1825) Haughwout Building (1856-57, John Gaynor) 530 Broadway (1897-98, Brunner & Tryon)
Residential development with masonry 
load-bearing structure, 2-3 stories

Manufacturing development with timber 
and iron structure, 5-6 stories

Commercial development with steel 
structure, 9-12 stories
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Broadway Development Phases

Higgins Quasebarth & Partners, LLC
www.hqpreservation.com

Phases of development creates height juxtapositions throughout the historic district

1800-1849

1850-1879

1880-1917

1800-1849

1850-1879

1880-1917

1800-1849

1850-1879

1880-1917

1800-1849

1850-1879

1880-1917

Early residential architecture, 
3-4 stories

Commercial architecture 
with brick, timber & cast-iron 
structure, 5-6 stories

Steel structure commercial 
buildings, 9-12 stories
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Characteristic Juxtaposition Examples: Broadway Corners

Higgins Quasebarth & Partners, LLC
www.hqpreservation.com

200% taller 
than neighbor 
on east side

350% taller 
than neighbor 
on north side

100% taller 
than neighbor 
on south side

125% taller 
than neighbor 
on east side

Key Map

434 BROADWAY 458 BROADWAY

2

1

1

1

2

2
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Characteristic Juxtaposition Examples

Higgins Quasebarth & Partners, LLC
www.hqpreservation.com

583 BROADWAY 270 LAFAYETTE ST1 2

140% taller 
than neighbor 
on south side

400% taller than 
neighbor across 

the street

300% taller 
than neighbor 
on north side

Key Map

2

1

1 2
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Streetscape - Broadway
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Streetscape - Broadway
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1. ARCHITECT’S STAMP AND SEAL CORRESPONDS TO THE INFORMATION REGARDING THE 
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Streetscape - Canal
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Broadway Corridor 
Context
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PROJECT SITE

TALL BUILDINGS

HISTORIC DISTRICTS

WIDE STREETS

SUBWAY LINE

SUBWAY STATION ENTRY

Higgins Quasebarth & Partners, LLC
www.hqpreservation.com

Broadway & Canal Street Context
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Looking north on Broadway from Walker Street, 1912
Source: New-York Historical Society 

Looking north on Broadway from Walker Street, 2025

Broadway Corridor
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Broadway Streetscape Evolution

1Morris Adjmi Architects 422 Broadway / 277 Canal StreetUnited American Land

Streetscape - Broadway
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Streetscape - Broadway
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401 Broadway
Height: 336 ft

32 Avenue of the Americas
Height: 430 ft (top of roof) / 549 ft (top of spires) 

Immediate Physical Context
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LPC Context

100 Barrow Street

2014 LPC Findings: “…that the site is at the periphery of the historic 
district facing taller 19th century manufacturing and warehouse 
buildings across Greenwich and Barrow Streets, and while these 
buildings are outside of the historic district, they reflect the historic 
development of this intersection…” 

250 Water Street

2021 LPC Findings: “…that the taller streetwall on Pearl Street will not 
detract from significant exterior architectural features of the historic 
buildings in the district because it is seen primarily within the context of 
new and non-historic buildings to the north and south…”

Higgins Quasebarth & Partners, LLC
www.hqpreservation.com
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Shaping the City: Form, 
Use and Civic Priorities
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05.05.23

Zoning Changes

Proposal for zoning revisions (to become the 1961 Zoning Resolution) contrasted by 1916 Zoning Resolution massing
Rendering by Hugh Ferriss

Proposal for zoning revisions (to become the 1961 Zoning 
Resolution) contrasted by 1916 Zoning Resolution massing

Rendering by Hugh Ferriss

SoHo / NoHo Rezoning (2021) 
City of Yes Illustrated Guide (2024)

Zoning For Accessibility (2021)

Zoning Shaping the City
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599-601 Broadway
J. Odell Whitenach, completed in 1917  

270 Lafayette Street
Sugarman & Berger, 1925-1927

40 Mercer (at Broadway and Grand)
Jean Nouvel, 2002-2008

Building Evolution & Zoning in SoHo
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Landmarked Buildings with Subway Entrances

Buildings with Subway Entrances

AUGUST 7, 2025

CHRYSLER BUILDING, 1954 (Museum of the City of NY) EQUITABLE BUILDING, c. 1910 (MCNY)32 AVE OF THE AMERICAS, 1932 (ATT Archive)30 ROCKEFELLER PLAZA, 1934 (NY Historical Society)

1

30 ROCKAFELLER PLAZA, 1934
NY Historical Society (Top), 
Current Subway Entry (Bottom)

CHRYSLER BUILDING, 1954
Museum of the City of NY (Top), 
Current Subway Entry (Bottom)

32 AVE OF THE AMERICAS, 1932
ATT Archive (Top),
Current Subway Entry (Bottom)

HEARST TOWER
LPC Approval, 2001
3.0 FAR Transit Bonus
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Uniqueness of Site

The only site within the historic district that has a subway running 
directly below the building.

277 Canal is unique within the SoHo-Cast Iron Historic District. Its specific history, 
location and physical conditions provide for an approach which cannot be applied to 
other sites in the historic district.

Located at the intersection of two wide streets; since 1916 Zoning, 
wide streets have been defined for the development of the tallest 
buildings

Located at Broadway, where there is a concentration of the latest 
(and therefore tallest) building types in the historic district

Within one block of significantly taller buildings, one of which was 
completed within a year of 277 Canal’s original construction date
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Broadway (Looking South) Canal St (Looking West)

Street View - Lot Line Facade

Higgins Quasebarth & Partners, LLC
www.hqpreservation.com
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Broadway (Looking South)

Street Views - Broadway

Broadway (Looking North)

Higgins Quasebarth & Partners, LLC
www.hqpreservation.com
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Street Views - Crosby Street 

1

2

View 1 View 2

Key Plan
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Building currently 
under construction



47Morris Adjmi Architects 422 Broadway / 277 Canal Street 07.28.26United American LandHiggins Quasebarth & Partners, LLC
www.hqpreservation.com



48Morris Adjmi Architects 422 Broadway / 277 Canal Street 07.28.26United American Land



Name of Landmark Building
Type of Presentation Month xx, year

July 28, 2026 
Public Meeting

The current proposal is: 
Preservation Department – Item 2, LPC-26-01951

277 Canal Street, aka 277-289 Canal Street, and 418-422 Broadway – 
SoHo-Cast Iron Historic District Extension 
Borough of Manhattan 

Note: this is a Public Meeting item. No public testimony will be received today as the hearing 
on this item is closed.
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Appendix
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Name of Landmark Building
Type of Presentation Month xx, year

July 28, 2026 
Public Meeting

The current proposal is: 
Preservation Department – Item 2, LPC-26-01951

277 Canal Street, aka 277-289 Canal Street, and 418-422 Broadway – 
SoHo-Cast Iron Historic District Extension 
Borough of Manhattan 

Note: this is a Public Meeting item. No public testimony will be received today as the hearing 
on this item is closed.




