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Public Meeting

The current proposal is:
Preservation Department = ltems 3 & 4, LPC-21-03235, 21-04480

250 Water Street and 89 South Street,

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



SOUTH STREET SEAPORT MUSEUM
250 WATER STREET

LANDMARKS PRESERVATION COMMISSION
PUBLIC MEETING

MAY 4, 2021

SeiFRIMUSEUN

HIGGINS QUASEBARTH & PARTNERS, LLC
CONRLILTANTE 1% THE R K EHVATION AND R ERANIL TATION 7 HIETORS: P KT




CONTENTS

1. Design Modifications
e Base & Comparative Views

e Bar & Comparative Views

2. South Street Seaport Historic District

e Essential Characteristics & Uniqueness

3. Design Strategy & Restoring the Streetscape

e \iews



| 5 ~ R W 250 Water Street 1/5/21
15121 SRY O { r “ r ] ater Street 1/5/
2OMMISSIONERS’ . i : ANYIE « Reduce height of building

ECO MENDATIO §

* Reconsider two-tower typology

* Reconsider distribution of height
within Historic District

* Reduce and simplify stepped
terraces at corners

+ Reduce height of base in relation to
historic buildings

¢ Introduce variety into base
facades and cornice heights

* Adjust storefront proportions and
details

* Refine details and color

New Museum Building 1/5/21

* Lower bulkhead

« Explore treatment of copper

©2021 SKIDMORE, OWINGS & MERRILL
HOWARD HUGHES CORP. -~ -
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250 Water Street 4/6/21

4/6/21 P%’O AL:

“OMMISSIONERS’ |
RECOMMENDATIONS

* Reduce streetwall height

* Reduce floor-to-floor height within
base

* Reconsider window height within base
+ Simplify the bar design

* Reduce overall height

SOUTH STREET SEAPORT/ 4



REVISED PROPOSAL MODIFICATIONS FROM 04/06/21
(211t overall height reduction)

BASE & STREET WALL

e Replace 1 Office Floor with 1 Lower Residential Floor
e Reduce Ground Floor Height by 1’

e Reduce Floor-to-Floor Height by 4” for Levels 3-5

e Change Window Proportion in the Base

e Adjust and Lower Cornice Detail

©2021 SKIDMORE, OWINGS & MERRILL
HOWARD HUGHES CORP.

BAR

e Remove 1 Residential Floor

e Reduce 1 PH Residential Level Height by 2’
e Reduce Amenity Level Height

e Adjust Proportions of each Bar

e Simplify Bar Detailing

e Refine Bar Color

e Simplify Crown Detailing

SOUTH STREET SEAPORT /5



BASE ELEVATION
04/06/2021 PROPOSAL
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BASE ELEVATION
CURRENT PROPOSAL
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STREET WALL DESIGN
04/06/2021 PROPOSAL
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136" ---4

Varies




STREET WALL DESIGN
CURRENT PROPOSAL

Lower cornice detail

Reduce floor to floor height
by 4” from L3-L5

Reduce window size

Reduce ground floor by 1’
12-6" --

Varies
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STREET WALL DESIGN
COMPARISON

04/06/2021 PROPOSAL CURRENT PROPOSAL
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OFFICE FLOOR TO FLOOR SECTION

COMPARISON
2 4 o 1 4”
1'-‘4' I 1%2"
,,,,,,,,,,,,, 2-6" N 2'.‘4"
" 13'-8 9-9"
11-7"
10' 10
_ — f Y 2 B ?.-
04/06/2021 PROPOSAL CURRENT PROPOSAL
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TYPICAL OFFICE DAYLIGHT ANALYSIS

DAYLIT AREA: 52% FLOOR AREA (WELL recommends 55%)

Daylight Autonomy (300 lux)
% Occupied Hours

‘1’7

33

50

67

83

100

PECK SLIP

L]
BEEKMAN ST

WATER ST.

i  — 1 1 [ [ |

*Daylit area percentage indicates area of floor plate that receives at least 300 LUX for at least 50% of operating hours each year. Preliminary Daylight autonomy analysis, needs to be verified in future
stages of the project.
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WATER STREET BASE FACADE DETAIL

CURRENT PROPOSAL

04/06/2021 PROPOSAL

SOUTH STREET SEAPORT /13
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TYPICAL STOREFRONT DESIGN

L

04/06/2021 PROPOSAL CURRENT PROPOSAL
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GROUND FLOOR SECTION AND TOPOGRAPHY CHANGE

Water Street Storefront
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HOWARD HUGHES CORP.

Peck Slip Topography Diagram
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BASE CORNICE DETAIL DESIGN
COMPARISON

1l
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04/06/2021 PROPOSAL CURRENT PROPOSAL
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PREVIOUS
CORNICE
HEIGHT
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BASE SECTION
COMPARISON

1 VARIES
VARIES P 15'22"
10-10" - 1710" ]

_LEVEL7FF

04/06/2021 PROPOSAL
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WATER ST. STREET WALL ELEVATION
04/06/2021 PROPOSAL
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WATER ST. STREET WALL ELEVATION
CURRENT PROPOSAL
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WATER STREET COMPARISON

PECK SLIP SCHOOL 105’ 117 BEEKMAN
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WATER STREET | ¥
LOOKING NORTH| |
04/06/21 PROPOSAL
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HOWARD HUG,

AR FACADE DESIGN
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AR FACADE DESIG
URRENT PROPOSA
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RESIDENTIAL FACADE DETAILS
04/06/2021 PROPOSAL

Precast Concrete

Painted Aluminum
Window Mullions

Vision Glass
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RESIDENTIAL FACADE DETAILS
CURRENT PROPOSAL

P
E :

Precast Concrete

Painted Aluminum
Window Mullions

Vision Glass

LS FAVR VS T
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RESIDENTIAL FACADE
CURRENT PROPOSAL
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BAR CROWN DESIGN
04/06/2021 PROPOSAL
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BAR CROWN DESIGN
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CURRENT PROPOSAL

N
e Remove one residential floor o
e Balance bars to reduce shadows FLEEREERD |
e Simplify loggia expression s EEL
e Reduce depth of the loggias 282’8 l I
e Unify crown expression 1 I .
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BROOKLYN BRID¢
04/06/2021 PROPOY
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BROOKLYN BRIDGE VIEW
CURRENT PROPOJAL
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CONSTRUCTION IN THE HISTORIC DISTRICT SINCE 1950
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PEARL STREET TODAY
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(Water Street looking south)
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©2021 SKIDMORE, OWINGS & MERRILL
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HOWARD HUGHES CORP.
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RESTORING THE STREETSCAPE
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Animation



PARKING LOT DETRACTS FROM DISTRICT STREETSCAPE

SEEEERE AN

WATER AND DOVER STREET LOOKING SOUTH WATER AND PECK SLIP LOOKING SOUTH
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PARKING LOT DETRACTS FROM DISTRICT STREETSCAPE

WATER AND DOVER STREET LOOKING SOUTH WATER AND PECK SLIP LOOKING SOUTH
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Thank you
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CELLAR

PARKING
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LEVEL 2

OPEN TO
BELOW

OPEN TO
BELOW

OPEN TO
BELOW

107-9"

OFFICE

332-10"
2 T 1
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LEVEL 3
OFFICE

OFFICE
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LEVEL 4
OFFICE

B
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LEVEL 5
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LEVEL 6
AMENITY

©2021 SKIDMORE, OWINGS & MERRILL
HOWARD HUGHES CORP.

218'6"

1
S ey

TR

X o
ELEV.
OVERRUN
3 CONDOMINIUM - - -
o0
1 = F"'T’T"’ﬁ"’ﬁ"ﬂ"f‘l e s
[B—s:T x:-—-B—:T ’:_'B_W R T AN SR OO
o 0 0 ] o o 1] n i}
& TERRACE
< [
g
40'-6" 56'-6" 120-9"

110-6"

SOUTH STREET SEAPORT / 86



LEVEL 8
TYPICAL RESIDENTIAL (LOW) 216"
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LEVEL 13
TYPICAL RESIDENTIAL (HIGH)
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LEVEL 23
RESIDENTIAL
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TYPICAL STOREFRONT DETAILS
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TYPICAL STOREFRONT ENTRY DETAILS
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TYPICAL STOREFRONT WITH OPERABLES
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RESIDENTIAL ENTRY WITH CANOPY
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TYPICAL OFFICE DETAILS AT BASE
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TYPICAL OFFICE BALCONY DETAILS AT BASE :
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TYPICAL OFFICE TERRACE DETAILS AT BASE
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TYPICAL RESIDENTIAL DETAILS
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TYPICAL RESIDENTIAL BALCONY DETAILS
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NVYEC o = May 4, 2021
Public Meeting

The current proposal is:
Preservation Department = ltems 3 & 4, LPC-21-03235, 21-04480

250 Water Street and 89 South Street,

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



