
CITY PLANNING COMMISSION  
 
October 3, 2012/Calendar No. 3  C 090002 ZSM 
  
 
IN THE MATTER OF an application submitted by 54 Greene Street Realty Corp. pursuant to 
Sections 197-c and 201 of the New York City Charter for the grant of a special permit pursuant 
to Section 74-711 of the Zoning Resolution to modify the use regulations of: 

1. Section 42-17D(1)(b) to allow Use Group 17D uses (Joint Living-Work Quarters for 
Artist) on the second and fourth floors; and   
  

2. Section 42-14D(2)(b) to allow use Group 6 uses (retail uses) on portions of the ground 
floor and cellar;   

  
of an existing 6-story building erected prior to December 15, 1961 and where the lot coverage is 
greater than 5,000 square feet, on property located at 54 Greene Street (Block 474, Lot 7), in an 
M1-5B District, Borough of Manhattan, Community District 2. 

  
 

The application for the special permit was filed by 54 Greene Street Realty Corp. on July 2, 

2008, to convert the second and fourth floors of an existing six-story loft building to Use Group 

17D Joint Living Work Quarters for Artists (JLWQA) space, and to allow retail space on the 

ground floor and in the cellar.  The building is located at 54 Greene Street (Block 474 Lot 7), in 

an M1-5B District within the SoHo Cast-Iron Historic District in Manhattan Community District 

2. 

 

BACKGROUND  

54 Greene Street is located at the southeast corner of Greene and Broome streets. The zoning lot,  

which has approximately 109.17 feet of frontage along Greene Street and 50.4 feet of frontage 

on Broome Street, is developed with a six-story, approximately 33,404 square-foot loft building 

that has a total lot coverage of 5,448 square feet.  

 

The building is a neoclassical-style cast iron building constructed in 1873 by the architect J.F. 

Duckworth. It is located in the SoHo Cast Iron Historic District, which was designated by the 

Landmarks Preservation Commission (LPC) on August 14, 1973. Accordingly, 54 Greene Street 

is a contributing building within the Historic District. 

 Disclaimer
Disclaimer
City Planning Commission (CPC) Reports are the official records of actions taken by the CPC. The reports reflect the determinations of the Commission with respect to land use applications, including those subject to the Uniform Land Use Review Procedure (ULURP), and others such as zoning text amendments and 197-a community-based  plans. It is important to note, however, that the reports do not necessarily reflect a final determination.  Certain applications are subject to mandatory review by the City Council and others to City Council "call-up."
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The building is located within an M1-5B zoning district, which allows commercial and 

manufacturing use up to 5.0 FAR and community facility use up to 6.5 FAR.   Within a 400 foot 

radius, all properties are located in either an M1-5A or an M1-5B district, which are 

manufacturing districts that allow JLWQA as-of-right in buildings constructed prior to 

December 15, 1961 with lot coverage of less than 5,000 square feet. The neighborhood is 

characterized by historic loft buildings, most of which are occupied by JLWQA and ground floor 

retail uses. 

 

The building’s cellar space is currently occupied by three Use Group 6 retail establishments: (1) 

a retail designer furniture store and storage, and (2) an art gallery and storage, and (3) retail 

jewelry store and storage. 

 

The first floor is currently occupied by three Use Group 6 establishments: (1) a retail designer 

furniture store in Unit 1A, a Use Group 6 art gallery in Unit 1B, and a Use Group 6 retail jewelry 

store in Unit 1C.   The second floor is currently occupied by a Use Group 6 office and clothing 

store in Unit 2B, and a Use Group 6 office in Unit 2A.  Unit 4B on the fourth floor is currently 

occupied by a Use Group 7B wholesale jewelry store, and Unit 4A on the fourth floor is 

currently occupied by a Use Group 6 office.   

 

At present, the building has five JLWQA units on the third (Units 3A, 3B), fifth (Unit 5A) and 

sixth (Units 6A, 6B) floors that are permitted pursuant to a special permit, approved on 

September 29, 1988 (C 880024 ZSM). On January 7, 1985, a Determination of Residential Loft 

Occupancy (CPC certification application N 831505 ZJM), found JLWQA units on the third 

(Units 3A, 3B), fifth (Unit 5A) and sixth (Units 6A, 6B) floors to have been residentially 

occupied as of September 1, 1980. The legally existing Use Group 6 retail use in Unit 1C on the 

first floor of the Building was permitted pursuant to the Certificate of Occupancy, which allows 

Use Group 6 on a portion of the first floor.   
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The requested action would facilitate the conversion of existing Use Group 6 office and retail 

space on the second floor into approximately 3,913 square feet of Use Group 17D JLWQA 

space. The existing Use Group 6 and 7B commercial space on the fourth floor would also be 

converted into approximately 4,194 square feet of Use Group 17D JLWQA space. 

 

The requested special permit under Section 74-711, would also modify Section 42-14D(1)(b) of 

the zoning resolution, which states that JLWQA may only exist in buildings in M1-5A and M1-

5B districts erected prior to December 15, 1961 with lot coverage not exceeding 5,000 square 

feet; and (ii) ZR § 42-14D(2)(b), which prohibits Use Group 6 retail uses below the second story 

of buildings in M1-5B districts.   

 

The requested modification is also required to allow this building, which has lot coverage of 

more than 5,000 square feet, to have JLWQA uses on the second and fourth floors. The 

requested modification would also allow the existing Use Group 6 use in the cellar space 

adjacent to Units 1A, 1B and 1C to be legalized and would also legalize the non-conforming 

retail uses in Units 1A and 1B on the first floor.  

 

Under the proposal, the building would contain a total of nine (9) JLWQA units covering 21,046 

square feet of floor area, and three (3) units of Use Group 6 retail use occupying 7,598 square 

feet of floor area. Each unit of JLWQA space will exceed the 1,200 square foot minimum unit 

size required pursuant to Section 43-17 of the Zoning Resolution. 

 

As stated previously, the subject property is located in the SoHo Cast Iron Historic District. 

Accordingly, the application includes a report from the Landmarks Preservation Commission 

stating that a continuing maintenance program has been established that will result in the 

preservation of 54 Greene Street and that the proposed use and bulk modifications contribute to a 

preservation purpose. 
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ENVIRONMENTAL REVIEW 

This application (C 090002 ZSM) was reviewed pursuant to the New York State Environmental 

Quality Review Act (SEQRA), and the SEQRA regulations set forth in Volume 6 of the New 

York Code of Rules and Regulations, Section 617.00 et seq. and the City Environmental Quality 

Review (CEQR) Rules of Procedure of 1991 and Executive Order No. 91 of 1977.  The 

designated CEQR number is 09DCP030M.  The lead is the City Planning Commission. 

 

After a study of the potential environmental impacts of the proposed action, a Negative 

Declaration was issued on July 9, 2012. 

 

UNIFORM LAND USE REVIEW 

This application (C 090002 ZSM) was certified as complete by the Department of City Planning 

on July 9, 2012, and was duly referred to Community Board 2 and the Borough President, in 

accordance with Article 3 of the Uniform Land Use Review Procedure (ULURP) rules. 

 

Community Board Public Hearing 

Community Board 2 held a public hearing on this application on July 12, 2012, and on July 19, 

2012, by a vote of 38 to 0, adopted a resolution recommending approval of the conversion of the 

fourth and sixth floors of 54 Greene Street to JWLQA, but also recommending disapproval of the 

legalization of the Use Group 6 uses on the ground floor and in the cellar, unless the size of any 

store is limited to no more than 3,500 square feet and eating and drinking establishments are 

prohibited.  

 

Borough President Recommendation 

This application was considered by the Borough President, who issued a recommendation on 

August 27, 2012, approving the application.   
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City Planning Commission Public Hearing 

On August 22, 2012, (Cal. No. 1), the Commission scheduled September 5, 2012, for a public 

hearing on this application (C 090002 ZSM).  The hearing was duly held on September 5, 2012, 

(Cal. No. 17).  There were two speakers in favor of the application and none in opposition.  

 
The applicant’s attorney described the existing site condition, the proposed project and the need 

for the requested action. In response to the community board’s concern, the attorney stated that 

the owner does not intend to place eating and drinking establishments in the ground floor space 

but could not commit to the 3,500 square-foot size limit because the owner wished to maintain 

flexibility to accommodate retail tenant needs.  A representative of the Borough President of 

Manhattan also spoke in favor, reiterating the Borough President’s support for the application.   

 

There were no other speakers and the hearing was closed 

 

 CONSIDERATION 

The Commission believes that the grant of this special permit is appropriate.  

  

54 Greene Street is a six-story, approximately 33,404 square-foot loft building located at the 

southeast corner of Greene and Broome streets within the SoHo Cast Iron Historic District. 

Constructed in 1873, the building has lot coverage of 5,448 square feet.  

 

The requested action would modify Section 42-14D(1)(b) of the Zoning Resolution, to allow 

Joint Living Work Quarters for Artists (JLWQA) units on the second and fourth floors and Use 

Group 6 retail uses below the second story of  the building.  The subject property currently has 

five JLWQA units on the third, fifth and sixth floors, three retail units on the ground floor and 

cellar, and retail/commercial office space on the second and fourth floors.  

 

The Commission notes that the building is located within an M1-5B zoning district, which 

allows commercial and manufacturing use up to 5.0 FAR and community facility use up to 6.5 
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FAR.   The Commission also notes that the surrounding area is also zoned M1-5B or M1-5A, 

allow JLWQA units as-of-right in buildings constructed prior to December 15, 1961 and is 

characterized by historic loft buildings, most of which are occupied by JLWQA units and ground 

floor retail uses.  Therefore, the Commission believes that the proposed JLWQA units to be 

located on the second and fourth floors of the building, and proposed legalization of the existing 

Use Group 6 uses, located in on the ground floor and cellar of the building, are consistent with 

other uses in the neighborhood and general development patterns in the area. 

 

The Commission notes that the proposed conversion of the second and fourth floors to JLWQA 

space does not entail an increase in building floor area. The Commission also notes that the 

requested action accommodates existing commercial units on the ground floor and cellar and 

does not increase commercial floor area above the ground floor. The Commission therefore 

believes that the proposed conversion from retail and commercial office space to JLWQA space, 

in conjunction with the accommodation of existing retail space on the ground floor and in the 

cellar would have minimal, if any, adverse effects on the conforming uses in the building and in 

the surrounding area.   

 

The Commission acknowledges the Community Board’s concern regarding the future use of the 

building’s ground floor retail space and notes that the applicant is not considering placing eating 

and drinking establishments in the proposed retail space.   

 

The Commission is in receipt of a report from the Landmarks Preservation Commission stating 

that it has reviewed the proposal and that the proposed conversions relate harmoniously to the 

subject building.  The City Planning Commission, therefore, believes that grant of the requested 

special permit, is appropriate.  

 

FINDINGS 

The City Planning Commission hereby makes the following findings pursuant to Section 74-711 

(Landmark Preservation in all Districts) of the Zoning Resolution: 
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(1) such bulk modifications shall have minimal adverse effects on the structures or open 

space in the vicinity in terms of scale, location and access to light and air.    

(2) such use modifications shall have minimal adverse effects on the conforming uses within 

the building and in the surrounding area.  

 

RESOLUTION  

RESOLVED, that the City Planning Commission finds that the actions described herein will 

have no significant impact on the environment; and be it further  

 

RESOLVED, by the City Planning Commission, pursuant to Sections 197-c and 200 of the New 

York City Charter, that based on the environmental determination, and the consideration and 

findings described in this report, the application submitted by 577 Associates LLC pursuant to 

Sections 197-c and 201 of the New York City Charter for the grant of a special permit pursuant 

to Section 74-711 of the Zoning Resolution to modify the use regulations of: 

1. Section 42-17D(1)(b) to allow Use Group 17D uses (Joint Living-Work Quarters for 
Artist) on the second and fourth floors; and   
  

2. Section 42-14D(2)(b) to allow use Group 6 uses (retail uses) on portions of the ground 
floor and cellar;   

  
of an existing 6-story building erected prior to December 15, 1961 and where the lot coverage is 

greater than 5,000 square feet, on property located at 54 Greene Street (Block 474, Lot 7), in an 

M1-5B District, Borough of Manhattan, Community District 2, is approved, subject to the 

following terms and conditions: 

 

1. The property that is the subject of this application (C 090002 ZSM) shall be developed in 

size and arrangement substantially in accordance with the dimensions, specifications and 

zoning computations indicated on the following approved plans, prepared by Christoph 

Riedner, Architect, filed with this application and incorporated in this resolution: 
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Dwg. No. Title________________________________________  Last Date Revised 

Z-1 Site Plan 5/9/2011 

Z-2 Zoning Analysis 5/4/2011 

PR-0 Cellar Plan Proposed 5/4/2011 

PR-1 1st Floor Plan Proposed 1/17/2011 

PR-1M 1st Floor Mezzanine Plan Proposed 1/17/2011 

PR-2 2nd Floor Plan Proposed 10/19/2010 

PR-3 3rd Floor Plan Proposed 6/3/2010 

PR-4 4th Floor Plan Proposed 10/19/2010 

PR-5 5th Floor Plan Proposed 11/29/2010 

PR-6 6th Floor Plan Proposed 12/28/2010 

PR-7 Roof Plan Proposed 2/16/2011 

PR-9 Section A-A Proposed 6/3/2010 

PR-10 Section B-B Proposed 6/3/2010 

   

 2.       Such development shall conform to all applicable provisions of the Zoning Resolution, 

except for the modifications specifically granted in this resolution and shown on the 

plans listed above which have been filed with this application.  All zoning computations 

are subject to verification and approval by the New York City Department of Buildings. 

 

3.      Such development shall conform to all applicable laws and regulations relating to its 

construction, operation and maintenance. 

 

4.          In the event the property that is the subject of the application is developed as, sold as, or 

converted to condominium units, a homeowners' association, or cooperative ownership, 

a copy of this resolution and the restrictive declaration described below and any 

subsequent modifications to either document shall be provided to the Attorney General 

of the State of New York at the time of application for any such condominium, 

homeowners' or cooperative offering plan and, if the Attorney General so directs, shall 

be incorporated in full in any offering documents relating to the property. 
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5.      All leases, subleases, or other agreements for use or occupancy of space at the subject                        

property shall give actual notice of this special permit to the lessee, sub-lessee or                        

occupant. 

 

6.     Development pursuant to this resolution shall be allowed only after the attached 

restrictive declaration dated July 19, 2012, executed by 54 Greene Street Realty Corp., 

the terms of which are hereby incorporated in this resolution, shall have been recorded 

and filed in the Office of the Register of the City of New York, County of New York. 

 
7.        Upon the failure of any party having any right, title or interest in the property that is the 

subject of this application, or the failure of any heir, successor, assign, or legal 

representative of such party, to observe any of the covenants, restrictions, agreements, 

terms or conditions of this resolution and the attached restrictive declaration whose 

provisions shall constitute conditions of the special permit hereby granted, the City 

Planning Commission may, without the consent of any other party, revoke any portion of 

or all of said special permit.  Such power of revocation shall be in addition to and not 

limited to any other powers of the City Planning Commission, or of any other agency of 

government, or any private person or entity.  Any such failure as stated above, or any 

alteration in the development that is the subject of this application that departs from any 

of the conditions listed above, is grounds for the City Planning Commission or the City 

Council, as applicable, to disapprove any application for modification, cancellation or 

amendment of the special permit hereby granted or of the attached restrictive declaration. 

 

8.     Neither the City of New York nor its employees or agents shall have any liability for 

money damages by reason of the city’s or such employee’s or agent’s failure to act in 

accordance with the provisions of this special permit. 

 

The above resolution (C 090002 ZSM), duly adopted by the City Planning Commission on                  

October 3, 2012 (Calendar No. 3), is filed with the Office of the Speaker, City Council, and the 
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Borough President together with a copy of the plans of the development, in accordance with the 

requirements of Section 197-d of the New York City Charter. 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
AMANDA M. BURDEN, FAICP, Chair 
KENNETH J. KNUCKLES, ESQ., Vice Chairman 
ANGELA M. BATTAGLIA, RAYANN BESSER,  
IRWIN G. CANTOR, P.E., ALFRED C. CERULLO, III,  
BETTY Y. CHEN, MICHELLE R. DE LA UZ, 
MARIA M. DEL TORO, RICHARD W. EADDY,  
ANNA HAYES LEVIN, ORLANDO MARIN,  
SHIRLEY A. MCRAE, Commissioners  
  





COMMUNITY BOARD NO. 2, MANHATTAN 
3 WASHINGTON SQUARE VILLAGE 

NEW  YORK,  NY 10012-1899 
w w w . c b 2 m a n h a t t a n . o r g  

P :  212 -979 -2272  F :  212 -254 -5102  E:  info@cb2manhattan.org 
Greenwich Village       Little Italy       SoHo       NoHo      Hudson Square       Chinatown        Gansevoort Market 

July 24, 2012 

Amanda Burden, FAICP 
Chair, City Planning Commission 
22 Reade Street 
New York, NY 10007 

Dear Chair Burden, 

At its Full Board meeting on July 19, 2012, CB#2, Manhattan (CB#2-Man.), adopted the following 
resolution:

54 Greene Street (on the southeast corner of Broome Street):  a resolution opposing ULURP 
Application # 090002ZSM to allow conversion of the second and fourth floors to JLWQA and to 
legalize Use Group 6 retail units on the ground floor and in the cellar UNLESS the maximum 
store size is limited to 3,500 square feet and the special permit prohibits eating and drinking 
establishments.

Whereas

1. The property is located in a M1-5B zoning district and is a contributing building in the SoHo 
Cast Iron Historic District; 

2. the new JLWQA uses will, if legally occupied, support the diversity and character of the 
neighborhood and provide artists with places to live; 

3. the restriction on retail below the second floor is arguably an antiquated zoning remnant in an 
area where few manufacturing uses persist, it is nevertheless an extant provision that provides 
needed protection to the quality of retail uses as well as to the quality of life in an increasingly 
residential area; 

4.  There are currently three legal and illegal retail stores in the building and this layout, which is 
supportive of the retail and residential character in the area, is unlikely to change as long as the 
use is not legalized;

5. Without restriction on unit size, legalization of ground floor and cellar retail is likely to result 
in large footprint retail more typical of Broadway; 

6. The heavy vehicular traffic to the Holland Tunnel and the narrow side walks make Broome 
Street unsuitable for larger stores and eating and drinking establishments; 

7. Upon request from the committee, the applicant was unwilling to consider a request to limit the 
maximum store size or prohibit eating or drinking establishments; 

David Gruber, Chair 
Bo Riccobono, First Vice Chair 
Jo Hamilton, Second Vice Chair 
Bob Gormley, District Manager 

Antony Wong, Treasurer 
Susan Kent, Secretary 

Keen Berger, Assistant Secretary 



8. CB2 has supported allowing retail on the ground and cellar levels at other properties in the 
area, but has generally sought to obtain support for size and use restrictions to protect 
neighborhood character; 

9. CB2 does not believe that the requirements of minimal impacts are met without the proposed 
restrictions on unit size and eating and drinking uses; 

10. The applicant provided documentation that required conditions had been met for modification 
of use and bulk regulations in zoning lots with buildings located within historic districts, 
including certificates and approvals from the Landmarks Preservation Commission;

11. The applicant provided documentation that the requirements for a special permit had been met, 
including that the bulk modifications shall have minimal adverse effects on the structures or 
open space in the vicinity and that the use modifications shall have minimal adverse effects on 
the conforming uses within the building and the surrounding area; 

12. A public purpose will be served if this preservation plan is implemented; 

Therefore it is resolved that CB#2, Man.

1. supports the conversion of the fourth and sixth floors of 54 Greene Street to JWLQA; 
2. opposes legalization of Use Group 6 on the ground floor and in the cellar unless the size of any 

store is limited to no more than 3500 square feet and eating and drinking establishments are 
prohibited.

Vote:  Unanimous, with 38 Board members in favor. 

Please advise us of any decision or action taken in response to this resolution. 

Sincerely,

   
David Gruber, Chair     Tobi Bergman, Chair 
Community Board #2, Manhattan   Land Use & Business Development Committee 
       Community Board #2, Manhattan 

DG/fa

cc: Hon. Jerrold L. Nadler, Congressman  
  Hon. Thomas K. Duane, NY State Senator 
  Hon. Daniel Squadron, NY State Senator 

Hon. Deborah J. Glick, Assembly Member
  Hon. Scott M. Stringer, Man. Borough President  
  Hon. Christine C. Quinn, Council Speaker 
  Pauline Yu, CAU 
 Vivian Awner, Community Board Liaison, Dept. of City Planning 
 Land Use Review Unit, Dept. of City Planning 

Jeff Mulligan, Executive Director, Board of Standards & Appeals 
Derek Lee, Man. Borough Commissioner, NYC Department of Buildings 
Thomas C. Wargo, Director, Zoning Division, Dept. of City Planning 














