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Rick D. Chandler, P.E., Commissioner 

Department of Buildings 

280 Broadway 

New York, NY 10007 

 

RE: Zoning Challenge  

65 West Broadway 

Block 133, Lot 15  

Job No: 121190497 

 

Dear Commissioner Chandler: 

 

At the request of Tribeca Trust, a community-based organization that promotes 

responsible development in New York City, I have reviewed the zoning diagram 

and related materials for the new building to be constructed at 65 West Broadway. 

My firm regularly consults with land-owners, architects, community groups and 

Community Boards on the New York City Zoning Resolution, and I have been a 

member of the American Institute of Certified Planners for the past 20 years.  

 

Summary of findings 

The area measurements found in the drawing are either demonstrably incorrect, or 

are highly suspect. Consequently, the Department of Buildings (“DOB”) should 

require a corrected ZD1 that demonstrates zoning compliance. This new ZD1 

should include information that is missing on the current ZD1, including the 

zoning district, its maximum FAR, the special district and information on the two 

existing buildings that will stay on the zoning lot, which are not shown on the 

ZD1.    

 

Both this drawing and the last drawing I challenged (249 East 62nd Street) have 

serious errors regarding the arithmetic found on the ZD1; all New Yorkers should 

all find these errors troubling. If professionals are stamping drawings, certifying 

their accuracy under threat of imprisonment, and they still have arithmetic errors, 

and these kinds of errors are pervasive, it is a threat to how we do business in 

NYC. I encourage the DOB to look into what happened here and perhaps consider 

steps beyond new drawings.  

 

Project summary 

The proposed building is on a corner lot along West Broadway and fronting both 

Warren Street and Murray Street. The building fronts the entire 175.72’ along 

West Broadway, 49.36’ along Warren Street, 25.1’ along Murray Street. Lot 15 

includes two existing buildings that will stay on the lot abutting the building on 

Murray Street. The zoning district is C6-2A in the Tribeca Special Mixed Use 

District. The district allows a maximum FAR of 5.0 (ZR 111-20).  

http://www.georgejanes.com/
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The following shows an axonometric view of the building my office modeled: 

 

 
Axonometric view of the building proposed in traditional land use colors  

 

The building proposed is a quality housing building in a contextual building 

envelope with a maximum height of 120 feet (ZR 23-662). The proposed building 

is notable for the extensive amount of non-zoning floor area (“NZFA”) being 

claimed. Excluding the cellar and below grade areas, the 58,121 SF building 

shows 11,344 SF of non-zoning floor area, or 19.5% of the total floor area.  

 

Errors in application materials 

The ZD1 has many errors ranging from the significant to the trivial. It will need to 

be remade to properly describe the building and DOB should instruct the 

applicant to correct all errors. Minor errors include:  

 Zoning district/special district is not named.  

 The wrong section of the zoning resolution is referenced throughout (the 

applicant means section 23 not 123).  

 FAR compliance cannot be demonstrated with the information provided in 

the ZD1 alone because the maximum FAR of the zoning district is not 

shown, and there is no information provided on the buildings to remain on 
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the zoning lot.  

 

More seriously, the total “Building Code Gross Floor Area” shown below is not 

the sum of all Gross Floor Area (“GFA”) numbers in the table: 

 

 
Detail of Proposed Floor Area table from ZD1. The number circled is not the sum of the column  

 

When these numbers are added, the actual GFA number is 67,905 SF, a difference 

of 9,784 SF! It appears that the applicant omitted the cellar and the sub-cellar 

when tallying this column of numbers. This might seem like a relatively harmless 

error since this area is not counted as zoning floor area, but consider: Had this 

column been properly summed and the GFA read 67,905 SF while the Zoning 

Floor Area (“ZFA”) read 46,777 SF for a 10-story quality housing building, the 

plan examiner might have asked questions about how the dimensions were drawn 

and how the area was calculated. And I speculate that the applicant did not want 

the plan examiner to ask these questions because every area measurement we 

checked appears to be wrong, and every case favors the developer’s interest.  

 

Gross floor area of the ground floor 

We started by checking the gross floor area of the ground floor. The following is 

the detail of the plan found in the ZD1.  
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Detail of ZD1 plan view 

 

My office then segmented the plan into rectangles where the area can be easily 

calculated using simple geometry (e.g. length * width) rather than CAD. The 

yellow, blue and mustard areas are rectangles covering the entire ground floor of 

the building. The thin red area is open and not counted in gross building floor 

area.  

 

 
Detail of ZD1, overlain with rectangles to demonstrate the actual GSF of this floor  

 

Yellow = 49.36*31.6 =                          1,559.78 

Blue = (49.81-1.15)*56.2 =                   2,734.69 

Mustard =25.1*(87.14+0.78) =             2,206.79 

Gross Floor Area ground floor =       6,501.26 

Gross Floor Area claimed in ZD1=       6,281.00  

 

Amount ground floor understated = 220.26 GSF 
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Please note that this arithmetic is using the dimensions shown on the applicant’s 

drawing (and circled in drawing), and can be done by anyone without computer 

tools; the 220 GFA understatement of the ground floor is in plain sight. A similar 

discrepancy is seen on almost every floor,1 resulting in a building that is about 

1,600 GSF larger on floors 1 through 10 than what is shown in the ZD1 table. 

Considering that ZFA is calculated by deducting exempt areas from the GSF 

number, this is a significant and material error and will require a new drawing.  

 

But how did such a serious and obvious mistake happen? I am sure that the area 

calculations were done using CAD and I doubt that the program made an error. It 

is my speculation that the architect made an error; an error that could have even 

bigger consequences on the compliance of the building.  

 

Where do you draw the line?  

As a part of the Zone Green text amendments of 2012, up to eight inches of the 

exterior wall may be excluded from zoning floor area. To account for this in the 

design process, I have been told that some architectural offices will off-set 

exterior walls six or eight inches when calculating floor area, so that this eventual 

non-zoning floor area would be excluded from the calculations. And indeed, when 

the floor plate for the ground floor is drawn in CAD and then off-set six inches 

(i.e. made six inches smaller in all dimensions), the GSF produced for the ground 

floor is within a few feet of the GSF number reported in the ZD1. While this 

might explain how this error was made, it does beg the question: Was this 

erroneous practice used anywhere else? This building has an extensive amount of 

non-zoning floor area. How was that area calculated? 

 

To double-check the NZFA deductions, my office acquired the latest set of filed 

Z-series plans from the DOB. This set is dated 3/27/2017 and does not match the 

last ZD1, which is undated, but posted 12/11/2017. The changes in the interim 

mostly related to changes to the dormers and rooftop and I believe are unrelated to 

the standards used for the quality housing deductions on the lower floors. These 

plans show that the building is taking a substantial 6,102 SF of quality housing 

deductions. I have no complaint with any of the deductions taken, but I have a 

major complaint with how they are measured.  

 

The following is a detail from “Quality Housing Deductions” Sheet 10.  

 

                                                 
1 There is a major discrepancy on the roof, which may not be due to the same reason as the 

habitable floors, so it has been omitted from these calculations.  
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Detail of sheet 10, showing the 4th Floor QH deductions 

 

This 4th floor hallway shows the hallway, labeled QH1 686 SF, as a quality 

housing deduction. It has a window and so qualifies for the deduction for a day-lit 

hallway. In addition, because of the number of apartments on the floor, it also 

qualifies for the density deduction. Both of these deductions are 50%, and when 

taken together, means that the entire hallway will be removed from zoning floor 

area. My office has measured the hallway below in CAD:  

 

 
Detail of sheet 10, delineating the hallway from wall-to-wall. My office shows it as 543 SF.  

 

The blue shaded area shows the area of the hallway according to our delineation, 

and the area is calculated at 543 SF when the area of the hallway is measured 

wall-to-wall. The applicant, however, is showing this hallway at 686 SF, which is 

143 SF larger than it actually is. How did this happen? It all depends on where the 

line for the hallway is drawn. When calculating gross floor area, measurements 

are taken to the very edge of the exterior wall. However, when calculating 

deductions for things like hallways, shafts, and chases, the measurements must be 

made wall-to-wall, excluding the wall thicknesses. If we redo the hallway 

measurement done above to include all abutting wall thicknesses, as shown in the 

drawing below, we get a different result:   
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Detail of sheet 10, delineating the hallway from including all walls: the area nearly exactly 

matches the deduction claimed.  

 

To be clear, this is not the correct way to measure this deduction, but it does 

produce nearly the result the applicant is claiming. The quality housing 

deductions claimed for the hallways are substantially overstated. Unfortunately, 

this measurement error for the deductions are not only limited to the quality 

housing deductions. The mechanical deductions also suffer from serious 

overstatement. For example, consider area M-3, which appears to be a small chase 

and is detailed on sheet 9 of the aforementioned Z-series plans. The chase is 

outlined in blue below using two different methods.  

 

    
Detail of sheet 9, showing M-3 in blue. The left is measured to produce the applicant’s deduction. 

The right shows M-3 as it should have been measured.  
 

On the left, we have measured the chase using all the exterior walls. This equals 

the 14 SF deduction claimed for it. On the right, the chase is measured as it should 

have been measured, which shows it as less than half the size: 6 SF.  

 

Another and even more extreme example is M-7, a 74 SF deduction claimed in 

and around the refuse room, shown below:  
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Detail of sheet 9, showing the area necessary to claim the 74 SF deduction for M-7. This includes 

the refuse room for which a 12 SF QH deduction is already taken.  
 

The only way we could get to the 74 SF claimed is to include the entire area 

marked in blue above, which includes the refuse room, for which the applicant is 

already claiming a 12 SF quality housing credit as QH2. Every area measurement 

in this drawing is either demonstrably wrong, or should be viewed with suspicion, 

not because the computer generated calculations are in error, but because the lines 

delineating spaces were drawn incorrectly.  

 

Are these differences material?  

While we cannot evaluate the ZD1 for FAR compliance due to the lack of 

information on the buildings that will remain on the zoning lot, the Z-series plans 

include a building survey for the buildings that will remain. These buildings have 

8,303.4 ZSF. When this is added to the 46,777 ZSF that the ZD1 lists, the 

proposal is 55,080.4 ZSF. With a zoning lot of 11,017 SF and 5.0 maximum FAR 

allowed in this district, only 55,085 SF is allowed here. Just the one hallway puts 

the entire building out of compliance, to say nothing of the other errors. Clearly, 

these errors are material to the legality of the building proposed. When the 

underrepresentation of GFA is combined with the overrepresentation of deducted 

areas, the in the low thousands of square feet of ZFA overbuilt according to the 

5.0 maximum FAR allow under ZR 111-20.   

 

What’s next?  

As demonstrated, the building proposed is larger than what the ZD1 states and 

larger than zoning allows; the DOB must require new plans and a new ZD1. 

Because there was such a clear and extensive measurement error, which would 

require new building plans, I stopped my review of these plans. Consequently, 

there may be other significant errors that I did not yet identify.  

 

But other than requiring new plans, should anything else be done? The last zoning 

drawing my office challenged (249 East 62nd Street, job number 122975995) also 

had serious errors regarding the arithmetic found on the ZD1. And now I am 

concerned that I did not double-check any of the area measurements found in that 

drawing. Frankly, these last two drawings have me concerned. Our system only 

works when we can have confidence in the information found in the drawing and 

that we are not wondering if that long column of numbers is added correctly!  
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The ZD1 includes some strong language regarding the consequences for 

submitting incorrect information, including: “Falsification of any statement is a 

misdemeanor and is punishable by a fine or imprisonment or both.” Filing false 

information may result in the professional from being barred from filing other 

applications. Considering the materiality of the errors identified herein, I 

encourage the DOB to consider investigating what happened here. Was this just 

an error made by a draftsman improperly using standards? Or was there a willful 

attempt to take floor area that this property did not generate?  

 

I will consult with my client who may very well be forwarding this on to other 

agencies. It would be more meaningful, however, if the DOB recognized the 

seriousness of these errors to our larger system and acted on its own.  

 

Thank you for your attention and hard work to make New York City a better 

place. Should you have any questions or would like to discuss, please feel free to 

contact me at 917-612-7478 or george@georgejanes.com.  

 

Sincerely, 

 
George M. Janes, AICP 

George M. Janes & Associates 

 

 

For: 

 
Lynn Ellsworth 

Tribeca Trust 
 

 

Attachments:  ZD1 for 65 West Broadway  

Z-Series plans for 65 West Broadway 
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ZD1 Zoning Diagram 
Must be typewritten. 

Sheet _____ of _____ 

Last Name  First Name  Middle Initial  

Business Name    Business Telephone  

Business Address    Business Fax  

City State Zip  Mobile Telephone  

E-Mail    License Number  

1 Applicant Information  Required for all applications. 

2 Additional Zoning Characteristics Required as applicable. 

Dwelling Units  Parking area         sq. ft.            Parking Spaces: Total                         Enclosed 

3 BSA and/or CPC Approval for Subject Application Required as applicable. 

 Special Permit 

 General City Law Waiver 

 Other 

 Variance 

 
 

Board of Standards & Appeals (BSA) 

 Cal. No. 

 Cal. No. 

 Cal. No. 

 Cal. No. 

 Authorizing Zoning Section 

 General City Law Section 

  

 Authorizing Zoning Section 72-21 

 Authorization  

 Certification 

 Other 

 Special Permit 

 
 

City Planning Commission (CPC) 

      App. No. 

      App. No. 

      App. No. 

 ULURP No. 

 Authorizing Zoning Section 

 Authorizing Zoning Section 

  

 Authorizing Zoning Section 

 4 Proposed Floor Area Required for all applications. One Use Group per line. 

 
Floor Number 

 

Building Code Gross 
Floor Area (sq. ft.) 

 
Use Group 

 
Residential 

 
Community Facility 

 
Commercial 

 
Manufacturing 

 
FAR 

        

        

        

        

        

        

        

        

        

        

        

        

        

Zoning Floor Area (sq. ft.) 

 4 Proposed Floor Area Required for all applications. One Use Group per line. 

 
Floor Number 

 

Building Code Gross 
Floor Area (sq. ft.) 

 
Use Group 

 
Residential 

 
Community Facility 

 
Commercial 

 
Manufacturing 

 
FAR 

        

        

        

        

        

        

        

        

        

        

        

        

        

        

        

        

        

        

        

        

        

        

        

        

        

        

        

        

        

Totals        

Total Zoning Floor Area  

Zoning Floor Area (sq. ft.) 

ZD1 Sheet _____ of _____ 
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10TH RESIDENTIAL j3668 SF 1218 SF 112 SF I 
ROOF RESIDENTIAL 11460 SF j 1303 SF 

RESIDENTIAL I 57436 SF I 5536 SF 6102 SF I I TOTAL RETAIL 110773 SF 116 SF 
TOTAL 66209 SF I 5554 SF 6102 SF _I_ I 

WEST BROADWAY 
(WIDE STREET) 

CO!lii!:.RLOTA I!22.53 +21.S5111+ (21.65 + ~H711JI I2 2!U 
COOIIERLOTB I!~53 +:B411~+!13.M + ~4.5711~ 11 13.t3' 

.ID.AJSTEDBASEPI.AIE: 

LOTCOVERAGEl/IA 5,:.0iDSF 50..35% Z!.H" ~ lt:!f 

LOTCWtRAGE l/IB foil~<*Wii~t-F -r.,:rr.:~>i1~-'""'"'--''-,2.t1---
AOJJSTEDBASE:PlNE: B..Zl1f 

Al.LELEVATIOIISAAE'-'EASUREO FROI,IIIA'.'il!!DAMI 
JUHEIGHTSAREA.BOVEIDJUSTEDBASE PIJJIE 

57 MURRAY- FLOOR AREA SCHEDULE* 
ZONING DWELLING 

FLOOR AREA UNITS 
(SF) 

GROSS 

I 
ZONING 

FLOOR AREA FLOOR AREA 
FLOOR USE (SF) (SF) 

SUBCELLAR STORAGE I 2072.29 SF I 
KITCHEN & 

CELLAR STORAGE 2072.29 SF 

EATING & 
1153 SF GROUND DRINKING 2072.29 SF 2072.29 SF 

5167 SF EATING & 
2915 SF 2 2ND DRINKING 2072.29 SF 2072.29 SF 

4337 SF 4 TOTAL 6269.16 SF I 4144.56 SF 

5266 SF 4 'NOTE: NO DEDUCTIONS TAKEN AT THIS TIME 
5292 SF 4 
5292 SF 4 

5269 SF 4 
4443 SF 3 

4000 SF 2 
3436 SF 1 
157 SF 

41602 SF 
5167 SF 26 

46769 SF 

1111111111111111111111 11 1111111 1111111111111111111 1111 
DEPT OFBLDGS\ 2 1190497 Jab,._, 

59 MURRAY- FLOOR AREA SCHEDULE* 

FLOOR USE 

CELLAR STORAGE 

EATING & 
GROUND DRINKING 

EATING & 
2ND DRINKING 

3RD VACANT 

TOTAL 

GROSS ZONING 
FLOOR AREA FLOOR AREA 

(SF) (SF) 

2151.31 SF 

2151.31 SF 2151.31 SF 

1253.55 SF 1253.55 SF 

753.96 SF 753.96 SF 
6310.13 SF 4156.62 SF 

Lawrence Levine, RA 

I '• ! J, I! . ' 
I I i !\li ,'l.i}J'Af­
;ivV--;;:_r:"-'·{ 

APPROVED 
Und~rOir~ctive 1 of1975 

Date: os/1o(1o17 

NYC Development Hub 

l l llllll lll lll ll llll ll l~lj!~W~J~IIIII IIIII!W!!JI . 

HUB RE-SUBMISSION 2 
HUB RE-SUBMISSION 
ISSUED FOR HUB 

ISSUEJRE\1SION 

TOCCI ENGINEERING PLLC 

79 NORTH 7TH ST. 
BROOKLYN, NY 11249 

T: (718)702-7373 

GEA CONSULTING ENGINEERS 

545 EIGHTH AVE. 
NEW YORK. NY 10018 

T: (212) 643-8006 
F: (212) 543-8016 

2017.03.27 
2017.02.23 
2016.12.29 

DATE 

I I 
BKSK 

BKSK ARCH ITE CTS LLP 

28 W 25th Street New York, New York 10010 
t: 212.807.9600 \rWNY.bksk.com 

PROJECT NAME 

65 WEST BROADWAY 

NEW YORK, NY 10007 

DRAlMNG liTLE 

ZONING MAPS & 
CALCULATIONS 

PROJECT NO. 1520 

DATE: 03.27.2017 

SCALE: As indicated 
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r--·-··=~··=-:~:-l~-·::··~=:-·~===· ~ FU~[P, ~llt~EO ~ O£SC~ED A~ rruaHS: 

HLI'.N~"'£1 DESO!'Ii>TION: 

AU. n"-'1 C(lm ,m PlOT. I>I!OCE C'fl P:.ACLl. 01' LA'IO, lt!l! H TK£ i!UII..ll<NCS .o,tl!} IJ.li'P.O"·U.ct:llTS l ,..ffi ~th'l 
EREClED, SllUI.TE, l 'Y'.liC AllO 6£JNC IS TliE BOROVCH Of W.WIATTAN, CITY, CCV.'ffi' ANI) STATE OF NE'ol 
YORK. 90VS0£0 1.1<0 OC.SC;t!S£0 AS FOUDWS: 

BEGISIIING AT 1HE CORIIffi fORMID O't ltiE :lf1ERS£CT:Cltl Or lH[ SOUI)i(RI.Y SiCE Of W,'\o1RDI SffiE£1" 
Yr'fTH THE EASTI"f;LY SIC£ Of W"c.Sl Bf«MD'NAY; 

(i) RUNNING !lif..'iCE SOtJTH 88 OEGiiE'ES !\ WNIITES 12 SECONDS EAST AND "- <JSTAI«:( Of "9.131 fE(T 

(2) 1HF.NCE SCUill 1 OfGREf. +5 .\llHUTf.S 32 ~ECO/IDS WF.Sf AND A O.STAI;r.F. Of M.:\11 FEET, 

(J) 1!-I(NC£ SO'JIH 68 OECR££S .U t.IINUTES ~:> <;:[COfiOS EAST Al'lO ... DISTANCE Of" 25.00 fEET. 

(+} n-'L-'K'£ SO\.ITH I 0£(JU:""E 49 IIIN:.!TfS !i SfcnNDS \\t"ST o\N!l A ~ISTNICf: (')F A7.50 ff.f:T. 

i~) l}lE/iC£ NORTH 08 Of.:GiiEES 1 WN\If£ 11 SECOHOS W'":Sf AND A OISTANC:. OF' 75.G7 fliT, 

(6) l'l!E..'OC£ IIORTH 2 CECREES 4 >.llltlTES 10 SECONVS EAST mD A Ols;TAtlCE OF 17~.72 FE ET TO Tl/0: 
PLACE N'IO POINT Of SEGINIIING 

FOR ltiFO~W.IlCII 0/ilY: SAJO PREI.t1S£S NlE KJIOW,'< 1\S 57-61 l.ilJAIU'f STREET A/'te/A. 5!1-61 Wo'RREN 
STREET A/1</A (i5-7J W""o.ST BRCWJWAY, NEW YORX, t1Y 11."10 1>-::slCAATW AS £lOCI( Ill LOt 15 AS Si10¥ili 
ON TAX MAP OF" li1£ C11Y Of IIE.W YORI<. COUNTY CF flEW YORK 

f0.1 CON'RrNiC;NG 0/ILY, If INrrNOU> ·ro 6E COH"-IEYEU: lOGCI"HEU 'flfill JU. f!IGlTS . T!IU AIIO ~'iTEilESl 
OF. tl'l AND TO M""f STREEl ANO RCWlS ABl/TllNG T~E AOOVE OESCR:IetO PROIISES TO THE CEtlTER U!'<E 
THt:RE!F. 

AS ~E« ROYAL ABSlRACr OF N!:VI YORK U.C, TinE tiO. 906291, VffiH AN EffECTIVE 
DATE OF l/21/2015, TH!: FOU.QI.'JitiG-AGR.EEMEtfTS, COVENANTS, EASEME/lTS, ETC. 
AFFECT Tl-!E SUBJECT PR.OPERlY: 

1401'11:' ON iiECOII.D. 

lHE PROP("R I"Y C'("Sr.R!Hl'O HE.RECN IS "!HE SMif. AS THE PROPERTY 
DESCRIBED IN ROYAL A3STRACT Of NEW YORK LLCS COMMITMENT NO. 90629 1 
'MTI1 Atl (fFECTI~ DATE OF 3/21 /2015 i\l"lO Tl-IAT ALL EASOIEJHS. 
COVENANTS A."m R£SJRICTICNS RUDttNC£0 IN SAID TITlE COMMilMENT OR 
APP~.REN r FROM A PHYSICAl. IN9"ECI'K»-- Of THE SITE: OR OTllE:R~S£. KNO.....,.. 
TO ME HAV~ BEEN PLOTTED HE.~ :;:QN OR O:HER~SE NOTE!> AS TO lHDR 
&'TECT ON THE SUO~I£CT PROPE:R;y, 

I) NO ~tCNl.!MOITS f"OUNO CP. SET Ct'l 1"1'£ SUEI.t:Cr PROPERTY. 

7(bXI) SQIIARf. fOOTACi: Of" EXTtRIM fCOTPRiiiT OF 3Ult..Dit<CS 0« SV6£Cf 
PRO!'ERN":. 

8) NO StlBSlAUnAt FEA"IVRES SUCB AS ~AAKitlG LOT'.i. BiU80AAOS. SIGNS. ElC. ON 
SUBJECT PROPERTY L~Cc;?T AS SliO'.~'i CN SlJR\'E'f. 

9) TliE~E ARE Q O:TERNAL SiR!Pro P.ARKIJ-IG S.">ACCS ON lHE SUB.£CT PnOPERTY. 

16j NO OBSER'<£0 E~OfNC£. OF CURRENT EAAlH-IJCVt.'IG WORI<. lliiii.D!NG 
COhSTRUCTIOtl OR Btr.LDING A!lDili~S Al nME Of SUR\'EY. 

17) SURVEYOR Hoi.S 110 £\o10ENCE AHO liAS NOT BEEN PR0\10£D W.Ttt ."\Ny I.IAf'S GR 
OOOJt.IEtiTS ;uOICATIIIC PROPOSUl CH.-I.NG£S 1/'1 STREET RICI-IT OF WAY I.INES. NO 
OOSER'IED E\,OCNCE a' RECOil STiiEET 00 SICE'N-'IJ( CONSJRUCTIOtl AT lll.1( Of 
SURVE"t'. 

18) NO f:V.of:NO: Of" SiTf. Bf.lllG UZ(fl AS" A $01)0 WASTE OUuP, SUW' ~ SANfl"ARY 
LANOF1LL AT TIME Of SUR~Y. 

~)R~~- l'w\OENCE Of WETlANDS OUI11(A1\CtlS Otl SIJBJLCT PRQP<"..RTY AT 1llo.l£ QC 

l l ) TRUE 1/0RlH SURVEYORS, PC CARRiES PROFESSIO'lAL UAAIUTY l>lSI.JRA!IC( lN lH(. 
AMct!liT « S!,OOO,OOO.OO 

NOTES: 

1) ELEVA nONS SHOWN ON lHI~ SURVEY J.IAP REFER TO 
NOR1H AMERJC»l VERiiCA.L DAT\JM OF 19B8 A,<; EST,\EUSH£0 
AND M~NTAINeJ oY NAllotlAl. G:1JOtnC SURVEY OF THE NATIONAL 
OCEAN SERViC(. NATIONAL CCEA.>IIC AND ,l,n,tOSPHERJC -'DMIJollSTAAliON 
OR SUCCESSOR AGENCY'. 

MANHAIT/.N 80RO DJ\lUM BE/"K:I'!I,IJI.RK 75 WAS USED FOR 11-!!S SUR'IEY AN!> 
CONVERTED TO NORTH AMEniCN.f VE!lilCAL DAi\.11.1 OF !98B USING lAFILES 
!04.7.5.1 11-iROUGH 10i.7.&.5 

2) ALL ~JMEtiSIOUS SHOWN HERf.ON ARE IN THE UNITED 
STATES STANDARD OF MEASURE).IENT. 

3) TI-IJS t5 TO CERTIFY THAT THER£. ME NO SfREA.\IS 0!1 N.'.!URAl 
WATER COURSES 111Sl8LE ON lHE PREMJS£5 SHOI>."N HEREON. 

VAULTS, If Nf(. BELOW Sl!>EWAJ.K LEVB.. 1\R£ ROUGHLY LOC'.AliD OR 
SliOWN tt(R(CN. FV!ffi-IER IIMSnGAl!ON REQU:fiE:D BEFOR£ CONSTRUCTION. 

HIE SUBSURFACE lJTIUTY INFORI.IA.TION SHO"n"N HERE.ON 11;.5 8EE:N 
EXTFU.CTCO fROM INFORIAATIOS C6T.AJNEO fROM Tl-IE Vi\RIOU5 
MUtliC!PAL OEPARTl.lENTS ANO PRIVATE. C:OI.IPANlE.S ANO lS PLI\C(O 
ON Tl-115 SUIMY FOR SCHEMATIC ?URPOSU ONlY. SUCH INFOfi~V.nON 
IS tiOT CIJARANTITO AS TO ACCUIW:Y OR. COMPLETENESS EllliER BY 
SAil DEPARTI.IENTS OR COMPANIES NOR BT THE UNDERSIGNED. 
g:(ft)R£ ,>..'('( Ofi lllJNG. EXCAVATION OR CO!ISiRUCTlON ON OR Nl'..AR 
niE ~EJ.!ISES SHOWN HEREO.~. rr IS REOO!fiED BY NEW YORl< STA.Tt 
iNOUS"mlloL CODE 5.1 TliAf nu:: SUBSURFACE UTllffiE:S BE MMKf.O 
OUT AND lDENllflEO 8'1' lHE COMPANIES OR AGENCIES HAVING JUfiJSOICfiO!'f. 

UTIUTY MAPS SUPPUEO BY RESPEtTM vnurr AtiO GO".'ERMOITAL 
AGENCY, AND AS SUCH IT IS RE:COMI.IENOEO lliAT BEFORE CONSBUCTIOtl 
COI.IMEtiCES THA.T THE A.f'PROPRlA.TF. UTILITI£5 ARE CONTACTED. 
THE UTlUTJES SHOWN ON THIS SURVEY t.W' HAV[ SEEN LCCATrD 
BY FIELD OB'::iffiVAT!OtiS A/10 GUAR.I.tf!C:E IS GIVEN AS 10 THE CO.Uf'l.ETEHESS, 
LOCATION, SIZ.E" OR TYPE OF UTlUlY. IT IS RECCI.I~lf.l'IDEO THAT 8E:fORC 
CCNSTRUCTION COM~t~CES TIV.T THE APPROPRIATE UHLffiE:S" ME CONTACI::O. 

4) ESTABLISHED LEC·Al. GRADES SHOWN PER fll~ SECTIOtl ~W' IS AS SHCWN 
ON T!-lE KEf> ~ FOR 80' SCN...£ 5£CTIOWJ... M.\f' f"OU~IO IN THE CITY OF 
NEW YORK. OFnCE OF THE PRES!CENT, SOfiOUGH OF 1./ANHATTAN, TOPOGRAPH~CAL 
BUREAU. 

5) STREET NAMES A-"0 R.O.W, WIDTHS. BLOCK. AtiD LOT NI.JIASERS AS Pi:R CUnRENT 
TAX ~VIPS . 

6) OFTSEIS (!!'" Sl tOWtl) ARE FOR SU~NG REFERENCES ONL'l' AND ,\R[ 1/0T TO BF. 
USED IN CONSTRUC110N CF JIN"f TYPE. 

Flood Map Note: 

BY GRAPHIC PLOTIING ONLY, PART OF "!HIS PRO?ERTY MAY LIE 
YIITHIN ZONE X(UNSHAOEO) OF THE FLOCO INSUP.MJCE RATE MAP 
COWAUNITY PANEL NO, JI504970184F. WHICH BEARS AN EFFECTIVE 

DATE Of SEPTD-.lBER 5, 2007. 

TI-lE PROPERTY DOES NOT UE WITHIN A "S?ECIAL FLOOD HAZARD 
A~E A~. 

Lot 15 A1·eo: 11017.098 sq. ft. 

GRAf'tl;C 5C~U:'· l',.., : 5 ' 
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ACCORDING TO NYC ZONING t.W> 12D THIS FROPEm't' IS lOllED 'C6-2A' COJAI.IERCW.. DISTRICT YrlTH A RES:OOH'AL EOUr.'ALENT Of R8.\. 

AS PER NYC ZONING W.PS. THE SPECiilC Z0NIUG 500.4.CK. H(JG!iT AND FtOOrl SPACE AA£A RE"S"rniCTlONS (fA.~) FOR SUBJECT PROPERlY : 

C6-2.o\ 
RE:SIDEtffiAI..F/oR: 
COMI.IERCW... FAA: 
6A."f:HEIC1lT; 
BUILDING HEIGHT(IAAX.): 
LOT CO'v'ERAC[ (MAX.): 
REQUIRED PARKING {UIN.): 

AlSO 1'\'0T£: 

6.0Z 
6.0 

50-6.5 rr. 
120 fT. 
CORNER LOT 80!':. iNT£fiiQR/I"HROIJGH l OT 7C% 
40X Oi'" DWEWtiG UNITS. 

- PORnGN OF aULDitiC HIGHER TH,'I.'l 35 FEI.T MUST BE SfiEACK -'T LEASl 10 fiTT W>IEN fAC!IIG :. \\i[lf" SiREET OR 
15 fEEf Wl-!01 fACING A NARROW STREET. 
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SURVEY CERTIFICATION 

To: L) Warren Murray Property Ownerl.LC, 2} Warren Murray Mezz Ll.C, 3) Drinker Biddle & Reath LLP, 4) 
Stewart TitJe Insurance Company, 5) Old Republic National Title Insurance Company, 6) Bank of lhc Ozarks 1SAOA 
A TrMA, 7) Riemer & Braunstein LLP, 8) SM Tactical Finunce LLC, and ils respective successors and assigns, 9) 
Kaye Scholer LLP, 10) Royal Abstract of New York LLC, 11) Fidelity National Title Insurance Company, 12) Murray 
Warren Associ:ltes LLC, 13) Eden Hadley Realty LLC, 14) Ram rod Realty Man .. 1gement Co. LLC, 15} Law Offices of 
Andrew E. Hazen a11d 16)The Planning & Zoning Resource Corporation: 

a) This is to certifY that this map or p lat and the survey on which it is based were m:tde in accordance with the 2011 
Minimum Standard Detail Requirement<> for ALTA/ACSM Land Title Sur:vcys,jointly est."'lblishcd and adopted by 
ALTA and NSPS, and includos items 2, 3, 4, 6(b), 7(a), 7(h)( 1), 7(c). 8, 9. ll(a), 13, 16, 17, 18, 19 & 2 1 ofTnblc A 
thereof. The field work was completed on JJ /4/2014. 
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NOTES: 

1) ElEVt,TICNS SHOWN 0 11 rl'liS SUI\\IF;Y MAP REfTR 10 
UORTH AI.!E.'ftco\N VERTICAl OAi\i!.l Ot 1983 AS ESM!!USH(O 
M<O ~Wt-ti"'NEO OY tiAnOmL GEODETIC SUR'VN Of THE NAH~tilll 
OCEAN SEJiV!CE. NATION"'-. CCEA."'!C AND ATMOSPHERIC A::JI,UNISTR!..T:-JN 
OR Sil'::CESSOP. AC ENCY. 

MJ.NH.4ffAN BCflO UA.TU'J. OENCHMJ.RK 75 Wll...C, USED FOR THIS SIJRV£Y "NO 
CONVf.fHfD 10 NORT"I II.'AERICJ..N \rllmCAI. ;)ATUIJ Vi' 1938 USING lAiK£:5 
104.7.5. 1 '!liROliGH 104.7.6.5 

2) ALL Q:MEt; SIO~IS SHOWN 1-i~JlE"ON AR£ IN TH[ UtliTEO 
STATES STAN[UIRD Gf ~l£ASUREMEtlf. 

3) THIS IS 1n f.ER'riFY TW,T 1'1-t[R£ ,\R[ NO S:REAJ,IS 0.~ NATURAL 
'Hf..ER COUi1S(S VIS!9LE ON THE PREMlSES SHOWN Hf:1'f.ON. 

VAULTS, If /.Nf. BElOW S:DEWALK ;,.[.,.'EL. AAE RO'.JGHLY LOCATED OR 
SHCWN HEREON. F\Ji\THEH U.rvESnOoA.TIC/'< RCQUiflED BEFGilE CG"-'STfi:JCTICN. 

1HE SUBSURfACE UT:UlY !NFORt.IAl!Of~ S!iOWtl HE.I<EON t!.'-5 OEEJI 
fXTP.ACT(Q fROt.l !NFORMA'TICN OBTIJtlED i'ROI.! lH( VARIOUS 
r.tt.:~ I CIP.Al f::EPARTr.tUITS .\.!-10 PR!VATF. CO.YPNIIES AllD IS PLACED 
ON THIS Sl.ifNEY FOR SCHEMATiC PUHPOSES ONLY. SUCH !NfORIAATIOtl 
IS NOT GL:AAA."IT£(0 -'5 TO ACCURA..f 0~ l.'QW>Li::J::NESS EITHER BY 
SA:O DEP.fJ<TMENTS OR COUPAt/1£5 NOR BY THE UNI::ERSt:>NEO. 
BEFCRE A."f'f DI<:ILU~::> . ::XCAVAT;QN OR CONSTHUCT:ON ON OR tl E.A.~ 
TH:. PR!J,uSE:S SHO\Vl'l H!:REO~. 1T IS REOWiRW BY !lEW 'I'Cf« STAT[ 
lNOUSTRt.l.L COO£ 53 THAT Tti!; SUBSURFflCE UliUTIES !JE. 1/.AI'\KEO 
OUT AND iDENTIFIED BY T;.t[ CO~IP}J; I[S QR /.CF.t+CIES Ht.VltiG JURISCICOO~. 

lmUTY ~1.6PS SUPPUEO D'r RESPECTIV( UTIIJTY AND Gt.'vtRNMENTAL 
AGENcY. ,t.JID AS :iU~H 11 IS Rt:CO~U.IENDEO THAT BLfCRE Cr.t<~liCHON 
CCI.!!JENC~ THAT iii[ A."'PflOPRLA:E UTlUTI::s A:<E COI'ITACTEO. 
THE lfi!U!TF.S SiiOIVN ON T>ilS 5\JR'.'(Y I.(Af> HAVE BEEN LOCS.lt.O 
BY FIEill OBS~AT:O!lS t..ND OU.vlANTEE IS crJEN A.."> TO !liE. COMPLETD<ESS, 
LOCATION. SiZE OR Jyp;o. OF UllLITY. 11 :::; RECOI.IIAENOED THAT BEFORE 
CCNS!Rl:Cnml COJ.lfA[NCfS THAi THE ~PPROf>lt:Al( UTllBES ,.,.RE CONTACTrD. 

-4) ESTJ.8USHEO L[GAL GRADES SHOWN P::::R ni'W. SECnON .... AP j 5 AS SHOWN 
ON THE I<Ef' UAP FOR 80' SC.\LE SECTIONAL J.tAP FOUNO IN ThE CiTY 01' 
NEW YORK. Of'FICf. Of !1-!E ?f<ESIOIJ>l, OORO'JG!I 0;:' ~IANtiATl.IJl, TOPOGRAPHiCAL 
BUREAU. 

5) SiRE£1 !lAMES A.NO R.O.Y/. WICTHS, BLOCK. ANO LOT NU"'SERS AS I'ER CURRENf 
TA)( !.'A:><;O. 

6) CfTSETS. {tr SHOWH) ARE FCR SLH'iV<:YIN:i RtFEFiE~<;CES ONLY A.'lO .lRE NOl ID BE 
US(O !N CONSTRL!CTIOtl OF Alff r!?E. 

Flood Map Note: 

BY GRAPHiC ?LOTTING ONLY. PART OF THIS ?ROPE:RTY MAY LIE 

WITHIN ZONE X(lNSHADED) OF lliE FLOOD iNSURA~CE RA IT MA? 

COMMUNITY P.o\NEL NO. 350497018-lF. 'NH!CH BEARS AN E:rFfCTl'iE: 
Ot,TE Of SEPTEMBER 5, 2007. 

THE PROPERTY DOES NOT LIE \~HHIN A "SPEClt,L FLOOD HAZARD 

AREA". 
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1ST FLOOR 

1191 SF 

1s T FLOOR 
Q) 3164" = 1'-0" 

ZNDFLOOR 0 3/64" = 1'-0" 

3RD FLOOR 0 3/64" = 1'-0" 

4TH FLOOR 0 3164" = 1'-0" 

- ---, 

STH FLOOR ·::B 3/64" = 1'-0" 

eTH FLOOR ® 3/64" =1 '-0" 

7TH FLOOR 0 3/64" = 1'-0" 

' I 

87,60' 

TH.7TH , LAYOUI IS IHESAM~~~~t':iE~IIH FLRO!I Iffi SSHEIETI ltiOTSOO\'rtiOU THl 

I 

L 

9TH FLOOR ® 3/64" = 1'-0" 

ROOF 
11 3/64" = 1'-0" 

9TH FLOOR 

4655 SF 

_L 

I 
I 

**ALL CALCULATIONS ARE CO 

J 

l l ll l lll llll l llll llll ll~ll!!(I!J!J!J!~~ IIIIIIIII I!!JI 

HUB RE-SUBMISSION 2 

HUB RE-SUBMISSION 

ISSUED FOR HUB 



M-11 

29SF 

M-13 

166SF 

M-10 

25 SF 

l 

I I 

LAYOUT IS THE SAME FOR FlOORS 41Ji.7TH 
IIIOTS~'MIOIITHISGSFPWI, SEE4lliFLROUTlliSSHEET) 

l 

M-12 

24 SF 
lAYOUT IS TH: SAME FOR FlOORS 4TH-7TH 
(ti01St«:>V.tiOUTHISGSFPLAII,SEE4THHROIITHISSHEET) 

LAYOUTISTHEs..I.MEFORFlOORS4TH-7TH 
UlOTSHJ\',tlONTHISGSFPlAII,SEEUHFLROII THJSSHEET) 

l 

J 

L 
11 ~~:-1'-0" 

Afea Schedule (MECH Deduct) 

Name 

1ST FLOOR 

~I 
2ND FLOOR 
M-1 

M-2 

M-3 

M-4 

M-S 
M-8 

M-7 

Type 

54 SF 

25SF 
15SF 
16SF 
6SF 
22SF 
26SF 
29SF 

M.S MECHANICAL ROOM 1262 SF 
M-11 24SF 
M-13 BICYCLE ROOM 

3RD FLOOR 
M-1 

M-2 

M-3 

M-4 

M-S 
M-8 

M-7 
M-8 

M-9 

M-10 

M-11 

4TH FLOOR 
M-1 

M-2 

M-3 

M-4 

M-S 
M-8 

M-7 
M-8 

M-9 

M-10 

M-11 
M-12 

5TH FLOOR 
M-1 

M-2 

M-3 

M-4 

M-5 

M-6 

M-7 
M-8 

M-9 

M-10 

M-11 
M-12 

6TH FLOOR 

M-1 

M-2 

M-3 

M-4 

M-5 

M-8 

M-7 
M-8 

M-9 

M-10 

M-11 
M-12 

7TH FLOOR 
M-1 

M-2 

M-3 

M-4 

M-5 

M-8 

M-7 
M-8 

M-9 

M-10 

M-11 
M-1 2 

166SF 
1590 SF 

25SF 
15SF 
16SF 
6SF 
225F 
36SF 
74SF 
18SF 
24 SF 
25SF 
29SF 
290SF 

25SF 
18SF 
14 SF 

17SF 
74 SF 
57 SF 
11 SF 
16SF 
34 SF 
29SF 
383SF 

25SF 
18SF 
14 SF 
SSF 
BJSF 
17 SF 

74 SF 
57 SF 
11 SF 
16 SF 
34 SF 
24SF 
378SF 

25SF 
18SF 1 
14SF 
SSF 
83SF 
17SF 
74SF 
57 SF 
11 SF 
16SF 
345F 
24SF 
378SF 

25SF 
18 SF 
14SF 

1SSF 
83SF 
17SF 
74SF 
57 SF 
11 SF 
16SF 
34 SF 
24SF 
378SF 

Area Schedule (MECH Deducl) 

Name Type 

8TH FLOOR 
M-1 

M-2 

M-3 I 
M-4 

M-5 

M-8 

M-7 
M-8 

M-9 

9TH FLOOR 
M-1 

M-2 

M-3 

M-4 

M-5 

M-8 
M-7 

10TH FLOOR 

M-1 

M-2 

M-3 

M-4 

M-5 

M-8 

M-7 
M-8 

M-9 

ROOF 

M-1 

M-2 

M-3 

M-4 

M-5 

M-6 

•M-7 

MECH ENCLOSURE 
BOILER ROOM 

ELEVATOR OVERRUN 
GEN SHAFT & REFUSE 
EGRESS STAIRS 
MECH ENCLOSURE 
STAIR BULKHEAD 

TOTAL SF 

""' 

SSF 
25SF 
76SF 
37SF 
SSF 
15SF 
74 SF 
28SF 
25SF 
291 SF 

42SF 
82SF 
4SF 
31 SF 

32SF 
25SF 
76SF 
291 SF 

41 SF 
21 SF 
23SF 
6SF 
24SF 
20SF 
70SF 
9SF 
4SF 
2185F 

441 SF 
205SF 
96SF 
94SF 
236SF 
146SF 
BSSF 
1303 SF 

5554 SF 

11111111111111111111111111111111 11111 111111111111 111 111 
OEPTOFBLOGS I2 1190497 J OI>tlult'(>Ott 

J 

Lawrence Levine, RA 
I I, 

(/ / .~j _.1JJ!A".r 
v~,J-....-r"· ' 
• APPROVED 

UoderDirective 2of1975 

Date: osJ1o/2o17 

**ALL CALCULATIONS ARE c:owm,r-irnmEfle~ED** 
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2017.03.27 
2017.02.23 
2016.12.29 
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,- --- -- - -- --- , 
i I 

CD ~7~:.~~~~. 

I 
- - -- -- -- - - - - -

l 
QH2 

QH1 

714SF 

~ 
1164SF 

® ;~~.:~~~0~ 

I - - -- - - - - - - -- - -

l I 

QH2 

~ - - ---- -- ---l 

I - - - - - - -- - - - - - -
l 

® ~;~:.:~~~. 

0 ~~:.:~~~. 

QH 2 

12 SF 

QH2 

QH 2 

I 

I 

- - -- -

- - -- -

- -- - - - - - -

--- - - -- - -

NAME TYPE 

2ND FLOOR 
OH I HALLWAY 
OH2 REFUSE ROOM 
QH3 MECH 

JRD FLOOR 
QH I HALLWAY 
OH2 REFUSE ROOM 

4TH FLOOR 
QHI HALLWAY 

OH2 REFUSE ROOM 

5TH FLOOR 
OHI HALLWAY 

OH2 REFUSE ROOM 

l 
6TH FLOOR 
OHI HALLWAY 
QH2 REFUSE ROOM 

7TH FLOOR 
OH I HALLWAY 
OH2 REFUSE ROOM 

8TH FLOOR 

OHI HALLWAY 
OH2 REFUSE ROOM 

9TH FLOOR 
QHI HALLWAY 
OH2 !REFUSE ROOM 

10TH FLOOR 

laH2 )REFUSE ROOM 

TOTAL SF 

'SEE Z-01 1 FOR DETAILS 

l 

l 

l 

I 
_j 

lllllllllllllllllllllllllllllmlllllllllllllllllll llll 
DEP!OF BUJCSI2 11 9!J.l97 Jobf.klrM&t 

QUALITY HOUSING DEDUCTIONS 

AREA 

714SF 
12SF 
1164 SF 
1890SF 

546SF 
12SF 
558SF 

686SF 
12SF 
6!l9SF 

686SF 

12SF 
6!l9SF 

687SF 
12SF 
699SF 

j687SF 
12SF 
699SF 

470SF 

12SF 
482SF 

352SF 
t12SF 
364SF 

I12SF 
12 SF 

6102 SF 

BREAKDOWN 

50% OF TOTAL (DENSITY) 

REC SPACE 

50% OF TOTAL (DENSITY) 

50% FOR DENSITY; 50% FOR DAYLIGHT 

50% FOR DENSITY; 50% FOR DAYLIGHT 

50% FOR DENSITY; 50% FOR DAYLIGHT 

50% FOR DENSITY; 50% FOR DAYLIGHT 

50% FOR DENSITY; 50% FOR DAYLIGHT 

50% FOR DENSITY; 50% FOR DAYLIGHT 

Lawrence Levine, RA 
J I , 

(tL4jft!P;._ 
APPROVED 

UnderDirertive2of1g75 

Date: osJto/2017 

**ALL CALCULATIONS ARE COf~llll~t"It:;'Erl-~~!WED** 
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I J3.42{~f)){i) ~2~J~~~ro376SF X20%:2,100 JJSF 
PROPOsa>: 

52 SF 
IMSF 
mSF 
41:9SF 
207SF 

"" +146SF 
1.453 SF (COI.lPUES) 

'"' 

ROOF COVERAGE PLAN 
1/8" = 1'-0" 

\!l i 
I= 

~-
_,.1- -- --'< -------

ROOF 

108 SF 

ROOF 

423 SF 

CORNER LOT COVERAGE: 
S,S09.7S SF 

ROOF 

146 SF 

~ I 
ffi 

~ ----------------- ------------------- -- --------r --

I 

IIIIIII IIIIIIII IIIIIIIIIIIIIWIIII II IIIII IIIII IIIIIIII 
OEJ>TOfBLOGSI 2 1190497 JotiNunar 

~' BULKHEAD 2 
._,. 142' -6" 

- --------1·---

t---".--.---t------t-lf~~-~BI~-'x- I !! I . r---- --- - r-- $ 

. , BULKHEAD 1 
, , 131' - 6" 

ROOF 
122'- 0" 

ci 

ROOF OBSTRUCTIONS - PARTIAL 
I 
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