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REPORT TO MAYOR IfYIPEIIITTERI AND THE BOARD OF ESTIMATE

BY THE CONAAAITTEE ON SIUM CLEARANCE PLA}Is . . . . . . . O O'

This Commitlee wos oppointed on December 17,
I948 ro study ond expedite specific slum cleoronce
proiects by privote copitol under onticipoted Fed-
erot low, loter known qs Title I of the Notionol
Housing Act of 1949. Our Committee mode o pre-
Iiminory report on July 14,1949 ond wos instructed
to continue its studies ond prepore q definite pro-
grom for public discussion.

On Jonuqry 23, I95O o further inlerim report
wos mode, outlining the problem ond recommend-
ing eight specific prolects for further investigotion.
Two resolutions were odopted by the Boord of Esti-
mote on Jonuory 26, 1950 Colendqr No. I70, one
requesling lhe reservotion of $I6,000,0OO in Fed-
erol funds - being the City's shore of $200 Million
ovoiloble notion-wide for 1950-5I - ond the other
directing lhe Committee to continue with its work.
Subsequently the Federol Housing ond Home Finonce
Agency reserved eormorked funds for this purpose
ond the City of New York set oside ils shore, $8,-
OOO,O00 in copitol funds, to meel the proposed Fed-
erol gronts.

This field is new, untried ond experimentol. The
initiol procedure lherefore is necessorily slow ond
cumbersome. Neither Federol nor municipol funds
ore ovoiloble in sufficient volume to do more lhon
bloze the woy for o lorger fulure progrom. The size
of New York's problem con be meosured by the
ocres of recognized slums which connot be erodi-
cqted by ordinory privote, speculolive building.
This slum ocreoge is over 9,000. The presenl cleor-
once progrom through public ond quosi-public
housing completed, under woy ond scheduled will
be opproximotely 1,328 ocres by 1955 - 15% of

the totol. Obviously, privote copitol under o new
Federol low must be brought into the picture on o
lorge scole if we hope to escope q tremendously
enlorged public housing progrqm with qll the im-
plicotions which go with it.

Following is o review of the low ond procedure
ond of progress mode since the losl reporl:

Tirle ! of the Notionol Housing Act of 1949 pro-
vides thot ony loss incurred by o City or locol ogency
in ocquiring ond cleoring slum sites ond moking
them ovoiloble for privole redevelopment will be
shored two-thirds by rhe Federol Government ond
one-third by the locol governmenl. To enoble the
City to proceed with rhis progrom, this Committee
odvonced, qnd the Stote legisloture, ot the requesl
of the City Adminislrolion, odopted Chopter 784 ot
the lows of 1949. Locql low No. lO4 of 1949,
omending Section C4I-I.O of the Administrotive
Code, outhorized the Moyor lo execule Federol slum
cleoronce conlrocls. To remove completely ony fur-
ther doubts of our outhority to toke odvontoge of
the Federol low, ot the requesl of the Federql Hous-
ing ond Home Finonce Agency the City Administro-
tion requesled, ond the Stote Legisloture odopted,
Chopter 799 ol the Lows of I950, which omended
Section 72k of lhe Generol Municipol Low.

ln the meontime, with the opprovol ond by direc-
tion of the Boord of Estimote, this Commiltee op-
plied for Finol Advonce Plqnning funds for eight
proiects listed in our Second Report. The Housing
ond Home Finonce Agency opproved these funds in
the omount of $174,5OO on June 30, 1950. Suffi-
cient work hod olreody been occomplished so thot
it wos possible to by-poss on opplicolion for Pre-
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liminory odvonce funds ond go directly into the
flnol investigotion of lhese eight proiects.

Subsequenlly, conlrocls were let to orchilects,
engineers, reol estole firms ond relocolion experts,
ond plons hove proceeded. Briefly, lhe procedure
under the Federol, Stote ond locol legislotion is to
presenl the dqto onolyzing these slum rreos lo
estoblish eligibility under the Notionol Housing Act
of 1947 for cleoronce ond redevelopment by new
privote ond public focilities moinly devoted to
housing, but including olso, if ond where desiroble,
business ond monufqcture. A comprehensive plon
for the redevelopment of eqch oreo must be pre-
pored ond opproved by the City Plonning Commis-
sion ond Boord of Estimote on beholf of the City,
ond by the Adminislrolor of the Housing ond Home
Finonce Agency of the Federol Government. This
redevelopment will then be subiect to on ogreement
between the City ond Federql Government under
which the Federql Government will obsorb two-
thirds of ony loss incurred in ocquiring ond moking
o site ovoiloble, ond the City one-third.

Provisions of the Federol Low permit guoronteed
loons for ocquisition ond site cleoronce, ond con-
slruclion of vorious site improvemenls such os utili-
ties ond public focilities, os well os lhe Plonning
Advonces olreody provided. To induce privote in-
veslors to redevelop these sites, losses will be
incurred in offering the property for sole or leose.
Normolly it is onticipoted thot these losses would
represenl the volue of the existing old buildings,
cost of demolition ond the expense of relocoling
lenonts.

Tenont Relocolion, lhe cosl of which will be borne
by rhe developers, will be under the conlrol of the
Boord of Estimote through this Committee ond the
Bureou of Reol Estote. Tenonl Relocotion Offices will
be estoblished on eoch sile ond site tenonls will be
inlerviewed os lo their needs ond preferences. Ex-
perienced ond relioble reol estole firms, such os lhe
firm which mode the Tenont Relocotion sludies on
these proiecls, ore ovoiloble ond will be employed
by the Director of the Bureou of Reol Estote. Low-
income site lenonts will hove first priority in the
55,OOO dwelling units of Federol Public Housing
provided for New York City in the Notionol Housing
Act of 1949, ond will be eligible olso for other New
York City Housing Authority Proiects. Moderote-
income sile tenonts will hove priority in the I 1,O00
dwelling unils construcled on the 7 sites included
in the Slum Cleoronce Progrom. Furlher, they will
receive speciol considerotion for odmission to tox-
exempt developments throughout lhe City. Finonciol
ossistqnce will be given lo lenonts where necessory.

This Committee now submits for public considero-
tion seven proiects. An eighth proiecl, in the Morn-
ingside section of Monhotton, will be the subiect
of o seporote report ot o loter dote.

Prices used in lhe eslimotes of the orchitects ore
current os of lote Foll, ond renlol rotes for the vori-
ous proiects ore bosed upon them. ln the light of

possible notionql emergency condilions, construc-
tion costs moy need to be revised before completion
of these proiects. All proiects could support sottlG-
whqt higher renlols if necessory. !t hos been lhe oim
of this Committee to keep rentols down.

Our Commillee does nol recommend lhot the
Boqrd of Estimote toke oction on qny specific pro-

iect until there is o bono fide ofter from responsible
privole developers lo purchose ond redevelop the
site in occordonce with o plon occeptoble to the
City ond Federol governments. Upon receipt of such
ofters, the Committee will moke recommendotions
to the Boord of Estimote. fhe moller must then go
to the City Plonning Commission for reporl upon
the redevelopment plon. After this report, lhe Boord
moy occepl, reiect or modify offers. Redevelopment
plons ond on opplicotion for copitol gronts from the
Federql Governmenl ore then presented to the Hous-
ing ond Home Finonce Agency. Upon opprovol, the
City moy proceed with ocquisition of propertY, Pre-
sumobly by condemnotion, ond sole to the devel-
oper, provided no higher offer is received ot the pub'
lic ouction required by Low.

Following is on oulline of the seven proiects sub-
mitted ot this time:
I WASHINGTON sQUARE SOUTH

An oreo of opproximotely 40 ocres south of
Woshington 5q. in the Borough of Monhotfott,
generolly bounded by West Houston 5t., Avenrre
of the Americos, West Third 51., ond Merc,rr
Street"

2 SOUTH VITLAGE
An oreo of opproximotely 14r/z oues in lhe Bor-
ough of Monhotton, generolly bounded by Ave-
nue of the Americos, West Houslon 51., West
Broodwoy, ond Spring Slreet.

3 DETANCEY STREET
An oreo of opproximotely I I ocres in the Borough
of Monhotlon, generolly bounded by Eost Hous-
ton 5t., Allen 5t., Deloncey 5t., ond Forsyth 5t.

4 CORTEARS HOOK
An oreo of opproximotely 12 ocres in the [lor-
ough of Monhotton, generolly bounded by De-
loncey St., Fronklin D. Roosevelt Drive, Cherry St.,
Jockson 5t., Grond 5t. ond lewis 5t.

5 HARTEM AREA
An qreo of opproximotely 12 ocres in the Bor-
ough of Monhotton, generolly bounded by Fifth
Ave., Wesf l32nd 5t., lenox Ave., ond lA/esl

I35rh 5r.

6 NORIH HARTEM
An oreo of opproximotely 12 ocres in the Bor-
ough of Monhotton, generolly bounded by lenox
Ave., West 142nd Sl., Fifrh Ave., ond West
t 39rh 5r.

7 WITLIAMSBURG SECIION
An oreo of opproximotely 45 ocres in lher Bor-
ough of Brooklyn, generolly bounded by VVilson
Ave., Division Ave., Morcy Ave., Hewes 5'1. ond
Wythe Ave.
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This report outlines q redevelopment plon rec-
ommended for the Woshington Squore South proi-
ect. This oreo is broken inlo lhree moin porls.

The ftrst port is the oreo between West 3rd Street
ond Wesl 4th, ond it is proposed here to sell whot
is nol reserved for ployground exponsion lo New
York University, for exponsion of educotionol build-
ings. There is q deftnite underslonding with the
University thot it will moke on occeptoble offer for
this lond.

Next is lhe oreo belween West 3rd ond Bleecker
Streets, which will be redeveloped for residentiol use.
ln this oreq will be locoted some 13 oportment
buildings of 19 slories eoch, with shopping ond
reloil businesses olong Fifth Avenue South (the
widened presenl West Broodwoy) ond olso ot the
iunction of Bleecker Streel with Minelto Street, neor
lhe Avenue of the Americos. I,955 oportmenls ore
conlemploted for rento! ot opproximotely $35 per
room. There is definite underslonding thot on offer
will be mode for this porl of the proiect by New
York University with the oid of o group of life insur-
once componies.

Belween Bleecker Street ond West Houston Street
o Federol public housing proiect of opproximotely
9OO units, conslructed by the New York City Hous-
ing Authority, hos received lentolive opprovol ond
wil! occupy oll the oreo except lwo blocks belween
Woosler ond Mercer Slreets, which will be reserved
for school ond ployground purposes.

It hos been estimoted by our reol eslote experts
thot ot the rentols proposed the University ond resi-
dentiol buildings, both public ond privote, could
support o price of oboul $5.00 per squore foot ond
shopping focilities o price of $8.00.

Negotiotions for this proiecl hove been conducted
for severol months. Applicotions hove been mode
to the F.H.A. The oreo includes old residentiol ond
commerciol buildings, moinly old lofts, ond os
shown in the detoiled onolysis, is well suited lo
redevelopmenf.

We coll porticulor oltention to the severol renlol
ronges proposed in this proiect ond in the one lo
be known os South Villoge, immediolely south of
it below West Houslon Street. These lwo oreos
should be considered os o whole ond our redevel-
opment plon shows their inter-relotionship. ln the
Woshington Squore South oreo lhere would con-
linue to be o rentol of qbout $28 in on exisling
group of coloniol dwellings excluded from the tok-
ing. There would conlinue to be o rentol of opprox-
imotely $30 in onother group of oporlmenls
excluded from the toking belween Minetto Slreel,
Minelto Lone ond the Avenue of the Americos. There
would be o $35 renlol in the new privote develop-
ment included in the prolect. There would be strictly
public housing ot roughly $9 per room. ln the South
Villoge proiect there would be 792 units ot o renlol
of $2O per room. There would be obout 3,700 new
dwelling units in the combined proiecls, ond we
would eliminote oboul 4,2OO present substondord
dwelling units.

Since these negotiotions ore well olong, we rec-
ommend thot the Boord of Estimqte refer these lwo
integroted proiects to fhe City Plonning Commission
for opprovol of the redevelopment plon. As soon
os negotiotions ore concluded, this Committee will
moke further recommendotions to the Boqrd of Esti-
mote os to finol opprovol.

Philip J. Cruise
Choirmon, New York City Housing Authority

John P. McGroth
Corporolion Counsel

Choirmon
Robert Moses

Conslruclion Co-ordinolor ond Plonning Commissioner

Lozorus Joseph
Comptroller

John C. Riedel
Chief Engineer, Boord of Estimote

a

3



HOUSING AND HOME FINANCE AGENCY OF THE UNITED STATES

RAYMOND M. FOLEY, Administrator

N. H. KEITH, Director, SIum Cleoronce c,nd Urbon Redevelopment

BOARD OF ESTIMATE OF THE CITY OF NEW YORK
VINCENT R. IMPEILITTERI, Moyor

TAZARUS JOSEPH, Comptroller

JOSEPH T. SHARKEY, President, The Council

ROBERT F. WAGNER, JR., Presidenf , Borough oI Monhdllan

JAMES J. IYONS, President, Borough of The Bronx

JOHN CASHMORE, Presidenl, Borough oI Brooklyn

MAURICE A. FITZGERALD, Presidenf , Borough of Queens

CORNEIIUS A. HAIL, President, Borough of Richmond

COMMITTEE ON SIUM CLEARANCE PIANS
ROBERT MOSES, CHALRMAN, Conslruction Co-Ordinofor ond Planning Commissioner

PHILIP J. CRU|SE, Choirmon, New York City Housing Authority

TAZARUS JOSEPH, Comptroller

JOHN P. McGRATH, Corporalion Counsel

JOHN C. RlEDEt, Chiel Engineer, Boord of Estimofe

GEORGE E. SPARGO, Assisfo nt to Choirmon

HARRY TAYLOR, Director

JOHN J. BEGGS, Assisfont Direclor

CO NSU ITANTS
EGGERS & H!GG!NS, Archifecfs

SKIDMORE, OWINGS & MERRILL, Coordinoting Architects

CHARTES F. NOYES COMPANY, lNC., Reol Estofe Consulfonls

WOOD, DOTSON COMPANY, lNC., Reol Estofe Consulfonfs

4



REDEVELOPMENT PLAN
The site lo be redeveloped hos on oreo of opProx-

imotely 40 ocres, locoted direclly south of historic
Woshington Squore Pork. lt exlends from Woshing-
lon Squore South to West Houston 5t., ond is

bounded from eost to west by Mercer Street ond
the Avenue of the Americos, respeclively.

It is proposed thot lhe redeveloped site be divided
into 4-s"itiont, in use if not by physicol borrier'
These cotegories would be, lond ollocoted lo New
York Universily, o middle income housing oreo, o
tow income housing oreq, ond o public school ond
ploygrounds.' 

fvf"ny streels within the site would be eliminoted,
ond most of the remoining streets widened con-

siderobly.
Two smoll oreos ore proposed to be ollocoted to

New York University to complete their ownership
of the strip of lond from Woshington Squore- Soulh
to West 3rd Street, bordering on Woshington Squore
Pork. This lond with thot presenlly owned would
be used by New York University for ocodemic build-
ing exponsion. A new Low School Building for New
Yoik University is presenlly under construclion on

o porlion of ihis lond, now owned by the Uni-
versity.

Woshington Squore Gordens, the middle income
developme-nt, would be locoted in the oreo bounded
by West Srd Street, Mercer Street, Bleecker Slreet

ond Min.tto Streel. The coveroge of this oreo of
t5.36 ocres would be os follows: oporlment build-
ings 2,26 ocres, shops .9I ocres, ploygrounds ^o1!
loidscoping ll.O4 ocres, ofi streel porking 2'I5
ocres, ond 2.85 ocres of underground goroges'

Thirteen dwelling units ore plonned, eoch one

I9 stories in height, ond providing o totol of 1,956
oporfmenls. A typico! floor will hove 8 oporlments,
divided into two eoch of 21/2, 3,4 ond 5 room
oportmenls. These dwelting units will house o totol
oi 5,385 persons, which would give o populotion
density of 328 Persons Per ocre.

Porking would be provided for 587 oulomobiles,
or for 30% of the fomilies in residence. 253 oulo-
mobites would be occommodoted in 2 underground
goroges ond the remoinder in 6 ofi slreel porking
Ir"or-. These porking oreos would be londscoped
to eliminote the poiking lot oppeoronce os much

os possible.
ihe plons olso include 7 shopping oreos'- These

would be low one-story buildings, mosl of them

ottoched to the dwelling units. These shopping qreos

woutd contoin smoll shops, rother thon being o
centrol shopping oreo.

The remoinder of the oreo would be open com-

munity tond, comprising 2 lorge ploygrounds ond
generol pork oreo.

The other residentiol redevelopment would be
Houston Houses, o New York City Housing Author-
ity low income proiecl, locqted on the soulhern side
of the redevelopment site, in the oreq bounded by
Bleecker Slreel, Wooster Slreel, Wesl Houslon Slreel,
ond Avenue of the Americos, with the exception of
the block from MocDougol Street to Sullivon Slreet,
where some well-kept multi-dwelling residences ore
being retoined. ln this oreo of 7.09 ocres, oporlment
buildings will cover I.33 ocres, or 18.7"/" Goveroge
of the oreo, .887 ocres will be used for off-street
porking, ond the remoining 4.88 ocres will be
londscoped generol Pork oreo.

Houslon Houses will provide 884 oportmenls in
8 dwelling unils, eoch of which will be l4 slories
in heighr. Two different types of dwelling units ore
plonned for this oreo - but eoch would hove 8

oportmenls per floor. The difference will be in the
pioportion of the vorious sized oporlments per floor.
One unit would hove four 41/z room oportments,
two 3r/z room oportmenls ond two 51/z room oport-
ments per floor, whereos the other unil would hove
six 41/z room oportments ond two SYz room oport-
ments per floor. These oportmenls would provide
living quorlers tor 3,448 people, for o populotion
density ol 486 persons Per ocre.

Community focilities would be locoted on the first
floor of some of the dwelling units. These focilities
would include Administrotion Oftices, o Children's
Cenler, q Community Center ond o Heolth Cenler'

The londscoped off-slreet porking oreos would
occommodote I32 outomobiles. fhis meons thot
l5"h ol the fomilies in the development would be
oble to pork their cor.

The lorge new public ployground on lhe eostern
edge of this oreo would be ovoiloble for use by
the residents of this Proiect.

The finol cotegory in the redevelopment plon is o
proposed new elementory school ond ployground,
io be locoted in on qreo of 3.74 oles, bounded by
Bleecker Street, Mercer Street, Wesl Houston Slreel,
ond Woosler Slreet.

The elemenlory public school would hove two
sections; one lo be used by rhe school solely, ond
one lhot woutd be shored with the community. The

ocodemic portion of the building would be 3 stories
in height ond contoin opproximolely 29 clossrooms,
2 kinJergortens, o librory ond o suite of odminis-
lrotive ofti..s. The section of the building for ioint
use by the school ond community would be only
I % siories ond include the following focilities: on
ouditorium, with o seoling copocity of 300 Persons,
with o sloge ond dressing rooms; o gymnosium with
tocker ond shower rooms; o lorge lunch room, o

smoller teochers' lunch room with on odioining
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kitchen; o ploy room with storoge rooms ond toilets;
ond o study holl.

The ocreoge nol covered by the school building
would be developed os o public ployground. One
enclosed section, odiocent to the schoo! would be set
oside os lhe school kindergorten ploy yord. Another
oreo would be devoted to mothers with pre-school
oge children ond be provided with benches ond
ond complete ploy equipment. The moior portion of
the ployground would be plonned for sporfs, ond
would include four hondboll courts, o softboll dio-
mond ond o bosketboll ond volley boll court. ln the
winter some of these courls would be flooded ond
turned inlo o lorge outdoor skoting rink.

Four more city ploygrounds ore lo be locoted in
lhe redevelopment oreo. (These ore in oddition to
the ploygrounds provided in coniunction with the
dwelling units.) Two of these ploygrounds ore now
in operotion, on lhe eost side of the Avenue of the
Americos, between West 4th Street ond Minetto
Lone. ln the course of the redevelopment these two
ploygrounds would be enlorged ond equipped with
new ploy opporotus.

A new City Pork ond o city ployground will be
creoled on Bleecker Street ond on West Houslon
Slreel, belween MocDougol ond Sullivon Sfreels,
flonking q group of multi-dwelling residences, the
only originol buildings lo remoin in the redevelop-
menl oreo.

Thus there will be o totol of obout 280,325 squore
feet of city ployground distributed throughout the
redevelopment oreo in five seporote ploygrounds.

The multiple dwellings known os the MocDougol-
Sullivon Gordens thol ore to be kept in the sile oreo
qre qcluolly not o porl of the redevelopment of the
oreo, bul hove on influence upon the redevelop-
ment plonning. The MocDougol-Sullivon Gorden
Associotion, which wos formed obout 1925, consists
of 2I buildings. The Associotion wos formed by od-
ioining property owners lo develop communol

bockyord ploy spoce ond gordens, supervision for
children, economicol visiting ionitor service, elc., ond
hos successfully done so.

These 2l buildings provide 58 dwelling units, 58
of which ore registered with the New York Stote
Rent Commission. Of these 58 oportments, lhere
wos no rent informotion ovoiloble for I0 of them.
ln the remoining 48 oportments lhe rent vories from
$3I to $200 o month for I to 8 room oportments,
with on overoge rent of $tOZ o month. All the
oportmenls hove complele privole bolhrooms qnd
cenlrol heot.

Another porlion of lond, bounded on the south
ond eosl by Minetto St., on the wesl by fhe Avenue of
the Americos, ond on the north by Minettq Lone, lies
iust within lhe generol oreo of the proposed redevel-
opment, but is not considered port of the site. This
block contoins lwo residentiol buildings eoch pro-
viding 65 oportments. These ore comporotively new
buildings, completed in I940-1941, ond hove the
usuol conveniences such os buzzer to oporlment tele-
phones, self-operoting elevotors, complele boths
ond kitchens, etc. The oportmenls ronge in size from
71/z to 3 rZ rooms with on overqge monthly rentol
of obout $69.

The redevelopment plon will octuolly increose the
number of people living in the sile oreo, but will
decreose the populotion density. Af present lhere
ore 2751 fomilies or 6828 persons Iiving in I3 qcres
with on overoge populotion density of 500 persons
per ocre. The proposed redevelopmenl plon would
house 2840 fomilies or 8833 persons in on oreo of
23.45 qcres (includes only the lond devoted exclu-
sively to Woshington Squore Gordens ond lo Houston
Houses) with on overoge populotion density ol 372
persons per ocre. Thus in o plonned redevelopment
of the site oreo, more lond could be ollocoted to
residentio! use, more people could be housed ond
the populotion density would still be considerobly
below the present figure.
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The specific boundories of the proposed redevel-

opment sile ore: West 4th Street on the north, Mer-
cer Streel on the eost, West Houston Street on lhe
south ond the Avenue of the Americos on the wesl,
Borough of Monhotton, New York City. The site is
on the soulhern border of Woshington Squore Pork
(which is the storting point of Fifth Avenue) ond is
porl of lhe Greenwich Villoge oreq.

The site is ideolly situoted for lronsportotion focil-
ities. All subwoy lines poss the site ond hqve slo-
tions within o block or lwo of the sife, plus mony
buslines, wilh crosstown lines on 8th Street ond
Houston Streel.

It is uniquely locoted in regord to the business
ond shopping districts, being midwoy between the
two moin business cenlers of Woll Street ond 42nd
Street, ond iust below lhe moin shopping districts.
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All 13 units sholl be 19 stories high, with the
necessory penthouses for elevotor mochinery, ven-
tiloting fons, ond wqter lqnks where required. They
sholl be of fireproof construclion: reinforced concrele
fromes ond floor slobs, foced with red foce brick,
limestone bqses ond bqnd courses.

The bosic shope of o unit plon will be o reclongle,
protruding in the center lo occommodote o poir of
scissors sloirs ond lwo elevolors in the middle of o
spinol corridor. The protrusions in the unit plon (in
oddition to reodily occommodoting the service fo-
cilities) provide lwo more odvontoges: oll oport-
ments hove some cross venlilotion ond the exlro
width in the cenler gives qdded wind brocing to the
building.

The moin floor of eoch unit will hove on entronce
ond elevqlor Iobby, with either shops or oporlmenls,
depending upon lhe locotion. Buildings with shops
hove one | 1/z room oporlment, one 2r/z toom oporl-
menl ond two 5 room oporlmenls. Units without
shops will hove one I t/z room oportmenl, one 21/z
room oportment, two 3 room oportmenls, two 4
room oporlmenls, two 5 room oporlmenls. All units
will hove bosements with focilities for loundries,
trunk sloroge, perombulotor sloroge rooms, chil-
dren's ploy rooms, etc.

All remoining floors will be devoted lo oport-
menls ond be similor. A typicol floor contoins 8
oportmenls providing o toto! ol 29 rooms. Of the
8 oportments there ore 2 eoch of 21/2, 3,4 ond 5-
room oportmenls.

The conslruclion oulline of the units will be qs

follows: Reinforced concrete froming ond floor slobs;
exterior surfoces of red foce brick, limestone boses
qnd bond courses; interior surfoces of wolls to be
ploster on 2" furring; steel window sosh; corridor
portitions of cinder block, plostered on both sides,
oportment portitions 2" plosler on wire loth. Other
interior finishes will be: Tile woinscot ond floors
in both rooms; ospholt tile floors in Kitchens; wood
floors in oll other rooms. The kitchens will be fully
equipped with wood cobinets, electric refrigerolors
ond gos ronges.

Aportment Distribution:

Number of Buildings wilh Shops - 5

Aportments Per Floor Aporlment fofols
Apt.
TyPe

I 7z Room
2Yz 3'

3Yz t'

4"
5"

I48 740

Number of Buildings Without Shops - 8

Aportmenls Per Floor Apartment fofols

Apf. Bed First 2nd Thru Per Totol ApIs.
Type Rooms Floor l9rh Fl. Bldg. For 8 BIdgs.

IYzRoom I I 0 I 8
2Vz"11237296
3Vz"I2238304
4"12238304
s"22238,304

8 8 152 1216

Bed First 2nd Thru
Floor I9rh Fl.

Per fotol A
Bldg. For 5 BI

Pts.
dgtRoom s

I
37
36
36
38

I
I
I
I
2

0
2
2
2
2

T

t
I
o
o
2

4

5
185
r80
180
r90

Apr.
Type

lYt
2Yz
3Yz
4
5

s

Bed
oomR

Tolql Conslruc- Tolol Renlol
Percenloge lion Rooms Rooms

.7 I9.5 19.5
24.6 1202.5 1202.5
24.7 1452.0 1694.0
24.7 1936.0 1936.0
25.3 2470.0 2470.0

roo.o 7080.0 7322.O

I
I
I
I
2

Lond:

Tolol Areo of Sile, Excluding Slreels:
Areo of Slreels lo be Closed:

folql Areo of Sile, lncluding Slreels:

Lond Reloined by City:
Public Ploy Grounds - 25,575 Sq. Ft
Street Widening - 64,695 " "
Tolol

Nel Areo of Lond for Redevelopmenl:

5q. Fr.
Areo

679,839
123,375

Areo in
Acres

15.60
2.83

803,214 18.43

90,270 2.O7

t6

712,944 I6.36
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Lond Covered by Aporlmenls:
lond Covered by Shops:

Totol lond Covered by Buildings

Percenloge of Coveroge of Lond
for Redevelopmenl:

By Aportment Only - I3.8%
By Shops Only 55%
By All Buildings -@

Porking Areo (3I6 Cors)
Ployground Areo (6.2"h of Site)
Londscope Areo:

Totol Sq. Fl. Floor Areo:
Totol Sq. Ft. Residentiol Areo:

(I9 Slories, Minus Areo for Shops)
(lncludes Cellor Storoge in Eoch)

Totol Sq. Ft. Shop Areo
(Cellor Areo for Shops)

Totol Sq. Fl. of Goroges:
(Two Underground)

-_-_
o 5 ro 15 rEEl

98,63I
39,665

138,296 2.97

2.26
.9I

o
o
o

o
a

93,40O
45,000

436,248

2.r5
r.03

IO.OI

a
o
o
o
a
a
o
o
o
o
o
a
o
o

I

Totol Lond Areo Per Aporlmenl: 365 Sq. Ff.
Toto! lqnd Areo Per Construcled Room: I00.8 Sq. Fr
Lqnd Cost os if Cleqred: $7.43 per Sq. Ft.
Lond Cost in Presenl Condition: $5.73 per Sq. Ff.

Buildings;
Number of Buildings: l3-19 Slories
Number of Aporlments: I956
Number of Conslrucled Rooms: 708O

Rentol Rooms:7322
Gross Areo Per Conslruclion Room: 275 Sq. Fl.
Eslimoled Populotion: 5385
Populolion Densily:

328 Persons Per Redeveloped Acre (I I9 Fomilies)
404 Persons Per Nel Residentiol Acre (I49 Fomilies)

Cuboge:
19,385,374 Cu. Ft. Toto!
16,656,004 Cu. Ft. Aporlmenls (Minus Shop in

Apr. BIdgs.)
l,2l4,2OO Cu. Ft. Shops
I,5I5,I70 Cu. Ft. Goroges (Two Underground)

2,178,205 Sq. Fr.

1,953,730 " r'

58,555 13 
'i,

39,655 r'i 
'|,

126,265 'r '|,

K

F

L.R.
r3'-o'x t9'-

B.R.
il'- o'x r5r B

K D

F

B. R.
r2'- 6"X l6'-

L. R.
I 9'- O' X l3'- O'

B.R.

F

D K
?

L. R.
I 9'- O' X r3'- O'

B.R.
!o'x l6Lo'

0
F

B.R.
o'x l5'-d

L.R.
lzlo'x l9'-
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TENANT RELOCATION

Title I of the Housing Act of 1949 fixes the condi-
tions ond responsibilities regording relocotion by o
tocol public ogency under Section I05 (C) os follows:
"Conlrocts for finqnciql oid . . . which require thot
. . . there be o feosible method for the temporory
relocolion of fomilies disploced from the proiect
oreo, ond thot there ore or ore being provided in the
proiect oreq or in other oreos not generolly tess

desiroble in regord to public utilities ond public ond
commerciol fqcilities ond ot renls or prices within
the finonciql meons of the fomilies disploced from
the proiect oreo, decent, sofe, ond sonitory dwellings
equol in number to the number of ond qvoiloble to
such disploced fomilies qnd reosonobly occessible
to their ploces of employmenl."

lnformotion of o sociol ond economic noture wos
oscertoined regording the fomilies lo be relocoted,
complete reporls of properties on the siles were veri-
fied through building by building field inspections,
listed by block numbers, lot numbers, oddresses,
conditions, numbers of oporlments, owner occu-
ponts, occupied ond vocont slores in residentiol
buildings, non-residentiol properlies were desig-
noted ond corresponding summories were mode.
Aportmenl dolo wos broken down occording to
numbers of rooms per units reloted lo rents, ond
oportment focilities were broken down occording to
centrol heot, hot wqler ond lock of heot, cold woter
ond lqck of heot ond hof woler, complete bolhrooms
ond seporote toilets. Estimotes were mode of fomily
income brockels reloted to rentol ronges. Further
eslimoles were mode of the numbers of persons oc-
cupying specific numbers of rooms ond the reloco-
tion preferences of oll fomilies.

Site tenonts who will hove to be disploced in the
Slum Cleoronce Progrom foll inlo two brood groups
eoch of which requires different methods. One group,
due to low eornings, consists of fomilies EUGIBLE
for public housing. The other group, eorning obove
opplicoble limits, is INEHGIBIE.

To cover fomilies EtlGlBtE for publicly ossisted
housing on inquiry wos directed by the Choirmon
of the Commitlee on SIum Cleoronce Plons to the
Choirmon of the New York City Housing Authority
os lo occommodotions the Authority could ofter these
EtlGlBtE fomilies. Under the Housing Act ol 1949
priority is given ELIGIBLE sile tenonts on proposed
Title I proiects for odmission to ony Title lll Federolly
oided locol proiect. A reply to the letter of inquiry
indicotes thot 50,000 to 55,000 units under Title lll
Federolly oided housing will be preponderonlly more
thon enough to toke core of the estimoted 3,9I I
fomilies EtlGlBLE. A copy of the reply follows:

NEW YORK CITY HOUSING AUTHORITY

63 Pork Row New York 7, N. Y.

October I6, I95O

Honoroble Robert Moses, Choirmon
Committee on Slum Cleoronce Plons
Oftice of City Construclion Co-Ordinotor
Rondoll's lslond
New York 35, New York

Deor Mr. Moses:

ln occordonce with your request of October 2nd,
I950, we hove corefully reviewed the Tenont Relo-
cotion Surveys of the Title I Slum Cleoronce Proiects.
Our onolysis indicotes the following estimoted relo-
cotion possibilities for low-rent housing.

sire I:fJ,:: ,.'il:lT'ii','."?f ,11.,

South Villoge I58O 587 35%
Woshington Squore

South 2464 37O 15%
Corleors Hook 718 172 24%
Deloncey Street 1569 581 37%
North Horlem 92O 368 40%
Horlem 1683 lOI0 60%
Williomsburg 3292 823 25%

Totols 12326 391I 31.7%

The Authority's onlicipoted schedule of conslruc-
tion is estimoted ot 5O,OO0 to 55,000 units under
Title lll of the Federol Housing Act, ond on odditionol
24,OOO units in the New York Stote Housing Progrom.
It is the Authority's intention to hove this progrom
provide suitoble dwellings for oll Title I site fomilies
eligible for low-rent housing. The Authority expects
thot its conslruction schedule will be timed so thot
lhe necessory oportmenls ore ovoiloble os required
during the site cleoronce process.

The obove relocotion onolysis wos bosed on the
following fqctors which our experience hos indicoted
to be mosl opplicoble to the problem:

Generolly fomilies eorning up to $ZSOO per on-
num were considered eligible for low-rent housing
ot present income limits for odmission. Single person
fomilies, most of whom ore estimoted to eorn less
rhon $2500, were treoted os ineligible os such indi-
viduols moy not be odmitted to Federolly-oided
Housing Developments, ond there ore only o limited
number of such units in Stote-oided Proiects. Con-
siderotion wos given to the foct thot income limits
for the smoller non-vetercrn fomilies ore less thon
$2500, while income limits for non-veteron lorge
fomilies (five persons or more) ronge up to $3024. ln
oddition, income limits ot Stote-oided Proiecls for
veleron fomilies of oll sizes ore higher thon the
income limits for non-veteron fomilies.
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The effect of eoch of these foctors on eligibility
with respect to eoch site studied were estimoted to
orrive ot the result indicoted.

Authority experience of our operoting sites is thqt
the proportion of fomilies relocoted to self-ocquired
occommodqlions in privotely owned reol estqte
ronges lrom 42"/" to 81% of those vocoting; vorying
in occordonce with differences in site occuponcy ond
other site conditions' 

sincerery yours,

PHItlP J. CRUISE

Choirmon

Of the tenonls INEIIGIBIE for odmission to pub-
lic housing more thon holf will receive preferentiol
stolus ond con be token core of fully in the I I,000
dwelling units proposed to be built under Tirle I

itself. The remoining !NEtlGlB[E tenonts, occording
to the experience of the New York City Housing
Authority os indicoted by the following survey "Re-
movol Experiences of the New York City Housing
Authority in Tenont Relocotion" indicotes thot this
group of lenonts will prefer to relocote themselves.
Avoiloble to this group ore opproximotely 20,000
onnuol vocqncies occurring in the normol course of
evenls through deoths, circulotion within fhe City
qnd removol from the City of other fomilies. Accord-
ing to recent construction figures obout 80,000 new
dwelling unils ore being or will be built within the
City of New York within the neor future.

!n oddition, it is conlemploted thot o privote locol
relocotion service be engoged to estoblish on office
ot eqch slum cleoronce sile. This privote ogency is
to be directed, supervised ond controlled by the City
of New York Bureou of Reql Estote to ossure com-
plionce with the intent of locol ond Federol lows ond
regulotions, eviction procedures, ond monogemenf
policies ond the encourogemenl of speed in cleoring
lhe sites for eventuo! Title I redevelopment. listings
of voconcies will be solicited ond, if necessory, pur-
chosed from locol reol estole brokers. The coopero-
tion of locol welfore ogencies, newspopers, rodio
ond television stotions, reol estole boords ond
ogencies, civic orgonizolions, ond religious groups
will olso be enlisted.

ln stimulqting independent relocotion, emphosis
must be ploced upon sile fomilies moking every
reosonoble effort lo relocole themselves in oporl-
ments of their own choosing. Where such tenonls
ore nol oble to relocole lhemselves the relocolion
service will ossist them. Obviously the work of site
cleoronce will be relieved ond occeleroted if o greot
number of tenonts relocote lhemselves. Self-relo-
colion olso reduces lo o greol extent the difficult
relotions orising oul of urging on fqmilies o choice
which is not their own. Useful in expediting such
relocotion is piece-meol demolition of buildings os
vocoled ond finonciql contribution to the site fomilies
who relocote lhemselves.

Provisions of Title I olso require o feosible method

for the Temporory Relocotion of fomilies living in
o proiect oreo. This provision is intended to meet o
situotion in which it moy not be possible in under-
toking o proiect to fulfill immediotely oll the stond-
ords specified for the permonent rehousing of such
fomilies. Temporory rehousing is required to be ot
rents comporoble to those poid by disploced fqmilies
to be relocoted ond generolly no less desiroble os
to slondords. These requisiles ore met by progressing
lhe construclion in sections through reorronging the
lenqnts in portiolly vocoted buildings combined with
lhe use of vocont lond ond business ond commerciol
properlies. The conditions will vory in eoch proiect.

ln order to set ot resl ony feors, fomilies qre
ossured lhot relocotion help will be reodily ovoiloble
ond there is o fronk desire to be of moximum ossis-
lonce in corrying out the individuol wishes of eoch
fomily. Emphosis is ploced on the preferentiol eligi-
bility of site fenonts lo relurn to the proiect when
completed, or if eligible, to be odmitted to publicly
oided housing. letters in simple understondoble
longuoge wil! be circulqted to the site tenonts odvis-
ing them of relocotion policy, qnd their rights to
odmission in the proposed proiects or in existing
dwelling units. Consistent with o policy of keeping
the site occuponts well informed, personol inter-
views will be conducted to help ond encouroge occu-
ponts lo move.

The totol number of fomilies breok down os fo!-
lows:

o
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South Villoge
Woshington Squore
Corleors Hook
Deloncey Streel
North Horlem
Horlem
Williomsburg

1,680
2,464

718
1,569

920
I,683
3,292

Totol
Fomilies

Eligible
tor

Public
Housing

587
370
172
581
368

I,OIO
823

will
Rel oco te
in Proiert

546
1,o47

273
494
276
335

1,234

will
Relocote
Outside

of Proiect

547
1,O47

273
494
276
337

1,235

Self-
Relocoted

No.

748
44%

504
42%

676
47%

r03
47%

69
55%
I,080
8t%

Removol Experiences of the New York City Housing
Authority in Tenont Relocolion - os of 9/l/50

Site

Smith

Melrose

Foster

Flushing

51. John's

Dqle of
Acquisition

7/2s/46

8/3/46

8/2/46

1O/18/4e

3/1s/so

1o/t /4e

Total
Relocoted

No.

1,716
too%
1,213

r 00%
1,433

100%
220

ro0%
126

r o0%
I,339
too%

St. Nicholos
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lncluded in "A Guide to Slum Cleoronce ond
Urbon Redevelopment Under Title I of the Housing
Act of 1949" os revised July I95O, on poge 27 is o
requirement thot the locol ogency desoibe the ode-
quocy of the relocotion service estoblished or utilized
by the locol public ogency. Typicol of firms odequote
for relocotion service is Wood, Dolson Compony,
tnc., which hos prepored this tenonl relocotion
reporf. tt is o reql eslote service orgonizolion esfob-
Iished for more thon holf o century. lt mointoins
fully stoffed deportmenls in listing ond renting
oportmenls, lenont relolions, monogement, broker-
oge, mointenonce engineering, occounling, opprois-
ing ond insuronce. lt hos ovoiloble troined personnel,
exhoustive records ond up to dote lox mops. lt will
be odvontogeous lo combine the functions of lenont
relocolion, monogement ond demolition in o single
oftice. The types of properties such componies cur-
rently deol with cover the types found on lhe slum
sites ond lhose proposed to be erected.

ln redeveloping on oreo such os the Woshington
5quore site, it is feosible to corry out both demoli-
tion ond new conslruclion in of leost two plo-
gressive stoges. By demolishing only one seclion
of the site it is possible to leove the other residences
undisturbed until the first section of new oporlment
buildings is completed. Where possible the first sec-
tion is chosen to include vocont lond ond o Iorge
proportion of industriol qnd commerciol buildings.
The lost section to be demolished con be thot where
fulure sfores, school, or porking oreos will be situ-
oted.

The first step in tenonl relocolion is lo oscerloin
which lenonts ore eligible for public housing ond
to help lhem move into existing proiects. Of the
2464 fomilies on the Woshington Squore site it is

estimoted thot 370 or 15% will be eligible for
public low rent housing ond con move os soon os
voconcies ore ovoiloble. This will leove empty
oporlmenls on lhe site for the temporory use of
those fomilies who ore woiting lo move into the
first of lhe new oporlmenls in the redevelopmenl.

Of the tenonts not eligible for public housing
there will be on estimoted 1047 fomilies or 42Yz "h
who will prefer to relocote themselves ond who
will be given oll possible ossistonce. lt is estimoled
thot on equol number will choose lo move into the
redevelopment ilself ond will be given preferentiol
slotus. These fomilies moy need only temporory
occommodolions until the proiect is completed.
There will be more oportments ovoiloble for site
tenonts if more thon the number we hove estimoled
do prefer to stoy within the proiect. ln the Woshing-
ton Squore South ond South Villoge proiecls com-
bined there will be opproximotely 2750 new oport-
ments other thon public housing, whereqs we hove
onty estimoted opproximotely I60O fomilies will
wish to relocote in the combined proiects. fhey will
olso be given preference in other Tirle I proiects.
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LAND:

BUILDING:

PROJECT:

Totol Estimqted Cost of Building

TOTAL ESTIMATED COST OF PROJECT

ESTIMATED COST TO PRIVAIE REDEVETOPER

Approised Resole Volue os if Cleored:
712,944 sq. ft.

Less: Eslimoted Cost of Obtqining Possession:
(Demolition ond lenonl relocolion)

Resole Volue of Lond in ils Presenl Condition

Field Cost of Slruclures
Archilecls'Fee {3.5%)

Tolol Slruclurol Cosl
Cost of londscoping ond Site lmprovemenls

Totol Cost of Buildings ond Site lmprovemenls

lnleresl on Lond during Conslruclion
lnleresl on Building during Conslruclion

Totol lnteresl on Working Copitol
Reql Eslole Toxes on Lond during Conslruclion
Finonce, Legol ond Orgonizotion Expense

Tolol lnleresl, foxes ond Finoncing during Conslruclion

$ 5,347,O8O

I,392,O80

$ 3,955,000

$I9,58I,620
685,357

$2O,266,977
382,428

$2O,649,4O5

$ 320,825
619,482

$ 94O,3O7
270,OOO

412,988

$ 1,623,295

$22,272,7OO

$27,619,78Oa
o
o
o FINANCIAT PLAN FOR PRIVATE REDEVETOPER

Cost of lond ot Approised Resole Volue os if Cleored
Estimoted Cost of Buildings os of Dole of Completion, including

oll fees, loxes ond finoncing

ToIol Eslimoted Cost of Proiect

Estimoted Renlol Volue:
Aporlmenls: 7,322 renlol rooms @ $35 per room per

monlh, ot $42O per room per onnum
Slores: 77,3OO sq. ft. bosement @ 50c

77,3OO sq. ft. grode fl. @ $4.5O
Goroge: 126,265 sq. fr. @ $1.O0
Porking Spoce: 316 cors @ $120

Totol Estimoted Rentol Volue
Less: Voconcy Reserve of 7!"
Effective Renlol Volue

Operoting Expenses:
Aporlmenlsz 7,322 renlol rooms @ $100
Slores: 154,600 sq. ft. @ 20c
Goroge: 126,265 sq. ft. @ I5c

folol Operoling Expenses
Reol Eslole Tqxes

Totol Operoling Expenses ond Toxes

Nel Relurn on o Free ond CIeqr Bosis

Percenloge of Net Relurn on lnveslmenl

$ 5,342,080

22,272,7OO

a
a

o
o

a
O

o
o
o
o
o

o
a

$27,619,78O

$ 3,075,24O
38,650

347,850
126,265
37,920

$ 3,625,925
253,8I5

$ 3,372,11O

$ 732,2OO
30,920
I8,940

$ 782p60
660,000

$ 1,442,060

$ 1,930,050
6.99%

COST ESTIMATES & FINANCIAT PLAN

21



D
o
a
a
a
a
a
o
O

o
a
o
o
a
o
a

EFFECT OF
REDEVETOPMENT PLAN
ON AREA

a
o
o
o

a
o

a
l.
t

o
a

P
o
o
o
o
o
a
o
a

I

TRANSPORTATION
STREETS & LOCAL
TRANSPORTATION
COMMUNITY FACILITIES
EXISTING ZONING
PROPOSED ZONING
UTI LITI ES

lil
tv
V
vl

I SEWER
2 WATER
3 GAS
4 ETECTRIC AND

TETEPHONE

I

II

23



TRANSPORTATION

The site is ideolly situoted for tronsportqtion focil-
ities. There ore subwoy lines under the west qnd
neor lhe eqst boundories ond ogoin one block eost
ond wesl of these. Buses run on the Avenues obove
these subwoys, plus the Sth Avenue Buses, which
storl ot Woshington Squore ond go norlh or uplown.
On Houslon Streel, the southern boundory, o bus
line runs crosslown, from the Hudson to the Eost

Rivers. These focilities, with their vorious tronsfer
poinfs, moke oll portions of Monhotton reodily oc-
cessible, plus providing direct tronsportotion to the
Bronx, Brooklyn ond Queens.

The IND Subwoy Iine is lhe mosl conveniently
locoted for occess from the site, with 2 express slo-
tions directly odiocent to it. The moior one is lhe
West 4th Street stolion under the Avenue of the
Americos, with the lwo neoresl enlronces ot the
intersection of this Avenue ond West 3rd Streel, or
ot the N.W. corner of lhe site. This is o very Iorge
multi-level stolion, hondling both the 6th ond 8th
Avenue bronches of the IND line, since ol this point
the 2 bronches converge ond run one obove the
other for o few blocks. The 6th Avenue subwoy
uptown (north) goes up to 53rd Street then lurns
eost ond goes out to Jomoico, Queens, or west to
ioin the 8th Avenue bronch. The downtown lroin
from West 4th Street goes eost under Houston
Street, then south under the River ond inlo Brooklyn.
The other previously menlioned stotion, of the IND,
which is convenient to the site, is on this portion of
the line, ot the inlerseclion of E. Houston Slreet ond
Broodwoy. The 8th Avenue uptown troins go oll the
woy up Monhotton to Broodwoy ond 207lh Street,
with some troins going eost lo Queens ot 33rd
Street ond still others bronching eqst ofter l45th
Streel for the Bronx. fhe 8th Avenue downtown
(south) lroins from the site run down to Fulton Street,
where some of lhem conlinue eost ond out into
Brooklyn.

The wesl side IRT subwoy line (Broodwoy-7th

Avenue) posses one crosstown-city block to lhe west
of the site. The two neorest stolions, both locol troin
stolions, ore ol the interseclions ol 7th Avenue ond
West Houston Street ond 7th Avenue ond Christo-
pher Street. This line, with bronches to the Bronx
ond Brooklyn, covers lhe wesl side of Monhotlon
from top to botlom (Boker Field to Bottery Pork).

There ore 2 more subwoy lines to the eqst of the
site. The BMf line posses directly under Broodwoy,
but the two neorest stolions ore obove (Broodwoy
ond 8th Street) ond below (Broodwoy ond Prince
Street) the site. fhis line goes uplown to 7th Ave-
nue ond 59th Street ond then Eost to Queens, down-
town to the lower end of Monhotlon with 3 bronches
going to Brooklyn.

Two blocks eosl of the site, lhere is the eost side
IRT (Lexington-4th Avenue Line) with q convenienl
stotion ot the inlersection of Bleecker ond Lofoyette
Streets. This is the only eost side subwoy obove I4th
Street. lls route is from the Bottery stroight up Mon-
holton, crossing into the Bronx ot qbouf I32nd Slreet
ond lexinglon Avenue. At the Bottery o bronch goes
over to Brooklyn.

Bus focilities post the site ore excellent. One bus
line runs north ond south on lhe Avenue of the
Americos with stops qt Houslon Street ond West
3rd Street. There is onolher north-south line thot
posses to the eost of the site, on Broodwoy, with
stops ot Houston Street ond West 3rd Street. ln
belween these lwo there is onolher north-south bus
roule on Sth Avenue, which slorts in Woshington
Squore. There ore further bus lines on 7th Avenue
ond lofoyelle Streel, wesl ond eost of the site,
respectively.

One eosl-west (crosslown) bus route is in opero-
tion on Houslon Street from the Hudson River to
the Eost River. These buses presently slop ot every
second corner; Greene Street, West Broodwoy, 5ulli-
von Street qnd Avenue of the Americos.
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il
Of fhe bounding slreels, West 4th Street ond

Avenue of the Americos would remoin unchonged.
West Houston Slreet would be increosed in width
from 80' lo 125' by widening on the south side, in
occordonce with estoblished city plons. Mercer Street
would be increosed in widrh from 50'to 80' os porl
of the proiect.

Three slreets would conlinue through the site;
however, since qll the housing units ore south of
West 3rd Streel, only lwo streels octuolly would
coss the dwelling oreo. Wesl3rd Street ond Bleecker
Street would lrqverse the site from Eost to West ond
be increosed in width from 50' to 70' ond 5O' to 80'
respeclively. ln both coses the widening will be on
the south side of the slreet. The only through north-
south street to remoin would be West Broodwoy,
renomed Fifth Avenue South. lt would be widened
lrom 75' lo I2O', with o continuous londscoped
islond in the cenler.

The only other streels lo remoin would be the
portions of MocDougol ond Sullivon Slreefs, be-
lween Bleecker ond West Houslon Slreets. This is
required to provide occess to MocDougol-Sullivon
Gordens, q group of multiple dwellings which ore
to remoin.

All other north-south streets ore considered locol
in chorocler ond unnecessory under the proposed
redevelopment: occordingly, their eliminotion is rec-
ommended.
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r ll
A. FACITITIES IN SITE AREA TO BE REMOVED

The following focilities would be removed from
the site oreq:

I A city ployground on the North side of West
Houston Street, belween the Avenue of the Ameri-
cos ond MocDougol Street. No ployground oreo
would be lost, however, since the proposed rede-
velopment plon would provide much more ploy-
ground oreo thon thot in this ployground.

2 The Fire Potrol Stotion on lhe South side of
West 3rd Street, between Sullivon ond Thompson
Streets. This old slotion ond equipment would prob-
obly not be required in the redeveloped oreo since
oll the proposed new buildings would be fireproof
ond hove their own stondpipes. Demolition will be
deloyed until the new needs of this ond the South
Villoge ore provided for.

3 fhe Children's Aid Society, o ployground qnd
the Morosini Boys Club, o very old slructure on lhe
Eost side of Sullivon Street, between West 3rd Street
ond Bleecker Street. These focilities should probobly
be relocoted in the surrounding blighted or por-
riolly blighred oreos where they will better serve
congested underprivileged seclions. The communily
focilities plonned for the redevelopment proiect will
mqke these focilities unnecessory.

4 The Judson Neighborhood House, on Sullivon
Slreet between Bleecker ond West Houslon Streets.
This could be relocoled os in the previous instonce.

5 Mills House No. I, o hotel, on lhe South side
of Bleecker Street between Sullivon Street ond
Thompson Street. This is q hotel providing sleeping
occommodolions ond rooms lo qlmosl destilule men.
It would be unsuited to the redeveloped oreo.

6 The 8th Precinct Police Stotion on the wesl side
of Mercer Street belween West 4th Slreel ond West
3rd Slreet. The demolition of this stotion could be
deloyed until it could be conveniently relocoted,
either on the sile or odiocent to it in occordonce with
the new needs of the redeveloped oreo.

7 Consolidoted Edison Sub-stotion on Greene
Street off Houslon on the proposed ployground site.
Since this redevelopment, ond olher conlemploted
developmenls lo the south would eliminote o moior
portion of the direct current requirement in lhe oreo
which is supplied by this stotion, it moy be possible
to obondon it either now or in the neor fulure. Study
by the Consolidoted Edison Compony will determine
this ond the stotion will occupy o portion of the
ployground site until ogreemenl is reoched.

B. FACIIITIES WITHIN t/z MILE OF THE SITE

Fqcilities to the North of the Site include:
New York University, Public School No. 3, Public

School No. 4I, St. Joseph's Porochiol School, 5t.
Ann's Porochiol School, Public Librory, 5t. Luke's
Prolestont Episcopol Chopel, St. John's Germon
Lutheron Church, 5t. Joseph's Romon Cotholic
Church, Woshington Squore South Methodist Epis-
copol Church, Church of Christ Scientist, First Presby-
lerion Church, Proteslont Episcopol Church of the
Ascension, University Ploce Presbylerion Church,
Groce Proteslonl Episcopol Chopel, St. Ann's Romon
Cotholic Church ond Shrine, Municipol Courf, 5t.
Vincenl's Hospitol, Solvotion Army Heodquorlers,
Greenwich Community House, Wonomoker's De-
porlment Store.

Eost of the Site:
Cooper Union lnstitute of Arts ond Sciences,

Hebrew Technicol lnstilute, LoSolle Acodemy, Public
School No. 25, Public School No. 79, Public Librory,
Hebrew Aid Society, Greek Romon Cotholic Church,
Middle Collegiote Church, 5t. Mork's Germon [u-
theron Church, Romon Cotholic Church of the Notiv-
ity, St. Bornobos Church, Troffic Court, Y.M.C.A.
Bowery Bronch, Fire Stotion No. 33.

South of the Site:
Public School No. 8, Public School No. 38, Public

Schoo! No. I06, Public School No. 21, Public School
No. 130, St. Anthony's Porochiol School, St. Potrick
Porochiol School, St. Anthony's Romon Cotholic
Church, 5t. Potrick's Romon Cotholic Church, St.

Augustine Chopel, Fire Stotion No. 20, Fire Stotion
No.13.

West of Site:
Public School No. 95, Porochiol School of Our Lody

of Pompei ond Church.
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IV
The site os now zoned is divided into the follow-

ing districts: residentiol, loco! retoil, retoil ond unre-
stricted oreqs, in "B" ond "C" Areo Districts.

The residenliol, locol retoil ond retoil oreos cover
opproximotely 60% of the site oreo. Locol retoil
shops ore locoled on lhe eosl side of the Avenue of
the Americos belween West 4th Street ond West
Houslon Street; on the south side of West 3rd Street
belween MocDougol Street ond West Broodwoy;
on both sides of Bleecker Street between Avenue
of the Americos ond the eost side of Thompson
Streel.

Retoil shops ore locoted on both sides of West
3rd Street from MocDougol Street wesl; on both
sides of West Broodwoy from West Houston Street
to West 3rd Street; on both sides of West Third
Street belween West Broodwoy ond wesl side of
Greene Street ond on the west side of Greene Street
to West 4th Street.

The remoining unrestricled oreo includes the west
side of Wooster Street to Mercer Street ond from
West Houslon Slreet olong Mercer Street to West
4th Street.
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PROPOSED ZONING
The proposed new zoning for the redevelopment

oreo sholl be Residentiol "C" Areq Districl, ond o
I % Height District. The "B" Areo Districts would be
eliminoted, ond the existing "C" Areo Districts re-
toined.

A rrC" Areo District limits the lond coveroge of
on interior lot to 60"/" of the oreo, ond lo 75% ol
lhe oreo for corner lots. ln the redevelopment plon
the dwelling units proposed for Woshington Squore
Gordens would cover only 13.93% of the oreo,
ond the Houston Housing would cover I8 % of the
oreo.

All of lhe Unrestricted Areo, Retoil qnd Loco!
Retoil Districts sholl be eliminoted, with two excep-
tions. The [oco! Retoil Areo, on lhe north side of
Bleecker Slreel, between Minetto Street ond Moc-
Dougol Slreel, sholl remoin, ond both sides of Fifth
Avenue South belween West 3rd Slreel ond Bleecker
Street, extending lo Woosler Streel on the Eosl, ond
Thompson Street on the Wesl, sholl be chonged from
Retqil to Locol Retoil Districts.

The shops sholl be one story in height, ond sholl
occupy 8.21% of the oreo of Woshington Squore
Gordens.

The Two-Times Height District ot the eost end of
the site oreo, sholl be eliminoted, reslricting the
enlire site oreo to o I % fimes Height District.
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VI
The following syslems of utilities services exist in

the site oreo: o combined sonitory ond storm droin-
oge system, o high pressure woter system, o low
pressure woter system, o low pressure gos system,
o system of electricol power distribution, o syslem of
electricol signol distribution, o syslem of moil tubes.

At presenl there is no steom system in the qreo,
but the New York Sleom Corporotion is interesled
ond willing to consider extending their services to
this oreo.

Bosed on o survey mode by competenl engineers
the opinion is thot the existing utility systems con
be oltered to occommodole the proposed redevelop-
menl.

UTI LITI ES

32



ur

I
ts
L,WAVERLV PL

VYASHINGTON PL

w.4fH ST

WASHINGTON SO

WASHlN GTON - SO

WEST

NORTH VERLY PL

5--TJ

=
oa
z
o
F
(9

=I

w

WE

T PL.

\\
o
o
a
O

o

o

o

SO

6 RAPXIC SC Lf

=6 roo' 2oo' !oo'

LOCAL RETAIL

RESI DE NTIAL

AREA DISTRICT

HEIOH T DISTRICT

4 T.

I

l

I

I

l
-ST.

F
oo

4
o
e
trt
2
4

u-
o

ul

4

a
o

a

a
o
o

a
o
o

E,
lrJo
,8.
Iur

-

-l l i-

KEY

:l
o
a
o --ll-l I

l;
lo

tF:

lo

tol
lot

lzl
lol

l=t
lol
l-r
t*i

J

(9
f
o
o
o

=

z

J
J
f
a

STBLEECKER

I

I

I

I

llrl
lz
ILtj

Fd
lE
l(9

la
lrrt
It-

ffil



KEY

S EWAGE SYSTEM

?
e
a
o
a
o

4
o
G
trl
2
4

tr.
o

t

;
7
4

GRAPHIO SCALE
F:-l
o' 50' loo' 150'

: ==== lrSEWER
MAN HOL E

CATCH BASIN

o
trJ

daog.,
iiEr
ZEJ \

(ro
o tr.t

oo7,U9
=>o6?i
X tr.t d)
ur(r<

=(9<z2
Eur
alE
io
trJ F

-.Q_ -+lr- {-
V7?tY

/'4 '-o' r 2! 6

HOUSTON

f
o

WASHINGTON SO.

WEST



'o{

oi
q

Ie
q
i
a

SO !6' +T
I

I

I

I

I

I

I

I

I
I

I

I

I

I

I

I

I
I

I

I

I

I

I

t_

I

!l
/
.l

r/
II

t/
rl

il

I
I

I

I

f
o
o

ST.

I
I

I

I

I

I

I
I
I
I

I

I

I

I
I
I
I

I
I

I

I

J

L;

-
F
rn

I

t
t

I
I

I



KEY

GAS SY ST E Tt,I

o

sWAS

o
o
O

o
a
a

4
o
G
ur
2
4

tl-
o

trl
7
4

GRAPHIO SCALE
FE'-
o' 50' roo' loo'

EXISTING MAIN
TO REMAIN
EXISTING MAIN TO 8E
REMOVED OR ABANDONED

NEW OR RELOOATED
IulAlNS

-

lf

ll
I

I

wEsT-----3R0

-3i

BLEECKER r

r6"
\6' o

7EI

WEST
lo

I
HOUSTONOf-

I

I



L

r---
I

I

I

I

I

I

I

I

I

I

I

I

I

I

I

I

L-

SOUTH

I
I

ST

a
ol

r

I

I

I
J

I

F
f
o
a

I
I
I
I
I
I
I

J

trJ

I
F
ro

I
I
I

J

1'O' r Z'-O", 2!8

!

r-----
I

r 3!o"

tt

ii
ll

ii
ll
ll

iii
-$

a
o
a
o
a
a

.t'. ," . 2'- 1'

--l
I
I



WASHINGTON SQ

ta'

9_r_cJ

a

o
o
o
o
a
o

4
o
G
ur
2
4

,'

Fo !--o F
rc F{'*
SYSTEM

lr-
o

I

CRAPHIC SOALE
rEFEr--l
o' 50' roo r50'

-

o
tll

GKo9.,,
. jttururl
Z'LJ

Go
OL,

ta dZ; uio
=>oE3Ex uJclr!E<

z
(r<zz
EUJ
u)E
io
ulF

KEY
LOW PRESSURE
HIGH PRESSURE

LOW PRESSURE
HYDRANT
HIGH PRESSURE
HYDRANT

\

WE

BLEECKER

WEST
t-
I
I

-l
I

WATER

HOU

O



LS

t2

q
I

oi
.l

Iq
,lq

T-
I

I

I

I

I
I

I

I

I

I

I

I

I

I

I

I

I

I

I

L-

ST

o_ e
tl I

ll

E
F
f
o
o

lr,

I
F()

I
I

I

-J

I

I

I

I

I

I

I
I
I

I

_.1 I
I

ST

ra

T
I

I

I
I
I ST.

tT
ii
tl

-

T-
I

t-

a
--l

a
a
.l



WASHINGTON SQ.

o
o

o
o
o
o
o

4
o
E
lrl
2
4

WEST

t
I

ul
7
4

GRAPHIC SCALE
FEF:
o' 50' loo' r50'

J

o
lrl

53
]3
uJ l!
z.E-

(ro
Ou,

odZ;uJo
=>o622x rr.t d)U(r<

z(,azz
p trJ
acr
io
trJ FKEY

ELECTRIO DUCTS
MANHOLES
SERVIOE BOX
STREET LIGHTS
TRAFFIC SIGNAL
TRANSFORMER -
VAU LTS

ELEGTRIC
rcTR 'r--i::TR lrle

+
--o-
rc
l{rs

--tlr-
!--lr
l--l,ts

.r--

-{-
H
I{rs

--
I

r
\

HOUSTOI?

o
SYSTEM.I

a



t_I)
SOUTFI

o
o

q
d
d

I

q
a

I

rl tY
llll
Il Jl
Jt l'l
NI
illYl

/J ll

;
a

-l

t
F
=o
a

ll

I

ll
A
Y

I

I

Y
I

I

I

I

Y

I

(EI
frl 

l

Or

,].

i:t
,.t
:.i
::I

.:t
,,f.

:,t

ltr ,l.t

YI

E
u,t

=

_l

-
I

I

I

I

lrJ

I
F
lo

ST.o



wASHTNGTON .t

o
o
o
o
a

W E S T sRD

BLEEOKER

,rl

4

GRAPHIO SOALE

-

o' 50' loo' r50'

-

KEY
ELECTRIC DUCTS
MANHOLES
SERVICE BOX
POLIOE DEPT.

FIRE ALARM BOX

TRANSFORMER -
VAU LTS

EH

i:g

ar6orr
ta OZ; uJo
=>o6?e
X tr.t d)
UJ(r<

=(9<
z2
EUJ
.hE
io
trJ F

-tt- --<>- l--
-+ !--,:-- '{-
rc !--1, H
rc !-*1, |4
F-E |+: ].r

I
t
I

a-

4
o
G
t,
2
4

tr-
o

2

o

WEST

O
ELEOTRIO SYSTEM-II

o



r!

ST

:.:.:.:.:.:

-
F
f
o
o

lrl

I
I
I

-)

o

I
F
l()

FA

f
I
I

ST

SOUTHo

d
I

q
d

I

-'t
I
I
I
I
I
I
I
I
I
I
I

I

I
I
I
I
I
I

I

I
I
I
I
I

ST

F

G,
u,
o
E,
UJ

=

L

--l
I
I

I

I

I

I
I

__J

l
I
I

*ti
a]
+t l

HOUSTON



DEMONSTRATION OF

o
o
a
a
o
a
o
o
o
a
o
a
o
o
o
O

I
o
a
a
o
o
a
a
a
a
o
o
a
a
o
o
o
p
o
o
a
o
a
p
o
a
a
a
o

SLUM CONDITIONS

t
il

il

45



M
The redevelopmenl oreo is now obout equolly

divided between commerciol qnd residentiql use.
The eostern portion of the site is moinly commerciol,
whereos the weslern portion is predominontly resi-
dentiol.

There ore I90 residentiol buildings in the oreo,
lhe vost moiority (I8I) of which ore wqlk-up tene-
ments of 4, 5,6 ond even 7 stories. These buildings
provide 2751 oparfmenls, of which only obout 38 %
hqve centrol heoting ond complele bothrooms. Only
6"h of the oporlments renl for more thon $50 o
monlh, ond 78 "/. ol them renl from $35 q monlh
to below $15 o month. Most of lhese buildings ore
old but in foir condition, described os moderotely
cleon ond tidy, ond perhops requiring pointing ond
minor repoirs.

There ore 203 commerciol buildings, most of
which ore 5 to 8 story lofi ond store buildings, plus
o few goroges ond mochine shops. Mony of the
lofts ore used for monufocluring, ond most of the
buildings hove elevolors.

The streets in the oreo ore mony ond norrow.

For lock of community focilities, lhe residents tend
to congregote on the sidewolks, the children using
lhe streels os ploygrounds. During business hours,
lhe streels ond sidewolks in the commerciol oreo
ore proclicolly impossoble due to the looding ond
unlooding of trucks.

There ore fhree ploygrounds in the site oreo,
which ore smoll ond inodequote for the populotion
served.

One of the better known feotures of the oreo is
the Iorge number of restouronls ond nightclubs.
These ore concentroted in the western or residentiol
section of the site, ond ore locqted in the bosements
ond ground floors of mony of the buildings. They
vory in size from smqll holes-in-the-woll to lorger
more prelentious nightclubs.

Greenwich Villoge is known os o center for ort
studenls ond procticing ortists. The new open devel-
opment proposed should provide o more wholesome
ond heolthy bockground for both ospiring ond proc-
ticing orlisls.
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ll
ln the tenont relocolion survey, eoch building wos

inspected ond oll residenliql buildings given o clos-
sificotion of "Excellent," "Well-kept," "Foir," or
"Run-down."

An "Excellent" building would hove to be new
or recenlly renovoled - mointoined in good condi-
tion. A "Well-kept" building hsd to be o very cleon
older building, "requiring no moior repoirs or point-
ing." A "Foir" building wos one thol wos moder-
otely cleon ond tidy, perhops requiring pointing ond
minor repoirs. To be clossified os "Run-down" o
building hod to "need drostic restorqtion" or "hove
delerioroled to the sloge of being on obiect for dem-
olilion."

The breokdown of the I90 residentiol buildings
wos: I Excellenl, 23 Well-kept, I37 Fah, ond 29
Run-down. These clqssificotions ore from the view-
point of lhe lenonl ond do not refer to the odequocy of
the dwellings. Generolly oll excepl lhe "excellenl"
ond o few of the "well-kepl" ore inodequote, un-
heolthy firelrop lenements, lenonled only becouse
belter occommodotions con not be offorded.
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AGE OF EXISTING STRUCTURES
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The site oreo is one of the oldest sections of New

York City ond is o conglomerotion of oged residen-
tiol ond commerciol buildings.

The eorliesl complete records of buildings kept
by rhe city storted obout 1870, ond some of the eorly
entries in these records were for olterotions or oddi-
lions to existing buildings. From this qnd other
sources it is known thot some of the buildings ore
over I0O yeors old.

The following is o resume of the number, lond
coveroge ond zoning ordinonces of the structures
within the site oreo:

I . Up lo ond including I90I, I I2 residences hod
been built under the building code qnd old low

tenement provisions. These buildings covered op-
proximotely 25% of the site.

2. Between l90l ond I9l4,50 residentiol build-
ings were erecled, under lhe new lenemenl low pro-
visions, covering obout 9 % of the site.

3. Five residences were built belween I9l5 ond
I929 with pre-multiple dwelling low provisions.

4. There ore oboul I97 non-residentiol or com-
merciol buildings, completed before 1916, which
occupy oboul 42"/" ol the site qreo. These were built
before there were zoning lows in the city.

5. About 22 non-residentiol or commerciol build-
ings were built between I915 ond 1949, under lhe
zoning lows. They cover obout 4"/" of the site.
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IAND COVERAGEM
Wifh fhe exceplion of streels, sidewolks, lhree

smoll ploygrounds, ond o vocont lot or two, the
proposed redevelopmenl site oreq is solidly built
up. The onty openings in this dense moze ore the
cotch-oll "light ond oir" shofts, inevitoble with such
complele coveroge.

The oreo contoins I90 residentiol buildings,
olmost exclusively 4 lo 6 story wolk-up lenements,
ond 203 commerciol buildings, most of which ore
5 to 8 story lofts. The residentiol buildings cover
obout 35% of the site oreo, while the commerciol
buildings cover oboul 46"h of lhe oreo. Thus the
totol lond coveroge is 8l % , or 32.4 ocres out of on
ovoiloble 4O ocres. Allowing for streets, sidewolks

ond the three ploygrounds, lhis meons thot the indi-
viduol lots ore iust short of 1007o covered.

The proposed redevelopment plon would iust
obout reverse these existing conditions. The presenl
393 buitdings would be reploced by only 25 build-
ings. ln lhe oreq devoted to Woshington Squore
Gordens the lond coveroge by oll buildings would
be only 19.3%. ln the oreo devoted to Houslon
Houses the lond coveroge would be only 18.7%.
This would occount for 21 of the buildings: the
olhers ore, on elemenlory school building, ond 3
New York University buildings.

Thus on oreo lhol is now over 80% built-up (iust

obout lhe moximum possible) would be converted
inlo on qreo which would be obouf 80% open lond.
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The site qreo is cleorly divided by West Broodwoy
into predominontly residentiol ond commerciol sec-
lions, with the lqtter section eost of West Broodwoy.

ln the western residentiol seclion, bounded by
Wesl Broqdwoy, West Houston Street, Avenue of
the Americos ond West 4th Street, there ore 2464
oportmenls occupied by o totol of 6828 persons.
The overoge populotion density, bosed on the oreo
of the residentiol section only, is 5O0 persons per
ocre. !n specific blocks the density is considerobly
higher, or lower, thon this overqge density for the
whole seclion.

The following is o breokdown of the number ond
sizes of lhe tenont fomilies:
lll 625 oportments, 23.7 o/" of the totol number, ore

occupied by individuols. Mony of these oport-
menls serve os studios for poinlers, wrilers, or
sculptors.

l2l 954 oporlments, or 34.7 "h, ore occupied by two
persons per oporlmenl.

Bl 594, or 21,6"/" of lhe oportmenls, ore inhqb-
ired by 3 people per oporlment.

Al 369 oportmenls, I3.4 o/o , ore occupied by fom-
ilies of four.

(5) 182 oportmenls, or 6.6% ore occupied by fom-
ilies of five or more persons.
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TENANT DATAvl
The tenonts in the oreo ore o predominontly low

income group. 69% of the fomilies in this oreo hove
o yeorly income of less thon $3,OOO, ond only 3 %
of the fomilies hove qn income of $5,000 o yeor
ond over.

fhe tenonts ore otlrocted to the neighborhood by
the low rentols. 12% of the fomilies poy $I5 o
monlh rent or less, ond 76.6% of them poy $35
o month or less for rent.

These low renlols ore occosioned by the extreme
oge of the buildings ond the poor focilities provided
in the oportments. Only 42.7% of the oportmenls
hove complete privote bqlhrooms, ond some of these
hove no heot ond some neither heot nor hot woler.
39.1% of the oportments hove o privote seporote
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toilet only ond I8.2% shore q toilet wilh onother
fomily.

41.9% of the oporlments hove hol woler ond no
heot, ond 4.2% hove neither. This leoves only o
little over holf of the oportments, 53.97", with both
heol ond hol woter.

fhe moiority of lhe lenonls in the oreo do not
hove children, since 58.4% of the oporlments ore
occupied by only one or two persons.

The moiority of them, 68.6"/", would, olso, prefer
to remoin in the some neighborhood. I6.5% would
prefer to live in other seclions of New York City,
11.6% hod no preference ond 3.2 % would prefer lo
live somewhere else.

NO. OF PERSONS
PER FAMILY

KEY TO SIZE OF
DWELLING UNIT
AS SHOWN IN GRAPH ABOVE

NO. OF
FAMILIES

o 50 loo 150 200 250 300 350 400 450 500 550 600 650 700 750

23 3t
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800
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YEARLY
INCOME

$1999 & UNDER

$2000 -$2499

$2500 - $2999

$3000 - $3499

$3500 I OVER

KEY TO AMOUNT OF
MONTHLY RENTALS
AS SHOWN IN GRAPH ABOVE

MONTHLY
RENTALS

$I5 & UNDER

$16 TO $20

$21 TO $?5

126 TO $30

s3t To t40

$4t TO t50

%oF

t2.2 %

2-6.2%

30.7%

15.2 %

15.7 %

rl5 I UNDER 316- 32t-t25 t26-t3O 33t-395 336- qO 14FtsO iSO AOVER

NO OF APTS. OF GIVEN RENTALS ARE SHOWN BY NUMBERS BELOW BAR

NO. OF
FAMILIES

o 50 roo r50 200 250 300 350 400 450 500 550 600 650 700 750 800

t8 29 6t 58 57 37 59 u4

TOTAL

NO. OF
DWELLING UNITS

o 50 loo 150 200 250 300 550 400 450 500

%oF
TOTAL
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TYPE OF
DWELLING

NO. OF
BLDGS.

NO. OF
DWELLINGS

%oF
TOTAL

.ool %

95.7%

.oot 7"

4.2997"

%oF
TOTAL

38.3%

il.r %

4.5 %

3.7 %

25."%

t3.o %

o.7 %

2.8 %

ONE FAMILY
DWELLINGS

3

o 250 500 750 1000 1250 1500 1750 2000 225U. 2500 2750 3000

NO. OF
DWELLING UNITS

WALK-UP APART-
MENT BLDGS

t78

MIXED RESID. &
GOMMERCIAL BLDGS.

ELEVATO R

APARTMENTS

HOTELS 8
ROOMING HOUSES

TYPE OF
DWELLING

I. CENTRAL HEAT
A. COMPLETE BATH

B SEPARATE TOILET
(r ToTLET / D.U.)

C. SEPARATE TOILET
(l TOILET/ 2 D.U.'s )

2.NO WATER-NO HEAT
A,COMPLETE BATH

B. SEPARATE TOILET
(t ToTLET / D.U.)

C. SEPARATE TOILET
(l TOILET / ZD.U.'s)

3.COLD W.-NO HEAT.NO
A.COMPLETE BATH

B. SEPARATE TOILET
(rTorLET/ D.u.)

C. SEPARATE TOILE
(ITOILET/2D.Uis)

2

3

6

o too 200 300 400 500 600 700 800 900

o.7 %
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Within the boundories of this site there ore 42I
seporote porcels of reol eslole held in privote own-
ership, in oddition to 4 porcels owned by the City
of New York. !t is eslimqted thqt qs of this dote it
would cost $25,800,000 to ocquire thot portion of
the site in privote ownership, in oddition lo on
ossessed voluotion of $595,000 on the porcels now
owned by the City, or o totol of $26,395,000. On
o squore foot bosis, this works out to o cost of
$I9.54 per squore foot of property ocquired.

!n orriving qt this estimole os to the proboble
cost of ocquisition, the reoltor wqs concerned with
the method of ocquisilion, ond olso took into oc-
count oll of the mony foctors offecting the volue of
lhe properlies under considerotion, such os the pres-
ent use qnd condition of the improvements on the
site, the generol neighborhood including tronspor-
totion, educotionol, culturol ond religious focilities,
prevoiling rentols, volue os evidenced by recent
soles of properties within lhe site, ond decisions of
the Court in condemnotion proceedings.

As to the method of ocquisition, it is considered
proboble thot by for the lorger portion of this lond
will hqve to be ocquired by the City of New York
through lhe exercise of its right of eminenl domoin.
Extensive study of the ossembloge of substontiol
plots within the City during the recent post leods
to the conclusion thot it is virtuolly impossible to
ossemble o sile more sizeoble thon two ocres with-
oul resorting to condemnotion.

No doubt it will be possible lo ocquire individuol
porcels within the site through purchose or oplion
of on qmounl somewhot below lhe ossessed voluo-
fion; however, it is impossible to predicl how suc-
cessful such octivity will be, or to whot exlent the
sovings so effected moy be offsel by higher owords
on the condemned portion thon ore now foreseen.

Presenl Use ond Condition of Buildings on Site:
This oreo is divided olmost equolly belween resi-

dentiol ond commerciol uses. The residentiol build-
ings ore generolly in the weslerly seclion of the site,
ond the commerciol buildings in the eosterly section.

The residentiol construction consisls of 4, 5, 6,
ond even 7 story wolk-up lenemenls. Alrhough the
molority of these buildings ore kept in foir condi-
tion, lhey ore very old, ond only 38 7o of them pro-
vide centrol heoting ond complete bothrooms. Most
of the oporlments rent for less thon $50 per month,
with only 6"/" commonding higher rentols.

The commerciol improvemenls consisl for lhe most
port of 5 to 8 story loft ond slore buildings, the
moiority of which hove elevolors. Mony of these
lofts ore used for monufocluring. There ore olso o

number of lorge goroges, ond severol smoller
goroges ond mochine shops.

Surrounding Neighborhood:
Belween the northerly boundory of this site ond

Woshington Squore Pork there ore severol squore
blocks of property now being used for lhe expon-
sion of New York University; to the norlheosl ore
lhe present buildings of the Woshington Squore
division of the University.

To the eosl ond soulheost the entire oreo is im-
proved with old loft buildings. The oreo directly
soulh of this sile consisls of smoll old loft ond tene-
ment buildings, ond is under considerolion os o
seporote site in this progrom.

The oreo to the wesl is primorily residentiol, with
o preponderonce of lenements, olong with some
more modern oporlmenl buildings. Most of the
blocks within this site, together with the oreo to the
north ond wesl, comprise the Greenwich Villoge sec-
tion of the city. The property to the northeost con-
sists lorgely of the holdings of the Trustees of
Soilor's Snug Horbor.

Tronsportotion focilities qre excellenl. There is o
stolion of the Sixth Avenue lndependent subwoy ot
West 4th Street; o stolion of the Seventh Avenue
l. R. T. ot Sheridon Squore; ond there ore stotions
of the B. M. T. ot Prince Slreet ond ot 8th Street.
Mony of the Fifth Avenue Bus line roules slort ot
Woshington Squore, qnd lhere qre olher norlh-south
bus lines on the Avenue of the Americos qnd on
Broodwoy. There ore cross-lown bus lines on Hous-
ton Streel ond on 8lh Street.

There is o porochiol school ot MocDougol Slreet
neor West Houslon Slreet, ond onolher on Bleecker
Street running from Cormine Slreet lo Leroy Street.
There ore severol Cothotic Churches in the neighbor-
hood. However, churches of other denominolions,
os well os public schools, ore ol some dislonce from
the site.

Prevoiling Rentols:
The existing rentols in the neighborhood of this

property for oporlments in lenement buildings ond
for slores ond lofts in commerciol properlies, ol-
though showing q rolher sotisfoctory yield bosed
upon the depressed volue of these old buildings,
would neverlheless be insufticienl lo return o reo-
sonoble profit upon the reconstruclion volue of the
vorious slruclures. ln other words, lhe rentols ore
on o very low level which reflecls o sotisfoclory
yield for sub-normol properties. This unique condi-
tion is one of the foctors preventing the eliminotion
of slums by the investmenl of privote copitol with-
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out the inlervenlion of the municipolity chorged
with the well-being of its cilizens.

Volue os Evidenced by Soles:
A seorch of recorded conveyonces reveoled thqt

since Jqnuory I , 7947 lhere were 63 bono fide soles
of properties within the boundories of this site in
oddition to I foreclosure of o mortgoge ond I deed
surrendered in Iieu of foreclosure. These soles were
onolyzed in detoil ond reveoled the following indi-
cotions of volue:

The soles were mode ot considerotions overoging
99"/. of the ossessed voluotion ot the lime of con-
veyonce, and 92"/" ol the 1950/51 ossessed voluq-
tion of properties conveyed.

There wos o totol oreo of 253,226 squore feel
involved in these soles; the totol considerotion op-
plicoble to lond wos $I,331,165, showing on dver-
oge lond price of $5.26 per squore foot. lt might be
well ot this point to exploin the method used in
deciding whot proportion of the considerotion wos
ottributoble to lond volue. The considerolion wos
ollocoted to lond ond building in the rotio existing
belween the lond ond building ossessments ol lhe
time of the soles. While it might be orgued thot this
method of onolysis presumes too heovily upon the
correclness of the ossessed voluotion, lhere is no
other obieclive opprooch to o prorotion of the con-
siderotion. lt would be follocious for the opproiser
lo estimole the replocemenl cost of the building ond
deduct it from the totol considerotion, thereby find-
ing o residuol lond volue, since (o) the building
moy well be worth subslontiqlly more or less thon
its replocement cost, from on economic stondpoint,
ond (b) the opproiser connot proiect himself into
the minds of both porties to eoch tronsoction in
order to oscerloin the opinion of the porlies os lo
the relotive worlh of lond ond building in estoblish-
ing the considerolion to be poid by the buyer ond
occepted by rhe seller.

ln o further study designed lo determine the ex-
tent, noture, ond lrend of the morket, the following
figures were disclosed:

The soles covered 21% of the oreo of the sile,
ond I9% of the I950/51 ossessed vqluotions of
the site. The 63 soles covered 50 tox lots; there ore
421 privotely owned lox lots in the site, lherefore
the morkel covered 14% of the totol number of tox
lots in the site.

The distribution of soles with respecl to type of
improvement wos os follows:

fype ol lmprovemenl No. of Soles "/" of Total

tronsoctions overoging lO7% of ossessed voluo-
tion; in 1949 there were 8 lronsoctions overoging
84% of ossessed voluotion; in 1950 lhere were 6
tronsoctions overoging 88% of ossessed voluolion;
o totol of 63 tronsoctions overoging 99% of os-
sessed voluotion.

Decisions in Condemnolion Proceedings:
Since it is deemed proboble thot virluolly oll of

the lond for the proposed development will hqve
to be ocquired through condemnqtion, porticulor
study wos mode of the relotionship belween
owords mqde by the New York Slote Supreme Court
in the First Judiciql District ond the qssessed voluo-
tion of properties condemned in the recent post.
The opproiser consulted with members of the Cor-
porolion Counsel's stoff, ond studied lhe owords
mode in condemnolion proceedings for the ocqui-
sition of lond for public use, both for housing ond
olher purposes, such os slreel widening, ond for
the ocquisition of lond to be resold to privole in-
vestors for use in the public interest in the creotion
of new housing.

Stotisticol doto in conneclion with the most per-
linent of these owords hos been mode ovoiloble to
the Committee. lt is sufficient to note here thot dur-
ing the post decode such owords hove ronged from
83 % of lhe ossessed voluotion to I 28"/", ond thot
since the generol improvement in the reol estote
morket in 1947, in no instonce hove owords been
lower thon the ossessed voluolion.

Assessed Voluotion:
ln connection with this site, detoiled studies were

mode of the ossessed voluolion of eoch tqx lot for
the tox yeors 1949/50 ond l95O/51. A brief sum-
mory of rhe 1950/51 ossessed voluotions involved
follows:

No. Lqnd Bvilding Totdl
Unimproved torf
Privole

Ownership 12 $ 134,600 $ 134,600
N.Y. Ciry Owned 3 47O,OOO

15 $ 604,600

lmproved Properlies:

470,OOO

$ 604,600

Privqte
Ownership 4O9 $7,812,500 $13,293,000 $2I,I05,500

N.Y. Ciry Owned I I9,000 106,000 125,000
410 $7,831,5O0 $l 3,399,OOO $21,23O,5OO

Totqls for Sile:
Privole

Ownership 421
N.Y. Ciry Owned ,l

425 $8,436,1 OO $I 3,399,000 $21 ,835,1 00

Detoiled sludies upon which we hove bosed our
opinion os lo the proboble cost of ocquisition of
lhis site, ond from which the foregoing informotion
hos been obstrocled, hove been mode ovoiloble to
the Committee.

CHARTES F. NOYES CO., INC.
George A. Hommer,
Vice President
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$7,947,100 $I 3,293,0OO $2l,24O,lOO
489,000 I 06,000 595,000

Residentiol, no stores
Residentiol, slores on grode
Commerciol properties

9.5%
54.O%
36.5%

r 00.0 %

ln 1947 lhere were 26 tronsoctions overoging
1O9% of ossessed voluolion; in I948 lhere were 23
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ln order to estimote the resole volue of the lond

within this site, we hove mode on onolysis of the
proposed redevelopmenl plons for this oreo, ond
hove mode o coreful study of oll foctors offecting
the volue of the lond in this site for the proposed
redevelopment. We hove come to the conclusion
thot the over-oll reuse volue of the lond os if cleqred
is $Z.SO per squore foot, or $926,700 per ocre.
Since the oreo lo be developed for middle cost
housing consisls ol 712,944 squore feet, the totol
resole volue os if cleored, of this porlion of the site,
would be $5,347,080. !t should be borne in mind
thot since it is intended to sell this site encumbered
with the present improvemenls, il wil! be necessory
to opply o discount to the obove volue in order to
compensote the purchoser for the oltendont cost of
obtoining possession from the present occuponls of
the buildings, ond for the cosl of demolition. lt hos
been estimoted thot the resole vqlue of the lond in
its present condition would omount to $4,083,627
or opproximotely $5.73 per squore foot.

!t hos been plonned by the Committee to develop
on oreo of opproximotely I6.4 ocres os o housing
proiect, with o two-fold purpose.

(I) The eliminotion of o slum oreo.
(2) The olleviotion of the shorloge of residentio!

spoce in the middle income brockets within
the Borough of Monholton in the City of New
York.

We, os reollors, hove been osked to exercise our
iudgment os lo (o) the suitobility of this oreo for
housing of the desired type, (b) the economic feqsi-
bility of such on underloking, ond (c) the price which
could be reolized by rhe Cify of New York for the
site if offered ot public ouction to privole inveslors
ofler its ocquisition by the Committee through the
use of its right of eminent domoin.

Before reoching o conclusion in relotion to the
obove points, we mode o coreful survey of the site
ond its surrounding neighborhood. The results of
this survey os to the site ond the surrounding neigh-
borhood hove been incorporoted in our reporl relo-
tive to the proboble ocquisition cost of the property.
Another foctor to which we gove consideroble study
before reoching our conclusions wqs the present
morket volue of the lond os used fodoy, Ihrough
on onolysis of ol! soles of property within the site
occurring since Jonuory I, 1947. The dota reloting
to these soles wos olso fully discussed in our report
concerning ocquisition cost, qnd it would seem
unnecessory to develop the point further herein.

Additionol foclors considered before reoching our
finol conclusions included o study of the cost otlen-
donl to lhe construction of the proiect, lhe renlols
which could be obtoined upon completion of the
improvemenl, lhe expenses ottendont to the opero-
tion of the completed strucfures, the yield thot could
reosonobly be onticipored by o privote investor on

the over-oll investment, ond the potentiol volue
inherent in this lond for the proiected use.

Construclion Cosls:
Estimotes qs lo the cosl of constructing lhe pro-

posed buildings, including oll professionol fees, os
well os the cost of londscoping ond site improve-
menls, were supplied to us by the orchitecls for the
proiect. To these figures were odded ollowonces for
costs involved in the completion of the proiected
buildings, such os interesl on ionci ond on copitol
invested in the building during conslruction, reol
estote loxes on lond (bosed on the presenl ossessed
voluotion of the lond), ond finonce, legol ond
orgonizotion expenses involved in o proiect of this
size. This lotter item includes inspection qnd exqmi-
nolion fees, ond title ond recording chorges.

Rentol Volues:
ln conneclion with the estimotion of lhe rentol

volue of the proiected oportmenls, inlensive study
wos mode of the prevoiling renlols in other lorge
oporlmenl developments both within the Borough
of Monhotton qnd in the New York metropolilon
oreo generolly. Porticulor ollention wos given to
rentols in new buildings which ore not subiect lo
rent controls. Within Monhotlon, olmosl oll new
oporlment conslruction, olher thon subsidized ond
tox exempt housing, is in the luxury closs, with very
few rentols ol less thon $50 per room per monlh,
ond o lorge number of renlols ronging up to $lO0
per room per month. However, in suburbqn New
York, there qre o lorge number of oportmenls rent-
ing ot between $30 ond $+O per room.

The oportments within the proiected development
for this sile con be rented very reodily for $35.00
per room per month. ln foct, on lhe present renlol
morket, they could undoubtedly be rented ot higher
rotes. However, since one of the obiectives of the
Commillee is to provide housing ot the lowest pos-
sible rentql consistent with sound finonciol plon-
ning, ond since the opprooch lo volue through the
copitolizotion of o streom of income presumes lhe
continuonce of thot income on o reqsonobly steody
plone, we hove used this minimum rentol of $35.00
per room per monlh os o bosis for our cqlculotions
os to lhe copitolized volue of this proiected devel-
opment.

It wos olso necessory lo determine lhe rentol
volue of certoin other spoce in the prolected build-
ings, including slores, goroge ond porking focilities.
The rentol volues of this commerciol spoce were
estoblished ofler o considerotion of oll pertinent
foctors such os the nolure of the spocer the morket
for such spoce creoled by the proiected housing, ond
renlol volue of similor spoce in the vicinity.

Operoting Expenses:
We estimqte thot the proposed improvement for
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this site could be operoted ot o cosl of opproximotely
$lOO per room per onnum by o privole investor.
This figure is bosed on current roles for lobor, mote-
riols ond utilities ond includes the following items:

Poyroll, Poyroll Toxes, Fuel, Woler, lnsuronce,
Repoirs, Gos ond Electricity including tenonts'
consumption, Pointing ond Decoroting, Reserve
for Replocemenls, 5upplies, Monogemenl ond
Brokeroge, ond Miscelloneous Expenses. Poyroll
eslimoles ore predicoled on the use of outomotic
rolher lhon monuolly controlled elevotors.
The figure of $lOO per room does nol include reol

eslote loxes or omorlizotion of the inveslment,
which hqve received considerolion in the proiection
of the net return opplicoble to the proposed devel-
opmenl.

This estimole wos mode ofter exlensive sludy os
lo the cosl of operoting somewhot comporoble
buildings in the recent post, including o number of
lorge proiects within the City operoted by such
inveslors os insuronce componies.

Anticipoted Yield:
Bosed on lhe foregoing estimotes of rentol volue

ond operoting costs ond computing reol eslole loxes
on lhe bosis of o reosonoble opproximolion of the
ossessoble volue of the proposed proiect, the esti-
moted nel relurn on o free ond cleor bqsis shows
o yield of opproximotely 7"h on the totol invesl-
menl involved. We believe thot this represents on
odequote return on on inveslment of this chorocler.
Since it will probobly be possible for o potenliol
investor lo secure o subslontiol mortgoge ol con-
siderobly lower interest lhon 7"/., the percentoge
of relurn on the equity would be proportionotely
higher thon 7 o/. 

.

Prolected Use:
We concur with the Committee thot this site is

suitoble for o diversity of uses, encompossing plons
for commerciol ond cullurol development os well
os provision for new housing in both the low ond
the moderole rentol fields.

Detoiled onolysis of the economic ospects of the
development proiecled for thot portion of the site
to be used for moderote cost housing reveols thot
such use is finonciqlly sound.

Comporotive Approoch to Volue:
Anolher type of opproisol procedure usuolly

opplied in determining the voluolion of lond is the
comporotive method, through which onologies ore
drown belween the ossets ond benefits inherent in
the site being opproised ond those found in similor
sites suitoble for the some purpose ond offered con-
currenlly for sole or leose.

This method of opproisql could not be opplied
in this monner in the instont cose due to the foct
thot no similor ossembloge of lond presently
improved with sub-stondord housing, is to be found
on Monhotton lslond, which is susceptible to pri-
vote negotiotion os distinguished from ocquisition
through the use of the right of eminenl domoin.

ll wos possible, however, to oscertoin the ocqui-
sition cosl of other housing proiects, both privote
ond public, ond to compore the ossets ond benefits
of lhose sites (os to their relotive locotion, trons-
portotion focilities, neighborhood conditions, ond
desirobility) with those of the subiect site.

ln order to estoblish o volue on this site for resole
purposes, ot o level consistent with its morket volue
for the use envisioned by the Committee on Slum
Cleoronce, the comporotive method wos opplied to
lhis extent. ln the opplicotion thereof, the records
ond slotistics of mony privote ond public proiects
were studied ond onolyzed to determine (o) ocquisi-
lion cost, (b) construction cost, (c) operoting expenses
incurred, (d) rentols obtoined, ond (e) the resultont
monetory yield.

All of the foregoing study is reflecled in the resqle
volue which we hove ploced upon this site.

CHARLES F. NOYES CO., INC
George A. Hommer,
Vice President
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