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Walkthrough Links

From Greenwich Street going north
and finishing at Proposed
Pedestrian Bridge
 

From Greenwich Street
going south and finishing at
Washington Street

Dear Friends of ESC, 
 
We are pleased that there is a renewed interest in Lower
Manhattan's Greenwich Street South neighborhood.  The
neighborhood, currently a moribund place fractured by the
open cut of the Brooklyn Battery Tunnel approaches, has the
potential to become a vital and viable neighborhood. To
advance the public discourse the project team for the LMDC
founded Greenwich Street South Urban Design Study
(2004/05) is posting aspects of the year-long study to share
our observation and recommendations.
 
Sincerely,

Michael Kwartler, FAIA

 
The Study focused on:
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Conserving the fabric of the neighborhood's threatened 19th century scale buildings
and activities;
Connect destinations to Battery Park City to the west, the historic Commercial Core
to the east, Battery Park to the south, and TriBeCa and the West Village to the north
by re-establishing the area's historic street systems into a coherent whole;
Create new parks that will service as the neighborhood commons in an area lacking
public open spaces;
Clear commuter and tour bus traffic from the neighborhood's streets;
Identify development sites for high-density mixed-use development (residential,
commercial, and cultural uses); and
A zoning implementation plan to support the conservation of the historic fabric and
the mechanisms to distribute the neighborhood's development potential to achieve
the objectives of the Greenwich Street South Urban Design plan.

The project team's observations and recommendations follow.  We have also provided a link
to the Environmental Simulation Center where one can view two eye-level walk-through's of
the proposed Urban Design Plan, juxtaposed against existing condition to better understand
the transformation proposed by the project team.
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Washington and Greenwich Streets north of Edgar Street delineate an area of older fine-
grained 19th century buildings that provide both historical continuity and a diverse and
organic setting for activities not usually found in contemporary large scale high-rise
developments. The plan recommends establishing a Conservation Subdistrict as part of the
area-wide zoning implementation which would permit the transfer of the District's unused
floor area to identified high-density development sites.

 

 
The Brooklyn Battery Tunnel access roads and Battery Garage, dating from the 1950's,
fractured the neighborhood's historic street system south of Rector Street. Detailed studies
of the Tunnel's access roads indicated that it was feasible to lower portions of the access
road, relocate the emergency vehicle access, eliminate the Church Street exit which is at
an elevation higher than West Street and demolish the existing Battery Garage, which would
permit the Tunnel to be covered and Morris and Edgar Streets to be re-introduced
connecting the Commercial Core to West Street. Further, the proposed deck over the
Tunnel would be at grade at Greenwich Street and would gently slope upwards to a new
bridge connecting Battery Park City's South Neighborhood to lower Manhattan's Commercial
Core and Greenwich Street South neighborhood.
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The proposed "Greenwich Green" is located on a deck which covers the existing Tunnel
access roads and the removed Battery Garage. Greenwich Green is accessed by
pedestrians at grade at Greenwich Street, a critical criteria as public open space on
elevated structures has proven not to be successful in New York City. Shadow studies
indicate that this area would be in continuous sunlight from 11AM through 2PM on November
1st, enhancing the utility of Greenwich Green during the colder months when direct sunlight
would compensate for colder air temperatures making it possible to comfortably sit outside.
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The shape and conceptual design of Greenwich Green derive from the shape of the deck
which covers the Tunnel - "the Potato Chip", and references the historic Dutch strip
gardens of Lower Manhattan. The interweaving of small hills and valleys (think interlocking
fingers) creates a varied landscape of hard and natural surfaces, plantings and bosques of
trees. At the interface with the bordering new high-rise high-density developments,
Greenwich Green provides sitting areas which would complement the retail and cultural uses
in the bases of the fronting buildings.

Greenwich Green is both a place to be, a "neighborhood commons", and a bridge connecting
Battery Park City's South neighborhood to the west and with the subway stations in the
Greenwich Street South neighborhood and the Commercial Core to east.
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Regional commuter and tour buses on Greenwich Street South's streets have been an
unwelcome but needed fixture.  These buses can either be found idling on the area's streets
or wasting considerable energy returning to their origins to lay over until the evening rush
hour.  The project team recognized the importance of these bus links to the region by
recommending the construction of an automated bus garage and transit hub over the mouth
of the tunnel.  The automated bus garage, pioneered in Europe and Japan, would provide a
compact and secure way to storethe buses and eliminate the pollution resulting from idling
and cruising buses.
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Two screen shots fromt he interactive real-time 3D model used during the design phase of
the Greenwich Street South Urban Design Plan. The top image shows existing conditions -
the Brooklyn Battery Tunnel entrance and a parking structure spanning the approach. The
bottom image shows the proposed alternative, which decks over the tunnel entrance,
replaces the garage with a park and new residential towers, and restores the historic
street system, which was interrupted by the tunnel entrance. 
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Five potential high-density high-rise
development sites were identified which
flank and define the space of Greenwich
Green. With the exception of Site C, all of
the potential development sites are located
on terra firma, boarder the deck /
Greenwich Green, but are not supported by
the deck.  The building forms are squarish
towers in the round with floor plates
reminiscent of the 1916 Zoning Resolutions
25% towers. They range in heights up to

60 to 70 stories.
 
Each of the development sites would be mixed-use with ground floor commercial and
cultural facilities.  The development sites would include floor area attributable to the Tunnel
zoning lot and unused floor area, which as per the implementation plan, could be transferred
to the development sites from the Conservation Subdistrict.

  
 
To implement the Greenwich Street South Urban Design Study, the project team
recommended the creation of the Greenwich Street South Subarea of the Special Lower
Manhattan District. The Subarea would approach zoning on an area-wide basis rather than
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the traditional lot by lot and have two primary subdistricts: a "Development Subdistrict"
around the Brooklyn Battery Tunnel, which could receive unused floor area from the
"Conservation Subdistrict" centered around Greenwich and Washington Streets. The use of
TDR to conserve the character and scale of the Conservation District is similar to that used
in the Grand Central Subdistrict of the Special Midtown District.   
 
The height and setback and site planning regulations would be performance-based,
recognizing that there are many "right answers" to any design problem. This would provide
for design and programmatic flexibility, and because the regulations would be problem-based
rather than solution-based, they would have a longer shelf life. 
 
The construction and maintenance of Greenwich Green could be done: by the developers of
the bordering properties, Battery Park City Authority, the NYC Department of Parks, or
any combination of the above. In all cases Greenwich Green would be a mapped New York
City park.
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