
 1 

Two Bridges Community Meeting #1 
Questions & Answers 
 
EIS Process 
 
Once the EIS is complete, when will the results be available? 
 

Once the Department of City Planning (City Planning) is satisfied that the EIS is complete, 
it will be posted on City Planning’s website within 24 hours.  

 
How do we enforce the mitigation?  
 

Mitigation measures are typically enforced using a binding legal instrument, known as a 
‘Restrictive Declaration’ that is signed by an applicant if the City Planning Commission 
(CPC) approves a project. Declarations require mitigation measures to be implemented 
before building permits are issued, before the buildings can be occupied, or before 
certain other milestones, as appropriate. Declarations are publicly recorded and will be a 
requirement of any future development regardless of the owner. 
  

Pratt did an environmental impact study - why not use that? 
 

The Pratt Center/Collective Partnership prepared the Plan for Chinatown and 
Surrounding Areas for the Chinatown Working Group in 2013. The Pratt study analyzes 
urban planning topics throughout a broad geography spanning from Lower Manhattan to 
14th Street, and does not specifically study environmental impacts. Moreover, the Pratt 
study does not consider the potential impacts of the three proposed projects, and 
therefore does not meet the requirements of an EIS that can be used by the CPC under 
the City and State environmental quality review regulations.  

 
What is a minor vs. major modification? 
 

These are two types of approvals that City Planning can grant when there are already 
special permits in place. A major modification is needed when a proposed building 
requires changes to or waivers of the underlying zoning district regulations. A minor 
modification is needed when a proposed building complies with the underlying zoning, 
and only needs to change an approved site plan or other special permit requirements. 
Major modifications require ULURP, and minor modifications do not. In this case, each of 
the proposed developments would comply with the underlying C6-4 (R-10 equivalent) 
zoning regulations which govern the sites. The modifications needed to facilitate the 
projects relate to site plan and other controls of the Two Bridges Large Scale 
Development Plan special permit, but do not relate to underlying zoning regulations. 
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Accordingly, the projects require minor modifications. The minor modification process 
involves community board review, followed by review by the City Planning Commission.  

 
Construction 
 
Will the EIS cover air, dust and vibrations from construction?  
 

The EIS construction analysis will consider emissions from construction trucks and 
equipment, dust, and noise. The EIS will consider whether additional measures are 
needed for the protection of historic structures from construction-related vibrations 
based on the location of construction activities. All three development teams take 
adjacent building protection very seriously and will utilize all available technologies to 
monitor, minimize and address the impacts of construction such as vibration. 
 

Construction damage is already occurring from the towers being constructed by the bridge. Will 
the EIS consider the effects on what’s below the ground?  

 
Building foundations and engineering are regulated by the Department of Buildings and 
the New York City Building Code. These issues are therefore not considered in an EIS, 
but will be governed by other city agencies and regulations. However, each development 
team is committed to working with neighboring buildings, elected officials and the 
Community Board to minimize construction impacts and ensure the safety of surrounding 
buildings. 

 
Will all three buildings go up at the same time? Or if separately, who determines which goes first. 
And if separately, this neighborhood is looking at a decade of non-stop construction. Nightmare!   
 

In order to ensure that the EIS considers the ‘reasonable worst case’ effects on traffic, air 
quality and noise, we anticipate that the construction study in the EIS will assume 
construction of all three buildings beginning in 2018, with each taking approximately 30-
36 months to complete. The EIS will not require that the buildings be built in a particular 
order.  
 
All three development teams are committed to providing construction progress reports to 
neighboring residents and the community throughout the course of the projects.      
 

Will you consider not building these projects as a form of mitigation? It would prevent and solve 
all impacts.  
 

We are committed to working with City Planning and the community to identify all 
potentially significant impacts and to implement any mitigation measures that the City 
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Planning Commission deems appropriate in making its decision regarding the 
applications.  

 
Community benefits/community facilities 
 
Will all three developers commit to reinvesting a portion of ongoing profits to the community 
through schools and community centers? 
 

If the EIS identifies impacts on public schools, then the development teams will be 
required to implement feasible mitigations, including possibly through the funding of 
school seats, as determined by the City. Other investments in the community made by 
the project sponsors could, for example, take the form of new or improved public spaces, 
depending on the results of the EIS.   

 
What reparations will the developers present to the community in its entirety based off of the 
community voices versus your collection of “data” that you’ve implemented in your 
presentations?   
 

The EIS process does not involve data collection only, but also requires the identification 
of feasible measures that will address the impacts on a community identified through the 
data collection and analysis process. We hope that through these additional consultation 
meetings, the community will identify environmental areas of concern and measures to 
mitigate any significant impacts that are identified. The outreach process currently 
underway is intended to allow for community input on these issues in a way which goes 
well beyond the standard process and protocols.   

 
Retail Stores 
 
A grocery store is needed in the community.  
 

All three developments include space for new retail and the developers are interested in 
identifying small businesses that can meet the neighborhood’s needs.  

 
How will EIS consider building more food outlets (i.e., grocery stores) to meet demand? I have to 
go to Brooklyn now. 
 

The creation of new food stores to meet demand is not studied in an EIS. However, the 
project sponsors are aware of the community’s desire for more food outlets and will 
consider ways to address this issue, working within the limitations of the project retail 
sizes and dimensions.  
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The current store, Stop 1 Deli, is located in 265 Cherry St. It is the oldest lasting business left in 
our area serving our community for more than 30 years. Do you plan to replace our community 
store?  
 

L&M and CIM intend to continue working with Stop 1 Deli as we have over the last few 
years. Stop 1 Deli will have an opportunity to remain in the building when the new space 
is ready for occupancy.  

 
There are concerns about the foot traffic that the retail spaces will bring.  
 

The EIS will study the pedestrians generated by both the residential units and retail uses 
in the proposed projects and any potential effects. However, the retail spaces are 
planned to be small format stores serving neighborhood needs. The retail spaces are not 
large enough for big box or other “destination” stores that would bring lots of new traffic 
to the neighborhood.    

 
Secondary displacement 
 
What standards are used to define “mitigation” with respect to primary and secondary 
displacement? Who sets these standards? 
 

Typical mitigation measures are identified in the City’s CEQR Technical Manual, which is 
published by the Mayor’s Office and used as guidance on all New York City 
environmental reviews. Mitigations for primary displacement include measures such as 
relocating tenants or providing relocation assistance. For secondary displacement, 
mitigation measures can include the creation of new rent-regulated housing and 
preservation of existing rent-regulated housing in the area.   

 
Will the EIS consider secondary displacement?  
 

Yes, because of the number of new units being created, the EIS will consider the 
potential for secondary residential displacement. 

 
How will the EIS define secondary displacement?  
 

In an EIS, secondary displacement is defined as the involuntary displacement of residents 
in housing units that are not subject to rent restrictions, resulting from the changes in 
area income levels caused by a proposed project.  
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What geographical boundaries will be used? 
  

Typically, an EIS will study potential secondary displacement in the ¼ or ½ mile area 
around a project site. The proposed boundary will be included in the Draft Scope of Work 
and will be subject to public comments.   

 
How will you deal with secondary displacement? How will the EIS estimate secondary 
displacement? 
 

The EIS will follow the guidance in the CEQR Technical Manual, which first requires a 
survey of the existing conditions of residents and housing in the area. The EIS will then 
identify populations at risk of displacement and will describe how these at risk 
populations are likely to be affected in the future in the absence of the proposed 
projects. Finally, the EIS will consider any further effects that might result from the 
proposed projects.   

 
It is clear that these three developments will induce primary and secondary displacement.  When 
these two phenomena are considered as impacts, they need deep mitigation.  Will you rehouse 
all those who are displaced with new housing in the area?  And will you provide reparations to 
people and their families for the psychological trauma caused by this displacement, in an ongoing 
manner? 

 
There will be no permanent direct displacement. 10 units will be temporarily relocated as 
part of the 247 Cherry Street project’s construction. It is anticipated that residents of 
these units will be relocated to elsewhere within the building as other residents move 
out.  
 
The EIS will consider whether indirect residential development will be caused by the 
projects. If significant impacts are projected, we will undertake the mitigation measures 
that the City Planning Commission deems feasible and appropriate.  

 
With the current gentrification of the LES, many new restaurants do not cater to the local 90% 
of residents.  With 75% of the new developments going at market rate, there will be a huge 
influx of income, encouraging more retail to cater to the top 10% and ignoring the remaining 
90%.  Will this aspect be studied in the socio-economic impact review? 
 

Where a project includes a significant amount of new retail (more than 200,000 square 
feet), an EIS studies whether the new retail has the potential to displace typically smaller  
existing retail through secondary business displacement. The retail space proposed as 
part of these projects is well below this level.  
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However, all three development teams have committed to providing small-format 
neighborhood retail and taking input as to the tenant type. We will discuss this topic 
further at future Community Engagement meetings and are interested in learning what 
types of retail tenants the community would value. 

 
Residential displacement 
 
Will all three developers commit to supporting anti-harassment and anti-eviction measures for 
residential tenants?   
 

The development teams pride themselves on being good landlords and positively 
interacting with our tenants. No residents in the buildings owned by the development 
teams will be harassed or evicted as a result of this approval process. If the EIS identifies 
the potential for secondary residential displacement within the surrounding area, funding 
of anti-harassment and anti-eviction measures for tenants in the area may be identified 
as a mitigation measure. 

 
How will this affect NYCHA residents?  Will they also be displaced or harassed?  
 

No NYCHA residents will be displaced as part of this process.  
 
Our community needs you to build respectfully, conscionably and with context to the other 
buildings.  You are not doing that with your proposed development projects if you are building 
on top of a ten story senior citizen home and displacing them and L+M is building two massive 
towers which blocks 100 windows of tenants who have lived there for more than 30 years.  We 
demand that the developers build respectfully and conscionably to respect the real needs of this 
low-income community.  
 

There are a limited number of configurations that allow for the proposed buildings to 
comply with the underlying zoning while preserving view corridors to publicly accessible 
open spaces. Various options were studied for each site, and while each had its own 
advantages and disadvantages, the proposed plans aim to balance building sizes that will 
allow for significant amounts of new affordable housing with project elements such as 
new publicly accessible open space, flood resiliency measures, neighborhood retail, 
improved community spaces and improved connectivity to the waterfront.  
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New affordable units/Affordability 
 
Will an independent agency be in charge of the tenant selection process? Or will this be the 
developer’s role too? 
 

The affordable units are selected pursuant to a lottery, which is overseen by the 
Department of Housing Preservation and Development (HPD).  

 
Can 100% of the “affordable” units be designated for local residents? Why only 50%? 
 

New York City regulations set 50% community preference as the standard for affordable 
housing lotteries overseen by HPD. This is not something that the development teams or 
the EIS process can change.  

 
How will you define “affordable” and will you factor in area median income? Do longtime 
residents of the area have a say in what is “affordable” housing? 
 

The income levels and corresponding rents for the affordable units in the proposed 
projects will be determined in consultation with the Department of Housing Preservation 
and Development and elected officials, and as required by the Inclusionary Housing 
guidelines and other applicable requirements. We welcome input from community 
members on the appropriate mix of income levels to inform this conversation.  All three 
development teams have experience building affordable housing, and the CIM/L&M team 
worked closely with the City and elected officials in 2014 to preserve the affordability of 
the 490 units at 265-275 Cherry Street under a 40-year regulatory agreement. 

 
Will the developers consider building more than the minimum affordable housing?  
 

By committing to reserve 25% of the units as permanently affordable, the three 
developers have already committed to building significantly more than the minimum 
amount of affordable housing needed to participate in the inclusionary housing program 
applicable in this area.    

 
Will any units be reserved for seniors? There is a shortage of senior housing in the Lower East 
Side.  
 

The three developers are in conversations with elected officials and City agencies about 
dedicating a portion of the affordable units for senior housing and will continue this 
conversation. We look forward to getting feedback on this topic from the community. 

 
There is a difference between AMI of the city vs the local neighborhood. How will AMI (Area 
Median Income) bands be determined? I prefer varying bands. Who determines what the AMI 
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bands will be and how is it determined? Will there be any affordable housing for middle income 
residents? 
 

The AMI bands will be determined in consultation with the New York City Department of 
Housing Preservation and Development and elected officials, and as required by the 
Inclusionary Housing guidelines and other applicable requirements.  

 
Parking 
 
What will happen to the parking we have here? It is difficult to find parking in this area.  
 

The existing surface parking spaces in the parking lot adjacent to 265 & 275 Cherry 
Street will be replaced with new parking spaces in a garage in the new building.   
 
The effects of the proposed projects on local parking demand and supply will be studied 
in the EIS. While the City does not consider reductions in parking supply in Manhattan 
south of 110th Street to be an environmental impact, the results of this analysis will 
inform future discussions with the community.   

 
While construction is taking place, where will we go to park?  
 

Temporary parking during construction will be provided to those residents who currently 
have parking leases at 265 & 275 Cherry Street. 

 
When construction ends, we will have the same right to parking? Who will receive parking in 
your below ground parking and how is it determined?  
 

At the completion of construction, L&M and CIM will honor the parking leases currently 
in place for residents of 265 & 275 Cherry Street.  

 
Transportation 
 
I have to wait a long time for the M15 and most buses are express from Madison to Pike and 
Cherry. Can this bus service be improved to meet the needs to residents?   
 

Bus routes in the Two Bridges area will be studied in the EIS.  If significant adverse 
impacts to bus service are identified, they generally may be mitigated by increasing the 
frequency of service on existing bus lines. Changes to bus service must be approved and 
implemented by the MTA.  
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Is it possible to increase the frequency at which the F train comes in anticipation of increased 
traffic?  Also, the station looks under maintained.  Could funds be allocated toward the East 
Broadway station? What about the F train at Madison Street? 
 

The F train station and service at the East Broadway station will be considered in the EIS. 
Any mitigation measures affecting the subway system would have to be approved by the 
MTA. For subway station impacts, MTA usually requires improvements to subway 
stations in order to reduce crowding, such as widening stairwells. 

 
What are you planning to do about transportation? The subway platforms are already crowded.  
Have you thought about the impact this would have on transportation subway and bus route? 
 

Potential impacts to both buses and subways will be analyzed in the EIS. Mitigation 
measures will be considered for any significant adverse impacts that are identified. 
 

How to mitigate traffic congestion?  
 

Traffic will be analyzed in the EIS. Mitigation measures will be considered for any 
significant adverse traffic impacts that are identified and often involve changes to the 
timing of traffic signals in order to improve the flow of traffic. 

 
Just like the impact on our public schools, we know infrastructure will definitely be impacted.  
Public transportation is already stressed. What will be done to mitigate that impact? 
 

The effects on public transportation will be studied and if significant adverse impacts are 
identified, mitigation measures will be developed to reduce or avoid those impacts. For 
subway station impacts, MTA usually requires improvements to subway stations in order 
to reduce crowding, such as widening stairwells. 

 
What about wear and tear on our roads? 
 

While traffic and congestion is studied in an EIS, wear and tear on roads is not studied in 
an EIS as the Department of Transportation maintains roads through the course of its 
normal operations.  

 
Solid Waste and Sanitation 
 
What about the impacts to infrastructure elements like sanitation (waste and garbage)?   
 

The effects of the projects on solid waste and sanitation services will be studied in the 
EIS.  
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Open Space 
 
What about the impacts to infrastructure elements like public spaces nearby?  
 

The effects of the projects on public spaces will be studied in the Open Space chapter of 
the EIS. The study will consider whether the projects will cause overcrowding at parks 
and open spaces approximately within a half mile of the sites.  
 
Outside of the EIS process, all three development teams have proposed significant open 
space improvements on their properties that will be publicly accessible. These include a 
complete re-landscaping of the Rutgers Slip open space and the courtyard within 265-
275 Cherry Street; a redesign of the pedestrian pathway connecting Cherry Street and 
Rutgers Slip near 247 Cherry Street; and streetscape improvements on Clinton Street and 
South Street near 259 Clinton Street. We look forward to getting feedback on green 
spaces and specific amenities that are needed in the neighborhood. 

 
Waterfront access 
 
Children, the elderly, and families have enjoyed open access to the waterfront. Are the buildings 
going to block their access? Will the public be able to access the waterfront through existing 
corridors?  
 

The proposed 260 South Street building will not limit any existing access to the 
waterfront for residents or the public. Currently the only pedestrian crossing across 
South Street is at Rutgers Slip, and the pathway to this crossing will be widened. 
Improvements will also be made to Jefferson Street to make it more pedestrian-friendly. 
Access from the courtyard in 265-275 Cherry Street to South Street will be maintained 
to the east and west via two 35 foot tall passageways through the podium of the 
proposed building. We look forward to working with the City on improving access to the 
waterfront and to all of the park spaces currently being constructed along the water. 

 
Green building 
 
Please address “green”. With so much tech progress in renewable energy systems, solar, passive 
house technologies, etc. what measures are the developers planning to incorporate to save 
energy, reduce CO2 and fossil fuel dependence (or BAU)?   
 

Sustainability will be a key component of the design of the proposed buildings. While 
designs are preliminary at this point, the buildings will aim to exceed the latest energy 
efficiency code requirements. In addition, the EIS will estimate greenhouse gas emissions 
from the proposed projects and discuss the projects’ sustainability measures. 
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Views 
 
260 South Street blocks water views, affect air. Similarly, what about the air condition and views 
of 275 Cherry shadows? 
 

The EIS will consider the effects of the proposed projects on air quality. It will also 
analyze the effect created by the projects on views from public vantage points. Views 
from private locations are not considered in an EIS, but along with views from the 
courtyard, interior facing units and public spaces, they were taken into account when 
designing the proposed building envelop for 260 South Street.  
 
While the proposed 260 South Street building will obstruct South Street-facing windows 
in the 265 and 275 Cherry Street buildings, all of the affected rooms have other windows 
providing light and air that will remain unobstructed. The massing of the proposed 
building prioritizes light and air to the well-used public spaces within 265-275 Cherry 
Street, such as the courtyard and the Rutgers Slip open space. The management team at 
265-275 Cherry Street has always worked closely with residents and will continue to be 
available to resolve any concerns. 

 
Height 
 
Do these projects need to be as tall as planned? What about shorter buildings? Can we have 
zoning limiting the height of all new construction?  
 

As noted above, there are a limited number of configurations that allow for the proposed 
buildings to use the permitted floor area in compliance with the underlying zoning. 
Various options were studied for each site, and while each had its own advantages and 
disadvantages, the proposed plans aim to balance building sizes that will allow for 
significant amounts of new affordable housing with project elements such as new 
publicly accessible open space, flood resiliency measures, neighborhood retail, improved 
community spaces and improved connectivity to the waterfront.  
 
For example, a shorter building was studied in detail for 260 South Street. However, this 
would have resulted in a dramatic reduction in the light and air penetrating to the 
courtyard and exiting units in 265 & 275 Cherry Street, so two slender towers on a 
shared podium are being proposed instead. 247 Cherry Street and 259 Clinton Street 
have been similarly designed as tall, slender buildings as a means to maintain open 
spaces, light and air. Conversely, shorter, more squat buildings would be wider and would 
impede more view corridors. 

 
Why are all three developers opting to build on or up against the buildings?  
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The three proposed projects are designed to be integrated into the sites while 
maintaining the maximum feasible open space. For example, the building proposed for 
247 Cherry Street will share a ground floor lobby with the existing building at 80 Rutgers 
Slip, and will include a new community space for the residents of 80 Rutgers Slip. By 
tightly integrating the new and existing building, the footprint of the new building will be 
minimized and open space on the site will be preserved.  

 
Meeting suggestion 
 
Provide headphones through which translators can be privately heard. This would dramatically 
reduce noise level during meeting.  
 

We are aware that noise levels were an issue during the last meeting and are working to 
address this issue going forward.  

 


