
 

   

 

 

October 30, 2024 

 

Recommendation on ULURP Application Nos. C240391PQM, N240371ZRM, 

C240372PPM, C240369ZMM, C240370ZSM, C240390ZSM, C240390ZSM, and 

C240309MMM – SPARC Kips Bay and SPARC Pedestrian Bridge City Map Change 

By Economic Development Corporation for New York City (EDC) 

 

PROPOSED ACTIONS 

 

The Economic Development Corporation for New York City (EDC) (the “Applicant”) is 

proposing multiple land use actions to facilitate the development of the Science Park and 

Research Campus (“SPARC”) located at 425 East 25th Street (Block 962, Lot 100), in Manhattan 

Community District 6 (the “Site”).  

  

The Applicant proposes the following actions: 

 

1. A zoning map amendment to rezone the Site to the street centerlines of East 25th Street to 

the south, First Avenue to the west, the FDR Drive to the east, and to 255 feet north of 

East 25th Street from an R8 district to a C6-4 district; 

2. A zoning text amendment to Appendix F of the New York City Zoning Resolution (ZR) 

to establish a Mandatory Inclusionary Housing (MIH) area at the Site; 

3. A special permit pursuant to ZR Section 74-171 for laboratories to allow for Use Group 

(UG) VII that does not comply with Section 427 of the New York City Building Code; 

4. A special permit pursuant to ZR Section 74-901 for bulk modifications for laboratories to 

modify certain bulk regulations in a commercial district; 

5. Disposition of City-owed property for the western parcel, disposition for the open space, 

and disposition of a portion of the eastern parcel to the City University of New York 

(CUNY); 

6. Site selection and acquisition of real property interest for the Office of the Chief Medical 

Examiner (OCME) facility; 

7. Acquisition of real property interest for the NYC Health and Hospitals (H+H) facility; 

and 

8. A demapping action to remove the existing East 25th Street pedestrian bridge from the 

City Map to facilitate the eventual replacement of the East 25th Street pedestrian bridge.  

  

These actions would facilitate the development of the SPARC project, which will include 

facilities for OCME, H+H, CUNY, New York City Public Schools (NYCPS), and commercial 

life sciences, on a campus of life sciences, healthcare, and academic uses. 

 

BACKGROUND   

 

The Brookdale Campus was constructed in 1954, and its 538,654 gross square foot (GSF) facility 

has been a nursing school and dormitories for Hunter College since 1967. The current campus is 
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in disrepair from years of aging infrastructure and deferred maintenance, with inadequate spaces 

for modern educational practices, lack of ADA compliance, and flooding concerns. The campus 

currently contains 648 student dormitory beds at 86% occupancy as of spring 2024, priced at 

$816 per month.  

 

In October 2022, EDC announced plans for the Brookdale Campus to become the SPARC 

project. The project furthers the objectives of EDC’s LifeSci NYC initiative to create a pipeline 

for workforce development, invest in new research, and construct new life sciences spaces. 

LifeSci NYC began in 2016 as a $1 billion commitment to advance the life sciences industry in 

New York City, with the goal of creating 40,000 new jobs. According to EDC, there has been a 

59% increase in life sciences jobs since 2013 in NYC. Additionally, the life sciences industry 

creates jobs that are available to a broad range of skill levels – for every person employed in a 

technical life sciences role there are three workers employed in non-technical/supporting roles.  

 

Proposed Development 

 

The Site would consist of approximately 1.8 million zoning square feet (ZSF) of community 

facility, office and laboratory, and retail use. The Applicant has divided the Site into two 

sections, the eastern and western parcels.  

 

The Applicant proposes to develop the eastern parcel during phase 1 of SPARC beginning in 

2025 and projected to be completed in 2030. This parcel includes Building A, which would be 

programmed as follows:  

 

Building A – 730,590 total square feet 

 SF Program 

CUNY 552,490 GSF1 • Hunter College School of Nursing  

• Hunter College School of Health Professions – Physical 

Therapy and Speech Language Pathology 

• Hunter College School of Arts & Sciences 

• BMCC Allied Health, Health Education, and Nursing 

Programs 

• CUNY School of Public Health 

• CUNY Research Labs 

NYCPS 175,800 GSF • Public health and health professions-focused high school 

• Potential STEAM center 

Retail 2,300 ZSF • Tenant to be determined 

 

Phase 1 would also include 0.6 acres of publicly accessible open space, to be known as SPARC 

Square. SPARC Square would be accessible from all buildings, open to 25th Street, and include a 

1,000-square-foot retail pavilion. The community task force that met prior to certification 

focused on establishing design parameters for the open space. The developer of the western 

parcel would have a long-term lease to operate and maintain the open space. 

 

 
1 GSF estimates are from the January 2024 DEIS, ZSF estimates are from the June 2024 Land Use Application 
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Additionally, phase 1 would include the replacement of the East 25th Street pedestrian bridge. 

The current bridge is not compliant with the Americans with Disabilities Act (ADA), and its 

infrastructure is aging. The future replacement would be facilitated by the proposed demapping 

of the existing street lines and elevations of the existing pedestrian bridge. There may be a 

potential future mapping action once the replacement bridge design is finalized.  

 

During phase 1 the Applicant would also incorporate the Site into the NYC Department of 

Design and Construction’s (DDC) Kips Bay Coastal Resiliency (KBCR) plan by constructing 

flood protection along East 25th Street and including a flood wall as part of the public realm. 

 

The Applicant would develop the western parcel as phase 2 of SPARC, which would be 

completed in 2031. This parcel includes Building B1 and Building B2, which would be 

connected by two 60-foot-long, 50-foot-wide, and 40-foot-tall skybridges. EDC would issue a 

Request for Proposals (RFP) to select the developer of the western parcel in 2025. Buildings B1 

and B2 would be programmed as follows: 

 

Building B1 – 667,670 total zoning square feet 

 ZSF Program 

H+H 174,550 • Outpatient Care and Training – Simulation and Nursing 

Advanced Practice Center 

• Ambulatory surgery 

• Adult primary care 

• Wellness programs 

• Wound care 

Commercial 

Life Sciences 

Labs 

488,060 • Developer-led, technology forward life sciences 

laboratories2 

• Wet labs 

• Dry labs 

Retail 5,060 • Tenant to be determined 

 

Building B2 - 551,780 total zoning square feet 

 ZSF Program 

OCME3 200,340 • Medical facilities 

• Autopsy suite 

• Toxicology and pathology lab 

• Forensic anthropology lab 

Commercial Life 

Sciences Labs 
 

488,060 

 
• Developer-led, technology forward life sciences 

laboratories 

• Wet labs 

• Dry labs 

Retail 2,760 • Tenant to be determined 

 
2 On March 4, 2024, EDC released a Request For Expressions of Interest (RFEI) for an anchor tenant for the 

commercial life sciences laboratory space. 
3 This space would replace the current OCME facility located at 516 First Avenue that is not suitable for current 

forensic pathology needs, including outdated HVAC systems, elevators, and an overall aging facility. 
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The proposed zoning action is facilitated in part by changes to the zoning text from City of Yes 

for Economic Opportunity, which was approved by the New York City Council on June 6, 2024.  

That action updated ZR Section 74-171 to allow laboratories under Use Group 7 in commercial 

districts or residential districts by special permit. Conditions for the special permit in commercial 

districts include compliance with performance standards already required in M1 Districts, and 

that the facility be on a zoning lot that does not include residential use.  

 

In order for the City Planning Commission to grant the special permit, it must find that that the 

laboratory use does not affect the character of or impair the future use of the area, that the 

proposed facility minimizes traffic on local streets, fully encloses products such as raw materials 

and waste, and incorporates the appropriate sign modifications. Additional requirements for this 

project include that the floor area be considered commercial floor area and follow commercial 

bulk regulations. The Applicant is also seeking a special permit for modifications to bulk 

regulations, including height and setback regulations, per ZR Section 74-901, provided that the 

modifications will not affect the character of or impair future use of the area and will not unduly 

obstruct light and air. Modifying these bulk regulations would help accommodate the larger 

floorplates required for laboratories.  

 

The Applicant also proposes multiple improvements to streets, sidewalks, and vehicular 

circulation around the campus. The Applicant would widen the formerly de-mapped East 26th 

Street by eight feet and convert it into a two-way drive with a turnaround area for drop-off, 

unloading, and easier access from Fist Avenue. The Applicant would also create an in-block 

access drive for drop-offs to the H+H and OCME facilities. The drive would have crosswalks 

and sidewalks to facilitate pedestrian circulation. While no parking is required by zoning, the 

Applicant proposes up to 225 below-grade parking spaces for OCME and CUNY vehicles. This 

would cure the existing condition of OCME vehicles parked on the 26th Street sidewalk.  

 

The Applicant would also widen East 25th Street to 15 feet to provide improved pedestrian 

conditions, set back the building on First Avenue to widen the sidewalk to 23 feet, and widen the 

26th Street sidewalk to 16 feet in addition to the street widening by partially extending onto the 

Site. The Applicant is also exploring options for improving the safety of the pedestrian crossing 

of East 25th Street at the FDR exit, where cars often quickly turn onto the street, through a 

potential bump out or raised crosswalk. 

 

CUNY has acquired replacement dormitory space at 569 Lexington Avenue, which is an existing 

building that leases dorms to students. Students who lived at the Brookdale Campus as of the fall 

2022 semester will have locked in rates of $816 for the replacement dorms. Otherwise, the 

pricing will be $969 for quads, $1,097 for triples, and $1,273 for doubles for all other students. 

CUNY has also leased space on Madison Avenue between 27th and 28th Streets to host Hunter 

classes currently located at the Brookdale Campus during construction.   

 

Area Context 

 

The Site is located in Manhattan Community District 6 in the Kips Bay neighborhood. The 

surrounding area is zoned R8 with C2-5 overlays on the west side of First Avenue, C6-2, and 

C2-7 along the waterfront.   
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The Site is served by transit by the M15, M15-SBS, M23-SBS, M34A-SBS, and M9 buses, and 

the 6 Subway line at East 23rd or 28th Streets and Park Avenue. There is a Citi Bike Station on 

the corner of East 25th Street and First Avenue. 

 

The surrounding area includes multiple medical and institutional uses including Bellevue 

Hospital, the Department of Veterans Affairs Medical Center, the New York University College 

of Dentistry, the Alexandria Center for Life Science, the planned Innovation East building; open 

spaces and recreational uses including Asser Levy Park and Recreation Center and the Bellevue 

Sobriety Garden; and residential campuses including Waterside Plaza, Nathan Straus Houses, 

East Midtown Plaza, Peter Cooper Village, and Stuyvesant Town.   

 

COMMUNITY BOARD RESOLUTION 

 

The SPARC community task force, co-chaired by Council Member Keith Powers and Manhattan 

Community Board 6 Chair Sandra McKee, met six times from January to June 2024. Members 

of the task force included local elected officials, area residents, agency partners, and other 

stakeholders. The task force culminated in a set of Design Principles to help guide the design of 

the campus, particularly the open space.4 

 

On September 11, 2024, Manhattan Community Board 6 (CB 6) voted to recommend approval 

with the condition that EDC: 

1. Identify sites and opportunities for affordable housing in CB 6; 

2. Protect the viability of Bellevue Sobriety Gardens by maximizing its exposure to 

sunlight; 

3. Work with the MTA to increase bus service along First Avenue, Second Avenue, 23rd 

Street, and 34th Street, and to create a new bus line to connect SPARC and Innovation 

East to the 4/5/6 subway stops and future 2nd Avenue Subway stops; 

4. Maximize ground-floor active retail with at least one bar, cafe, or restaurant that will be 

open throughout the evening; 

5. Sign a Memorandum of Understanding (MOU) that allows community board meetings 

and other public uses to take place on CUNY’s proposed space; 

6. Commit to a design that reflects neighborhood character and facade design that accounts 

for sun reflection and heat impacts on adjacent streets and parks; and 

7. Commit to a design and operations plan that exceeds the highest energy-efficiency and 

environmental resiliency standards. 

 

BOROUGH PRESIDENT’S COMMENTS 

 

SPARC Kips Bay promises to be a cornerstone of the life sciences industry in our city and a 

mainstay for our public institutions. Our public schools and public health facilities deserve the 

highest quality spaces, and this campus will provide just that. By bringing together academic, 

healthcare, and life sciences uses on one campus, this project will create opportunities for 

synergy between the various campus tenants and create pathways to workforce training and 

career opportunities.   

 
4 NYCEDC-SPARC-Community-Design-Principles-06-24-2024.pdf 

https://edc.nyc/sites/default/files/2024-06/NYCEDC-SPARC-Community-Design-Principles-06-24-2024.pdf
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A project of this magnitude should also bring significant benefits to the community, and I 

commend EDC for continuing to listen to feedback and emphasizing public realm improvements 

in the proposal. This project addresses infrastructure concerns such as the state of disrepair of the 

25th Street pedestrian bridge, the need to protect the area from flooding, narrow sidewalks and 

uninviting streetscapes, and public facilities aging into disrepair including the OCME building 

and Hunter’s facilities on the Brookdale campus itself.   

 

A key role of SPARC will be to provide space for essential NYC public health and medical 

institutions. The outpatient space and cutting-edge training facilities for Bellevue will help the 

hospital advance the care they are able to provide for New Yorkers for generations to come. I am 

excited that OCME will be able to move into a building that is fully equipped for their important 

work, including their efforts at the forefront of the opioid crisis and training future medical 

examiners. These dedicated spaces also provide the opportunity for campus tenants to create 

partnerships for workforce development programs. EDC established the Kips Bay Workforce 

Development Task Force in order to foster connections across industries and agencies at SPARC, 

including apprenticeships or learning opportunities for the students at CUNY or NYCPS.5 I hope 

these programs can adapt as new career pathways emerge and industries evolve over time. 

 

Another important public benefit will be the 25th Street pedestrian bridge replacement. The 

current structure, which provides access to the waterfront, is not accessible and in desperate need 

of an upgrade. I look forward to seeing more of EDC’s plan for providing interim access to the 

waterfront during construction, particularly for Waterside Plaza tenants and United Nations 

International School students, as well as the design of the new bridge as those plans develop. 

Resiliency is key to the long-term success of this project and the whole neighborhood corridor, 

and I urge EDC to make sure the proposed resiliency efforts will account for the 100-year 

floodplain and work with the appropriate agencies to make sure the campus and surrounding 

community will be adequately protected. 

 

With a $1.6 million investment from the City and State, in addition to leveraging $2 billion in 

private funding, EDC has come up with a plan that will create jobs, train the future employees of 

the life sciences fields, and have a positive impact on New York City’s economy in the decades 

to come. SPARC will bring great benefits to the 4,500 CUNY students who will be educated at 

the campus, and is anticipated to create 12,000 union construction jobs, 3,100 permanent jobs, 

and have a $42 billion economic impact to the city over the next 30 years.    

 

The City and EDC have made commendable progress to ensure that New York has a competitive 

life sciences industry. EDC has already begun the process of identifying an anchor life sciences 

tenant for 100,000 to 150,000 of the one million square feet of life sciences space. Next year, 

EDC will release an RFP for the developer of this portion of the campus. The proposed zoning 

actions aim to accommodate a variety of life sciences and laboratory uses, and I believe these 

actions should be approved for the purpose of leaving as many possible options on the table as 

the RFEI and RFP processes continue. However, other projects in Manhattan have had trouble 

leasing life sciences space. In the spirit of ensuring the success of this campus, I ask EDC to 

 
5 Mayor Adams, Governor Hochul Release Details for First-of-its-Kind Job and Education Hub for Growing Health 

Sector | NYCEDC 

https://edc.nyc/press-release/mayor-adams-governor-hochul-release-details-first-its-kind-job-and-education-hub
https://edc.nyc/press-release/mayor-adams-governor-hochul-release-details-first-its-kind-job-and-education-hub
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exercise flexibility in its approach and attract a wide range of companies and uses to ensure the 

ultimate success of this project.  

 

The current Brookdale campus is closed off, surrounded by narrow sidewalks, and does not 

create an inviting experience for students or pedestrians in the area. The proposed design of 

SPARC aims to cure many of these issues. I appreciate that SPARC Square will be open to 25th 

Street and that there will be widened and improved sidewalk conditions around the campus. 

Having retail that fronts First Avenue will also help enliven the streetscape, and I ask that EDC 

consider tenants that will be open in the evenings so that residents can benefit from the activated 

frontage.  

 

I look forward to seeing more concrete plans for improving the pedestrian safety of the 25th 

Street crossing alongside the FDR, particularly for the students who will occupy the eastern 

portion of the campus. And while I am glad that cars will be moved off of 26th Street and instead 

be parked underneath the SPARC campus, I ask that EDC only build as many parking spaces as 

truly necessary for OCME and CUNY, fewer than the 225 initially proposed. Doing so would 

help alleviate vehicle congestion in the area while also potentially driving down construction 

costs. 

 

The widened sidewalks and even the site plan of the SPARC campus itself will help absorb the 

impacts from the new workers, students, and visitors to the area. While the subway is just over 

half a mile away, buses provide direct access to the SPARC site, with the ridership on all nearby 

lines below pre-pandemic levels.6 Additionally, transit projects such as the redesign of Second 

Avenue have the potential to improve bus speeds and bike infrastructure by the time SPARC is 

operational.7 As the project approaches completion, I encourage EDC to monitor the number of 

potential visitors to the campus, as well as bus ridership in the area, in case any transit 

mitigations need to be put in place to alleviate congestion.  

  

As a member of the SPARC Community Task Force, I was happy to recommend guidelines for 

the open space in SPARC Square to be a place that is inviting to a variety of users. The potential 

to create a corridor of green space from Aser Levy Park, through SPARC Square, to Bellevue 

Gardens and Bellevue Sobriety Gardens, would bring great benefit to the community. I ask H+H 

to work with EDC to open Bellevue Garden to the public to help this corridor be as accessible as 

possible. I also call for programming in SPARC Square and from campus tenants whenever 

possible that is accessible to the surrounding community and residents, particularly related to 

public health and workforce development. 

 

I echo the community’s call for housing in the area to help address our housing crisis. First, I 

commend CUNY for acquiring replacement dormitory space for students and maintaining the 

rents for existing students. I also recognize that housing is currently not a compatible use with 

the proposed programming on the SPARC site. However, I do urge EDC and other city agencies 

to prioritize housing as the potential future use of other city-owned or controlled sites, 

particularly in Community District 6. I also encourage EDC to work with city and state agencies 

 
6 According to the most recently available data (https://new2.mta.info/agency/new-york-city-transit/subway-bus-

ridership-2023)  
7 NYC DOT Begins Redesign of Manhattan’s Second Avenue With Wider Bike Lane and Upgraded Bus Lane 

https://new2.mta.info/agency/new-york-city-transit/subway-bus-ridership-2023
https://new2.mta.info/agency/new-york-city-transit/subway-bus-ridership-2023
https://www.nyc.gov/html/dot/html/pr2024/redesign-manhattan-second-ave.shtml
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to determine if there are opportunities to fund the preservation of existing affordable housing in 

the area.    

 

Throughout this process, EDC and the agency partners have been communicative and inclusive 

of stakeholders, including hosting an open house and the community task force. I hope this 

collaboration continues as the project progresses, particularly in relation to public realm 

improvements and EDC’s work to identify potential affordable housing opportunities in the area. 

I commend EDC for the work they have done thus far and I look forward to seeing this project 

come to fruition.  

 

BOROUGH PRESIDENT’S RECOMMENDATION 

 

Therefore, I recommend approval of ULURP Application Nos. C240391PQM, N240371ZRM, 

C240372PPM, C240369ZMM, C240370ZSM, C240390ZSM, C240390ZSM, and 

C240309MMM with the following conditions: 

  

1. EDC and city agency partners commit to prioritizing housing for the future of other city-

owned or controlled sites or exploring opportunities to preserve existing affordable 

housing in Manhattan Community Board 6. 

2. Provide only as many parking spaces as needed for OCME and CUNY, fewer than the 

225 initially contemplated.  

3. Continue to work with partners to maximize the success of the life sciences portion of the 

campus, including considering a broader range of uses to maximize the leasing potential 

of the space. 

4.  Ensure that workforce development opportunities evolve throughout the lifespan of the 

campus, as tenancies, programming, and technology change over time, with an emphasis 

on creating programs and partnerships between agencies that lead to long-term career 

pathways.  

5. Explore including an early education facility on site, provided that it can coexist with 

other uses. 

6. EDC work with H+H to consider options for opening Bellevue Gardens to the public to 

fit into the area’s network of green spaces, subject to the discretion of the hospital 

regarding times that do not interfere with hospital operations.  

 

 

 
Mark Levine 

Manhattan Borough President 

 


