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Abstract 
 
This study explores the issue of campus expansion of an urban university using an in-depth case study of New York University in New York 
City, USA.  It investigates the physical pattern and development mechanism of the campus expansion process on a city grid structure.  The 
three elements that characterize NYU’s recent campus expansion, are (1) the university’s commitment to building a student community around 
a public open space on a subway network, (2) four types of property acquisition and building development practiced by the university with 
private developers for space leasing, building renovation and development under changing local development circumstances, and (3) the city’s 
initiative for attracting the private sector whose development activities influence the university’s development dynamics. These findings 
suggest that the expansion planning of an urban university, due to its location in a city, should be placed on a local planning agenda, which can 
positively contribute to public goals through the collaborative engagement of the private and public sectors.  
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1. INQUIRY OF THE STUDY 
 
An urban university1 in a metropolitan area has rich 

assets of intellectual, cultural, and professional resources; 
its central location in a city offers numerous opportunities 
not only for academic collaboration, but also for potential 
social, cultural and corporate interaction within a global 
community. The urban university, however, faces 
challenges as well as the advantages, particularly for 
university administrators and campus planners. 

In contrast to that of the suburban university where there 
is generally more space to expand under less zoning 
restrictions, the boundary and sphere of urban university’ 
activities elude definition on an urban grid structure.  
Central to this problem are the following issues that have 
guided the development of urban campuses in recent 
decades: demand of long-range campus plan; on-campus 

                                            
1www.wikipedia.org 
The Wikipedia defines that “an urban university is an institution of 
higher learning that is socially involved and serves as a resource 
for educating the citizens of the city in which it is located. That is, 
the urban university must by of the city as well as in the city.” It 
describes that a tradition historically “existed where universities 
were associated with great cities, beginning with the University of 
Paris. The tradition continued into the 17th and 18th centuries with 
the European universities at Leiden, Geneva, and Edinburgh. 
These institutions were both civic and municipal. A direct line runs 
from these universities to contemporary urban institutions such as 
University of London and New York University.” 
Spaights, Ernest (1980) “Toward a Definition of an Urban 
University,” Urban Education. vol.15, no.3. pp.369-374. 
Ernest Spaights provides the operational definition of an urban 
university based on the basis of the clientele it serves. His specific 
criteria include: it enrolls 20 percent or more of its students on a 
part-time basis; it is located in a city with a population of 250,000 
or more; it has graduate and professional schools; and it grants the 
Ph.D. degree. Under this definition of an urban university, as of 
1980, there are 77 distinctly urban institutions, differing in style, 
offering, and philosophies in USA. 

student dormitory development; interaction and influence of 
the local public and private sectors. 

First, urban universities generally do not have a long-
range campus plan that addresses future strategies for 
expansion and development. Campus expansion in urban 
areas, setting aside high property value, often involves 
cumbersome site assemblage and strong community 
opposition due to the university’s space and usage needs 
which are often incompatible with the character of urban 
neighborhoods. For example, Boston University and New 
York University, rather than developing a long-term master 
plan, have expanded their campuses via a series of 
individual development projects since the 1960s. Such an 
approach, however, makes it difficult to create a unified 
academic environment within a complex urban 
neighborhood. 

Second, there is a strong demand for on-campus student 
housing in urban university, which is contrary to the general 
view. Due to a lack of affordable urban housing options, a 
new trend called “back-to-the-dormitory” has emerged 
which opted out of institutionalized campus dormitories.2 
Many recent reports highlight a tremendous resurgence of 
campus life and strong preference for campus-owned 
housing so that students can afford to live in high-rent urban 
areas. A challenge for a campus planner is how to form a 
campus community given its diverse study body in a highly 
complex urban environment. 

 

                                            
2Dullea, Georgia (1986) ”More City Students Choose Dormitory 
Life,” New York Times, November 11, 1986. 
Ann Marcus, vice president for student affairs at NYU remarked 
that “growing numbers of undergraduates who traditionally 
commuted to New York University, Fordham, Columbia or 
Barnard College are electing to live on campus rather than at home.  
David Finney, director of undergraduate admissions at NYU also 
said that ''what's surprising to us is the overwhelming demand for 
campus housing by students from the city - even Manhattan.'' 
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Third, urban campus development, due to its locational 
nature, is intricately intertwined with the dynamics of local 
public and private sectors. Unlike suburban universities 
whose campus is often a single property surrounded by 
open space, an urban campus functions as a highly 
decentralized structure in which its academic buildings are 
interspersed with private properties. Accordingly, the 
location, density and use programs of campus developments 
are shaped not only by local zoning ordinances, but 
increasingly by a development mechanism for space leasing 
and property ownership with local developers. 

Considerable debates have ensued among university 
policy-makers on campus development that necessitates 
property acquisition and associated conflict with the 
adjacent community (Maurrasse, 2001; Duderstadt. 2003; 
Parry and Wiewel, 2004). Besides, given a university’s 
positive impact on its local economy, the role of a 
responsive public sector in campus development has been 
addressed on the development framework and procedural 
arrangements for regulatory control. Yet, very few studies 
focus on the nature and characteristics of development form, 
campus structure, and expansion dynamics of urban 
universities. 

This study aims to explore the campus expansion process 
of an urban university using an in-depth case study and field 
research on the campus development of New York 
University (NYU) in New York City, USA. The study 
investigates the recent dynamics of urban campus 
development in the past two decades – a building grouping 
around a public open space on an urban block grid. The 
study centers on the three themes with following questions: 

First, what is the uniqueness of recent NYU’s campus 
development, and why did NYU want to expand 
particularly around Washington and Union squares? These 
questions concern a pattern of building grouping around 
Washington Square and its continuous expansion towards 
and around Union Square, which has been significantly 
driven by a series of new student residence buildings in the 
last two decades. 

Second, what process does NYU use to realize its vision, 
and what type of development plan has NYU adopted for its 
campus expansion? These issues concern NYU’s 
development attitude and mechanism. NYU has performed 
a range of roles in land ownership, financing, and conflict 
resolution with the community as well as providing fiscal 
liabilities in securing properties and building development. 

Third, what is a relationship between the NYU’s campus 
development and the local public and private sectors? Is 
there any intended effort by the New York City government 
that influences NYU’s interaction with local private 
sectors? These questions concern a series of the city’s 
revitalization efforts for Union Square in the past two 
decades. They effectively attracted the private sector to 
initiate large-scale mixed-use developments, which also 
engaged, directly and indirectly, the university’s 
developments around Union Square. 

The findings of this study should be useful for identifying 
the development mechanism via which an urban university 

can interact with the local private sector and local 
government for campus expansion in an urban setting. In 
addition, the study provides insights for many urban 
universities in Korea whose collaborative planning efforts 
with the private and public sectors can positively contribute 
to the neighborhood’s communal goals. 
 
2. SHIFTING PATTERN OF THE CAMPUS GROWTH 

 
NYU is the largest private university in the United States 

with a student enrollment of 51,000 full- and part-time 
students. The uniqueness of NYU’s campus is, however, 
primarily characterized by its central urban location and 
expansion pattern in New York City. In fact, NYU’s 14 
schools, colleges, and divisions have capitalized on the city 
grid as an essential campus structure that functions beyond 
the Lower Manhattan area. 

In contrast to other university campuses whose 
boundaries are defined by a single property ownership or 
geographic boundaries of urban edges, the NYU campus is 
a patchwork of more than 60 buildings that are not only 
mixed with privately owned buildings in block scale, but 
also geographically scattered at the six major centers 
including the Upper East Side, the UN complex, as well as 
Greenwich Village’s Washington and Union squares. 

 
 

 
Figure 1. New York University Campus in Lowe Manhattan Area 

Source: www.googlearth.com 
 
 

Unlike randomly spread out, NYU’s campus buildings 
have a certain degree of spatial concentration, particularly 
in Washington Square and Union Square – two major urban 
public open spaces in Lower Manhattan (see Figure 1). This 
campus sphere around the squares is generally bounded by 
Houston Street and 14th Street from south to north and 
Broadway and Sixth Avenue (Avenue of the Americas) from 
east to west. The area includes more than 460,000 sq. mt. of 
academic and administration space as well as dormitories 
for 12,000 NYU students.3 

 
 

                                            
3www.nyu.edu and www.wikipedia.org 



Urban Campus Expansion in City Block 21

 
 

 
 

 
 

a  

 

b  
 

c 
 

Figure 2. Pattern of Campus Buildings before and since 1982, NYU 
 

NYU’s development around 9.08-acre (36,400 sq. mt.) 
Washington Square can be attributed to the fact that the 
university was founded in this location in 1831.4 Since then, 
NYU has embraced Washington Square as the main campus 
center. In fact, with the establishment of ‘the University 
Without Walls’ initiative by NYU in 1976, NYU has hosted 
a variety of outdoor events including its annual 
commencement ceremony in Washington Square. 

Most of the campus buildings of NYU are grouped in 
Washington Square as indicated in Figure 2.b. Without the 
five buildings (Rubin and Brittany halls as well as Barney, 
7th Street Residence, 111-113A 2nd Avenue buildings), the 
campus sphere is generally bordered by the three subway 
stations (West 4th St.-Washington Square, 8th St.-
Broadway/Astor Place-8th St., and Broadway-Lafayette St. 
and Blecker St.-Lafayette St.). 

This concentration pattern around Washington Square 
shifted in the early 1980s. As observed in Figure 2.c, the 
NYU campus spread out from Washington Square in a 
multi-centered expansion pattern (see Table 1). The four 
new building groups (Group A at 12th St. Union Square, 
Group B at 8th St. NYU and Astor Place, Group C at 
Bleecker St., Group D at 6th Avenue and 14th St.) were 
developed in the districts immediately beyond the original 
campus sphere. 

These groups are apparently associated with the subway 
stations. In particular, Group A around Union Square, is 
noticeably larger than the three groups by a high degree of 
building concentration with 400-meter diameter. This 
development form suggests that the NYU has taken on a 
form of "two squares" with the development of a second 
concentration around 4.02-acre (15,000 sq. mt.) Union 
                                            
4Sexton, John (2004) “Building a University both in and of the 
City,” The Villager, vol.73, no.50. April 21-7, 2004. 
John Sexton describes that “NYU’s educational philosophy aimed 
to educate emerging merchant and middle class in New York City, 
mostly immigrants and the children of immigrants who needed 
higher learning.” 

Square, which is within a ten-minute walk from Washington 
Square. 

This study finds that such a shifting development pattern 
from Washington Square to Union Square is a collective 
result driven significantly by the following long-range 
university policies and development circumstances of the 
past two decades. 

 
Table 1. Building Distribution before and since 1982, NYU 

 before 1982 Since 1982 

General 
Pattern

Grouping around 
Washington Square

Multi-centered Expansion beyond 
Washington Square 

Grouping around Union Square 
Subway 
Station

Defining the  
Campus Sphere Access Point for Campus Group 

Building
or 
Building
Group 

Five Buildings 
outside of  
campus sphere: 
 Rubin Hall  

(1964, Residence)
 Brittany Hall  

(1929, Residence)
 Barney Building 

(1939, Academic)
 7th Street Hall 

(1987, Residence)
 2nd Avenue  

(1981, Academic)

Group A: 12th St. Union Square Station 
 Carlyle Court Res. Hall 
 113 University Place  7 East 12th Street
 838 Broadway      University Hall 
 Palladium Hall      Coral Towers 
 3rd Avenue North Res. Hall 

Group B: 8th St. NYU-Astor Place Station
 Alumni Hall     Student Health Center
 411 Lafeyettee Street 
 48 Cooper Square    10 Astor Place 

Group C: Bleecker Street Station 
 194 Mercer Street    Puck Building 
 2nd Street Residence Hall 

Group D: 6th Avenue and 14th St. Station 
 13th Street Residence Hall 
 Casa Italiana Zerilli-Marimo 
 Lillian Vernon Center 

Note: Only the data before and since 1982 are available at www.nyu.edu 
 
The first is NYU’s consolidation of several branch 

campuses into the Washington Square campus in the mid 
1970s. Due to the university’s financial troubles and the 
nation-wide economic recession throughout the 1970s, 
NYU had to sell its Bronx campus property and other real 
estate properties.5 Yet, while consolidating the university’s 

                                            
5www.nyu.edu and www.wikipedia.org 
NYU sold the University’s Bronx campus at University Heights to 
the state in the spring of 1973. Four years later, NYU again sold 
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operations in Washington Square, NYU appears to have 
been creative in extending the campus sphere beyond the 
square. 

The second factor is the positive consequence of NYU’s 
$1 billion fund-raising campaign6 between 1985 and 1995. 
This historical fund-raising by NYU presidents John 
Brademas (1980-1991) and L. Jay Oliva (1991-2002) 
successfully transformed NYU from a regional university 
into a global research institution. In fact, NYU spent $600 
million – the largest share of funds raised – in expanding 
the old buildings into the modern campus with residence 
buildings for faculty and students. During this period, a 
total of 22 buildings were erected, bought or renovated, 
most of which are located outside of Washington Square. 

The third is NYU’s initiative that aimed to upgrade NYU 
from a commuter university into a residential university by 
building an on-campus student community. Between 1985 
and 2005, the number of students living on the NYU 
campus quadrupled from 2,380 to 12,500. As of 2006, NYU 
operates 24 student residence buildings which collectively 
accommodate more than 12,000 students or 54 percent of 
the total undergraduate enrollment.7 

 
Table 2. Profile of Undergraduate Student Residence, NYU, 2006 

Location Building No. of students 
Goddard Hall 212
Hayden Hall 674
Weinstein Hall 554
Washing. Square Village 208

Washington Square 
 
Total  1,930 

Second Street 282
Brittany Hall 575
Rubin Hall 650

Near 
Union Square 
Total  1,307 Seventh Street 82

13th Street 184
Alumni Hall 452
Carlyle Court 736
Coral Towers 410
Palladium Hall 945
Third Avenue North 931

Union Square 
 
Total  4,261 

University Hall 603
Broome Street 353
Cliff Street 321
Greenwich Hotel 314
Lafayette Hall 1,062
Second Street 300

Downtown 
 
Total  3,531 

Water Street 1,181
26th Street 528Uptown 

Total  663 University Court 135
 Total 11,692

Source: www.nyu.edu 

                                                                         
off the C.F. Mueller Company for $115 million to unburden the 
financial trouble. 
6___ (1995) “Setting the Goals: A Billion Dollars in One Decade,” 
New York Times, March 24, 1995.  
In 1985, NYU announced a 15-year campaign to raise $1 billion 
by the year 2000. The campaign was successfully completed five 
years ahead of schedule in 1995. 
7 This 54 % of the total undergraduate student body is certainly 
not the highest ratio of those living in university student residences 
to the total number of students enrolled. Columbia University 
accommodates 98 % of the student body in its university housings. 
In absolute size, however, the NYU’s total number of 
undergraduate housing students at NYU (11,000) even surpasses 
the total number of undergraduate students at Columbia. (5,500) 

Such a transformation into a residential urban campus 
was enabled through the “two-square model” of the campus. 
In fact, a series of new dormitory buildings built since the 
late 1980s, Carlyle Court Residence Halls, University Hall, 
Palladium Residence Hall, and Coral Towers, have 
exclusively centered around Union Square. They 
collectively accommodate 5,570 students around the square, 
which is more than twice of that of Washington Square (see 
Table 2). 
 
3. UNIVERSITY’S INTEREST IN PUBLIC OPEN SPACE 

 
It is worth discussing why NYU want to shape its campus 

by grouping its buildings around a public open space, and 
what motivates NYU to do so specifically around 
Washington Square and Union Square. 

As discussed earlier, NYU’s campus development before 
1982 was strongly concentrated on Washington Square, 
which dates back to its founding in 1831. Nonetheless, it 
was in the early 1960s that NYU showed the first 
consolidated effort to centralize its academic campus 
around Washington Square. NYU announced the first 
campus master plan prepared by Philip Johnson and 
Richard Foster in 1964. The plan proposed to create a 
symbolic center and activity hub for the university at 
Washington Square, by building a new library (Bobster 
Library which opened in 1973) at the southeast corner of 
the square, as well as a new building for the School of 
Education and the renovation of Main Building with the 
glass-roofed mall on the south side (see Figure 3). 

 

 

 
Figure 3. Washington Square Campus Master Plan for NYU, 1964 

Source: www.nyu.edu 
 
Such vision was, however, not realized due to community 

protests which claimed that NYU would violate zoning 
regulations and that the proposed mammoth structures 
would ruin the serenity of the Washington Square area. 
Consequently, NYU did not adopt the plan, nor has it 
officially announced any type of campus master plan since 
then. Indeed, NYU has repeatedly run into a strong 
community opposition whenever it has tried to construct a 
large-scale building on its acquired properties around 
Washington Square. 

It appears that NYU internally adopted an alternative 
model for campus development in the late 1980s in order to 
direct continuous campus expansion towards another public 
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open space outside of Washington Square. Subsequently, 
the next round of building development was focused around 
Union Square with close proximity to Washington Square 
(see Figure 4). Yet, unlike Washington Square where 
various uses of academic, professional and student activities 
are juxtaposed in a haphazard way, the building 
developments around Union Square have been exclusively 
driven by a series of high-density student residence 
developments. 

 

 

Washington Square Union Square 
Figure 4. Washington Square and Union Square, NYU 

Source: Above New York, 1988; New York from the Air, 2001 
 
It is interesting to see why NYU has formed this type of 

urban campus environment around Union Square. The three 
factors appear to make Union Square attractive to NYU, 
which not only needs to create an alternative campus for 
future expansion, but also to develop the student residential 
community (see Figure 5). 

First, Union Square has a nodal location of underground 
public transportation, which provides direct city-wide 
access with subway trains of 4, 5, 6, L, N, Q, R, and W.  
Union Square is an important pedestrian hub8 on street 
level at the historic intersection of Broadway and Bowery 
streets. In addition, Union Square is only four blocks away 
from Washington Square, within a 10-minute walk, so that 
it is extensively served by the university’s north-south 
bound shuttle along Third Avenue. 

These locational advantages of Union Square have 
enabled NYU to organize various university functions with 
relation to Washington Square based on the two-square 
campus model. Such a shift aimed to create a student 
community around Union Square was confirmed on various 
occasions including the opening ceremony of University 
Hall in 1999. President L. Jay Oliva remarked that “we 
were a university around two squares” with a comment on 
the functional division with academic life on Washington 
                                            
8www.wikipedia.org 
Union Square is over 70,000 people enter the Union Square 
Station alone, and over 145,000 people enter the subway stations 
along 14th Street every weekday. Union Square was acquired in 
1933 by New York City to be a public open space and run and 
operated then after by Department of Parks and Recreation as well 
as the Metropolitan Transportation Authority of New York. 

Square and residential life on 14th Street and Union Square. 
Second, Union Square’s green space is large enough to 

create a sense of community for NYU students by creating a 
courtyard-like campus environment on a tight urban grid.  
In fact, Union Square shapes not only the physical form and 
land use pattern in the neighborhood, but also defines the 
neighborhoods of Flatiron, Chelsea, Greenwich, and 
Gramercy within a large city. This positive feature was 
observed in the words of President John Sexton who 
remarked that “building a sense of community among our 
students and enhancing residential life” are NYU’s key 
priorities. 

Indeed, the Union Square area is in the heart of various 
cultural venues including 10 theaters and various creative 
businesses including photograph, architecture, graphic 
design, publishing, advertising, as well as major institutions 
including Beth Israel Medical Center, Cabrini Medical 
Center, New York Eye and Ear, The New School and 
Cooper Union for the Advancement of Science and Art.  
They collectively form a dense community of young 
professionals and students and a creative international 
atmosphere. Such an environment was positively evaluated 
by NYU students9 and has been highlighted in several 
articles that reported that “despite what student residences 
may lack in community and room space, it (the Union 
Square area) makes up for in location, facilities and 
comfort.” 

Third, the Union Square area, particularly along East 
14th Street, had several under-evaluated large plots, which 
had remained vacant for more than two decades. When 
NYU acquired Carlyle Court Residence Halls 1 and 2, its 
first acquired property in the square in 1987, Union Square 
was dilapidated throughout the 1970s and 1980s. Along 
with the property in Union Square, NYU had further 
interest in three plots of the formerly Luchow’s restaurant 
site (later developed into University Hall), the Palladium 
Nightclub site (later developed inot Palladium Residence 
Hall), and the Sahara Hotel site (later developed into Coral 
Towers) along on East 14th Street up to 3rd Avenue to the 
east. 

These four sites together are large enough to collectively 
form a large student residence community around Union 
Square. In fact, University Hall, Palladium Hall, and the 
East 12th Street Building currently under construction are 
more than 1,500 sq. mt., each building accommodate more 
than 600 students (see Table 3). Such property sites were 
not available in Washington Square’s East Village area, nor 
would the massive building construction have been allowed 
under the historic preservation overlay zoning. 

                                            
9Moore, Megan (2005) “University Hall” Washington Square, 
March 02, 2005. 
Student residents of NYU said that they “enjoy all the benefits of 
living on Union Square, while being close enough to Palladium to 
be part of its community and resources. Meanwhile, NYU also 
initiated a pilot program in 2003 to develop a student community 
at Union Square, which would change the sign-in procedure at 
four Union Square residence halls of Carlyle Court, Palladium 
Hall, University Hall and Coral Towers. 
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Figure 5. Distribution of New Campus Building by Type before and since 1982, NYU 

 
4. PROPERTY ACQUISITION AND BUILDING 
DEVELOPMENT 

 
The norm for university campus expansion has been by 

acquiring property for development. What challenges an 
urban university is, however, the difficulty in doing so due 
to unavailability of property and high land value in large 
metropolitan settings like New York City. While its 
generalized form of development is undefined, NYU has 
been creative in its campus expansion during the past two 
decades. 

 
Table 3. Recent Student Residence Developments at Union Square, NYU 

 plot size 
(sq.mt) 

G..F.A. 
(sq.mt.) 

no. of 
floor 

no. of 
student

Carlyle Court 
Residence, 1987 2,700 - 12, 14 740 

University Hall, 
1998 1,700 18,400 20 603 

Corel Towers, 
2000 830 9,200 14 410 

Palladium Hall, 
2001 3,600 40,500 17 945 

East 12th St. 
Residence, 2009 1,500 17,500 26 700 

 

Source: www.nyu.edu 
 
The four types of recent development projects practiced 

by NYU are observed based on the property ownership and 
NYU’s development role: (1) property leasing; (2) 
renovation of building; (3) land acquisition for building 
development; (4) land leasing for building development 
(see Table 4 and Table 5). Although detailed financial plans 
and development yields are not disclosed, these models 
indicate a spectrum of the university’s financial liability as 
well as its commitment to the educational agenda that has 
shaped the direction of long term campus expansion. 

 

Type A of Property Leasing 
 
Type A property leasing is a typical property acquisition 

practice for NYU; it is the most preferable option with the 
least financial commitment for a private university who is 
solely responsible for the management of real estate 
properties via donations, endowments, and private funding. 
Type A is also an effective way for an urban university that 
operates project-based research centers as well as corporate 
research units funded by private corporations under 
uncertain changing conditions. 

 
Table 4. Property Development by Types, NYU 

 before 
1980s 1980s 1990s 2000s

Type A: 
Building 
Leasing 

- Carlyle Court 
Complex - Coral 

Towers

Type B: 
Building 

Renovation

Rubin Hall
Brittany 
Hall 

Goddard Hall 
 

3rd Ave. North 
Residence Hall
Alumni Hall 

- 

Type C: 
Land 

Acquisition 
for 

Development

13th Street
2nd Street 

240 Mercer Street 
D’Agostino Hall 
33 third Ave. 
7th Ave. Residence 
75 Third Avenue 

University Hall
Palladium Hall - 

Type D: 
Leasing 

for Building
Development

- - - 
East 
12th 
Street 

 
Among recent cases of Type A property leasing is NYU’s 

10-year lease contract in 2000 with Coral Realty for Coral 
Towers, a newly developed 16-story apartment building at 
14th Street and Third Avenue which housed 410 
upperclassmen. This 830 sq. mt. site was home to the 
vacant Sahara Hotel, which had been under a court order to 
be sold in 1997. Coral Realty acquired the property for 
development purpose, responding to New York City’s 1996 
up-zoning initiative that doubled the floor area yield from 5 
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to 10 for mixed-use developments with residences on upper 
floors on East 14th Street. 

 
Table 5. New Student Residence Building, NYU 

Carlyle Court Complex 

  
University Hall 

  
Palladium Hall 

  
Coral Towers 

  
Note: A new residence building is marked in red lined footprint 

 
Type B of Renovation of Hotel and Apartment Buildings 
 
Type B is the renovation of an aged hotel or an apartment 

building into a student residence. It has been another way 
for urban universities to expand in urban setting. Boston 
University, another large urban university with a 20-acre 
campus with 24,000 student enrollment, has a long history 
of renovating old hotel buildings around Kenmore Square 
near Boston’s downtown for various types of student 
residences (Han, Kim, Lee, Yeo, 2005; Yeo, 2006). NYU’s 
early examples of Type B expansion are Rubin Student 
Residence Hall (Rubin Hall) for 650 students and Brittany 
Student Residence Hall for 580 students. Rubin Hall, 
formerly the famous Grosvenor Hotel was built in 1925 and 
was acquired by NYU in 1964 for undergraduate residences. 
Brittany Hall, formerly Brittany Hotel was also renovated 
for NYU undergraduate apartments. 

With a series of successful fund-raising campaign 
through the 1980s, NYU began to aggressively adopt Type 
B over Type A (see Table 4 and Figure 6). Alumni Hall (452 
students) and 3rd Avenue North Residence Hall (931 
students) were also acquired for renovation purpose in 1986 
and 1988 respectively. Type B should be evaluated as 

effective tool for NYU, which quickly increased its student 
dormitory space more than by 40 percent between 1981 and 
1987. Among recent examples of Type B expansion are 
Paulette Goddard Hall in Washington Square and Carlyle 
Court Student Residence 1, 2, and 3 (Carlyle Court 
Complex) for 736 students in Union Square. 

Indeed, NYU’s acquisition of Carlyle Court Complex 
suggests its intention to create a student community in 
Union Square in the late 1980s. The site was a T-shaped, 
2,700 sq. mt. parking lot between 15th and 16th streets on 
Union Square West. 10  NYU acquired the two mid-rise 
apartment buildings already under construction for 50 
million from M.D. Carlisle Construction Corporation: a 12-
story building facing East 15th Street, and its sister building 
facing East 16th Street, each of which had 74 apartments. A 
year later in 1988, NYU also acquired the last building of 
the complex, a 14-story for additional dormitory space plus 
ground-floor retail space. 

 
Type C of Land Acquisition for Building Development 
 
Type C is land acquisition for building construction 

which NYU also adopted along with Type B, particularly 
for new student residential development in Union Square 
thanks to the successful billion-dollar funding drive. Type C 
is the formal development by NYU which needs to secure a 
land in a particular location. The early examples of Type C 
include many of the student residence buildings at 240 
Mercer Street (1981) and D’Agostino Hall (1986) around 
Washington Square. 

As indicated in figures 6.b and 6.c, most of the academic 
and supporting buildings, which are randomly scattered 
throughout Washington and Union squares, were either 
leased or acquired via Type A. Yet, a series of large-scale 
student residence buildings, particularly around Union 
Square along East 14th Street, were developed via Type C 
with the direct property acquisition by NYU.11 Among 
recent examples of Type C is the 20-story University Hall 
(603 students) built in the mid 1990s12, which is the first 
massive development on the 1,700 sq. mt. lot where historic 
                                            
10The property was first bought in 1984 by Square Industries with 
the anticipated zoning revision for the Union Square area. With the 
special zoning district designation in 1985, the site was developed 
by Harwood Development and J.D. Carlisle Development 
Corporation in 1987 into a three mid-rise buildings complex of 
244 condominium and apartment units with of 17,300 sq.mt. 
building floor area. 
11Smith, Jennifer (1997) “Housing Demand Creates Residential 
Hall Sprawl, Washington Square. January 01, 1997.  
Such attitude is observed in the words of John Beckman, 
University Spokesman in his interview with Washington Square in 
1997. He said “the housing expansion has created a mix of 
residences we've bought, leased and own. Having housing near the 
campus is an important issue for us.” 
12 Jeffrey Glick at Glick Organization assembled this property for 
its purpose in 1986, but the firm shortly went bankrupted. In the 
early 1990s, NYU allegedly paid the Astoria Federal bank who 
hold the mortgage on the property for $5 million. NYU 
subsequently constructed $55 million University Hall under the 
revised up-zoning in 1995. 
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Luchow's restaurant used to stand. In 1997, NYU also 
acquired a total of 3,600 sq. mt. properties consisting of the 
Palladium Dance club site and the adjacent parking lot for 
the development of the 16-story Palladium Hall (945 
students).13 

These two cases suggest that NYU has interest in Type C 
development only if the property is large enough for a 
massive dorm development. Furthermore, the property 
should be developable collectively along with the other 
properties either adjacent to it or nearby. Accordingly, the 
location of Type C is a very important indicator of where 
the next round of NYU’s building development is likely to 
take place with the direction of long-term campus 
expansion. 

 
Type D of Leasing for Building Development 
 
Type D is a recent model for NYU’s development on a 

leased property from a private land owner. Unlike the other 
models, it is a development model for acquiring 
development rights. Type D is based on a concept of 
division of land ownership and development rights. What is 
interesting is that Type D allows NYU to avoid a direct 
participation in the planning and development procedures, 
which significantly minimizes direct confrontation with the 
community and reduces opposition to the NYU’s massive 
construction effort. 

Among examples is the East 12th Street dormitory on 
East 12th Street between 3rd and 4th avenues. The 1,500 sq. 
mt. property was originally acquired by Hudson Companies, 
Inc. which had purchased it from the Catholic Archdiocese 
of New York in 2004. Subsequently, NYU signed an 
agreement to build a 26-story undergraduate student 
dormitory to be completed in 2009. As observed in previous 
cases, NYU has been unable to construct any proposed 
buildings whose bulkage is not compatible with its 
historical context and due to tight zoning and subdivision 
regulations in the Washington Square area. Furthermore, 
NYU’s continuous property acquisition has run into strong 
opposition from the community, particularly in the East 
Village. 

While specific information has not been disclosed, it 
appears that Type D necessitates NYU’s direct and indirect 
roles and participation in the following steps: (1) securing 
land through acquisition, leasing, etc., (2) programming a 
number of rooms, size, and use through internal analysis, 
(3) obtaining zoning approvals and building permits, (4) 
contracting for construction, and (5) community hearings. It 
is likely that with Type D development, NYU first signs the 
agreement for land use with the landowner and determines 
the size and use of the facility. Meanwhile, the developer 
finishes obtaining construction permits for contracting. 
                                            
13 NYU also acquired the two separate parcels of 2,900 sq. mt. 
(the Palladium Dance club and the adjacent parking lot) in 1997, 
to build $120 million Palladium on 14th Street from Jules 
Demchick, a local developer of Union Square. He also had 
acquired the parcels from a local developer for allegedly $14 
million and $16 million respectively. 

There is, however, a possibility that NYU completed 
obtaining permits on behalf of the landowner, before 
announcing the development plan. 
 
5. PUBLIC AND PRIVATE SECTOR’S INFLUENCE ON 
OFF-CAMPUS DEVELOPMENT 
 

NYU’s property acquisition and building development 
over the past three decades suggests that, due to the 
locational nature in an urban setting, the dynamics of an 
urban campus development can be analyzed through its 
development interactions with the public and private sectors. 

This study identified limited findings that imply direct 
interaction between NYU and the New York City 
government. Two features of the development mechanism 
are, however, particularly observed in a series of recent 
NYU’s building developments around Union Square: first, a 
local public sector initiative that aims to attract private 
development for an urban revitalization effort is 
significantly related to the private sector’s engagement; 
second, this private association has a strong influence on a 
university’s campus expansion via Type A, B, C, and D 
development models. 

This study found that NYU’s recent campus expansion 
and its associated building developments around Union 
Square has long been influenced by New York City’s 
sustained efforts to revitalize the neighborhood beginning in 
the mid 1980s. In fact, two city initiatives in the past 
decades functioned effectively to attract private developers 
as well as NYU for the Union Square’s revitalization. 

In addition, the city revised the neighborhood’s zoning 
regulation in early 1985 14  in order to attract private 
development of mixed-use residential complexes to Union 
Square (see Figure 7). This initiative was effective with the 
City Planning Department (CPD)’s designation of a special 
zoning district for the area to increase FAR for residential or 
mixed-use buildings from 5 up to 10.15 

The two features of the city’s special zoning designation 
influenced the private sector’s development strategy. The 
first was to put more emphasis on residential development 
and less on commercial. Accordingly, the private developers 
became more interested in mixed-use building over retail 
and office-only developments. 

                                            
14The Planning Commission approved a special zoning district in 
November 1984, and subsequently in January 1985, the Board of 
Estimate signed off on a rezoning plan for the Union Square area. 
15Daniels, Lee (1984) “A Plan to Revitalize Union Square,” New 
York Times, July 1, 1984. 
In order to attract mixed-use and residential development to vacant 
or underused sites, the City Planning Department’s proposal 
specifically proposed the following three revisions: first, allowable 
densities for commercial buildings would be set at a maximum 
FAR of 6. The maximum ratio for totally residential or mixed-use 
buildings generally would be 10; second, the so-called street wall 
of new buildings on sites within 100 feet of the park must be from 
85 to 125 feet high, in order to conform with the general street 
wall of existing buildings; third, if new buildings or additions to 
old buildings rise above that height, they must be set back 2 1/2 
feet for every foot they rise so as not to overshadow the square. 
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Figure 6. Campus Building by Development Type since 1982, NYU 
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Figure 7. Zoning Regulation and Developments by Private Sectors and NYU in 1980s and 1990s in the Union Square Area 
 
Such a programmatic shift received positive attention from 
NYU which was apparently interested in effectively 
expanding its student dormitory community by converting 
residential buildings within the existing neighborhood. 

The second initiative was to eliminate an incentive for 
extra building floor area bonus for providing privately-
owned public spaces, mostly small plazas in front of 
buildings. Alternatively, the revised regulation encouraged 
developers to build new buildings out to the street line. This 
approach was intended to build the three new in-fill 
buildings on a 2,600 sq. mt. T-shaped site so that they 
extended to the street line. To do so, they would be not only 
more compatible with the adjacent buildings in the sense of 
street’s physical continuity, but also to enable student 
residents to share a landscaped courtyard. In fact, a tower-
shaped high-rise building with a view towards a square is 

more preferable for a private condominium. This new in-fill 
development consequently became an apartment primarily 
occupied by short-term tenants, mainly young professional 
and university students over condominium. 

While the designation of special zoning district prepared 
by CPD over two and half years, a series of private 
developments around Union Square were carried out. There 
is no clear evidence of whether or not the city’s up-zoning 
and capital improvement were conditional upon the private 
sector’ development proposal. Yet the city’s initiatives 
appeared to develop interactively with the private sector’s 
interest in a mutually dependent framework. 

This interactive framework between the public and 
private sectors is observable from the of Zeckendorf Tower 
case developed by Zeckendorf Realty and Hirschfeld Realty 
companies. This 26-story mixed-use residential tower was 
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built for $150 million on an 7,400 sq. mt. parcel on a block 
between Fourth Avenue, Irving Place, and 14th and 15th 
streets (see Figure 7.a). Two facts from the development 
process support such a development atmosphere. 

Second, the developer proposed to increase the maximum 
floor area for a commercial and residential building around 
Union Square from 6 to 10. This FAR was further raised to 
12 with the developer’s commitment to subway station 
improvements on two sites on 14th and 15th streets. The 
FAR of 12 was quite close to 12.5 which had been 
originally proposed by the developer in the early 
negotiation process. Accordingly, the design proposal 
required no significant revision after all, as expressed in the 
words of Edith Fisher, a Zeckendorf company spokesman.16 
Thus, it is highly likely that the proposed design was 
developed with the proposed up-zoning considered. 

The Zeckendorf development was subsequently followed 
by a series of private developments including the Carlyle 
Court complex (later acquired by NYU) on a former 
parking lot on Union Square West. These three buildings of 
the complex were also developed in 1986 under the CPD’s 
zoning revision by J.D. Carlisle Development Corporation 
and Harwood Development. In the construction process in 
1987, NYU acquired the two 12-story buildings facing East 
15th and East 16th streets and subsequently the last 14-story 
building in 1988 via Type B (see Figure 7.a). 

As explained earlier, the form of the Carlyle Court 
complex was significantly guided by the city’s zoning 
application for the T-shaped site. The CPD initiated a mid-
block re-zoning for a two-block strip of land just west of the 
Union Square district. This re-zoning guided the developer 
to put up three mid-rise residential buildings with 50,000 sq. 
ft. extra building space over a single high-rise tower (see 
Figure 7.a). 

A study indicated that between 1985 and 1989, a total of 
15 new apartment buildings with more than 2,000 
apartments were built within eight blocks north and south of 
Union Square between Seventh and First avenues. In 
addition, two more student residences were developed 
around Union Square by the neighboring the New School in 
the 1980’s: Union Square Residence Hall (110 students) and 
New School Loeb Hall (252 students) in 1984 and 1988 
respectively (see Figure 7.b).  

The role of the private sector in getting the public sector 
involved with the university’s development became 
increasingly critical via Type C and D since the mid 1990s, 
particularly after the 1991-92 economic recession. This 
trend is observed in several development projects along 
East 14th Street around Union Square. They include the two 
private developments of One Union Square South (1999) 
and the Sahara Hotel property (later leased by NYU) and 
                                            
16Daniels, Lee (1984) “A Plan to Revitalize Union Square” New 
York Times, July 1, 1984. 
Such positive relationship with the city was also confirmed in the 
words of Arthur Zeckendorf, a son of William Zeckendorf. He 
pointed out that the “up-zoning by the city in Union Square” was 
critical for his father’s development. 
 

two student residence buildings developed directly by NYU 
(see Figure 7.c). 

These private developments were also born out of the 
city’s up-zoning initiative in 1995 for revitalizing the East 
14th Street area, which was followed by direct capital 
investments for upgrading the Union Square area by the city 
and the MTA. As observed by Joseph P. Rose, chairman of 
New York’s City Planning Commission, the initiative aimed 
to attract private developers “to deal with the blighted 
conditions along East 14th Street” by doubling up the 
existing FAR for a new residential above-and-ground floor-
retail development (see Figure 7.a). In addition, the city 
spent $2.6 million in expanding the southern section of 
Union Square in 1998 with the reconfiguration of the open 
space’s perimeter with a new plaza and walkways. MTA 
also spent a $60 million in overhauling the subway station 
in 1995 to create trendy restaurants and theaters around the 
square. 

One Union Square South was the first private beneficiary 
to these city’s second revitalization and up-zoning 
initiatives in 1995. This 22-story tower with 500,000 sq. ft. 
floor area was developed by Related Companies in 1996 
through 1999 for $130 million.17 Yet, as in case of the 
Zeckendorf development, it is not clear whether or not the 
developer actually influenced the CPD’s up-zoning decision 
in the early planning stage. 

NYU also developed two subsequent projects, University 
Hall (opened in 1998) and Palladium Hall (opened in 2002) 
along the strip of East 14th Street in 1995. The first project 
was the development of a student residence building on a 
property, the former site of the historic Luchow Restaurant 
(see Figure 7.b). It was the NYU’s first project implemented 
via Type C around Union Square, in which the property had 
been originally assembled by Glick Organization for 
development under the first zoning revision in 1986. A 
decade later, NYU acquired it to build the 20-story 
University Hall from Related Properties, the developer of 
One Union Square South, who also acquired the property 
from local developers. 

NYU subsequently purchased the neighboring Palladium 
Theater property and its adjacent parking lot for the 16-
story Palladium Hall. In fact, the two properties were also 
assembled in 1995 immediately after the zoning revision by 
Palladium Realty Partners who also was looking for an 
opportunity for development or property disposition. 

NYU also signed a 10-year contract with Coral Realty for 
the new apartment complex (later named Coral Towers) in 
1999 via the Type A development model. The building was 
constructed on the property of at the intersection of East 
14th Street and 3rd Avenue. The site, formerly Sahara Hotel 
property, was under a court order to be sold in 1997. 
Responding to the city’s up-zoning in this area in 1995, 
Coral Realty built a 15-story new apartment tower with 

                                            
17 The One Union Square South building includes 240 apartments 
above a commercial base of 22,100 sq.mt., including a 6,900 sq.mt. 
Virgin Records, a 14-screen United Artists movie theater and a 
4,400 sq.mt. Circuit City electronics store, etc. 
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retail stores on the ground floor. What is unclear in this case 
is whether or not NYU had planned this development in 
partnership with Coral Realty for its development. It is 
likely that Coral Realty acquired the property to develop a 
building, exclusively for NYU with their mutual agreement 
of a long-term leasing contract. 

There is no evidence of whether or not NYU had 
interacted with the New York City which might have been 
interested in engaging NYU for the revitalization of the 
Union Square area. It is, however, clear that the city’s 1995 
zoning revision effectively motivated private developers, 
who had been looking for prospective development 
opportunity in the area (see Table 6). Besides, various local 
developers’ land assemblage for University Hall and 
Palladium Hall, ironically ended up being acquired by NYU 
who looked for multiple large properties to build a student 
community around the square. 
 

Table 6. Influential Factors by Public and Private Sector, and NYU 

 New York City Private Sector and NYU 

1983 
- 

1987 

 PRD’s $3.6 million 
reconstruction of Union Square 
Park (1983) 
 MTA’s 1,000 sq. mt. of 

commercial space Upgrade in 
the Union Square station (1984) 
 CPD’s Special Zoning District 

Designation (1985) 

 Zeckendorf Towers Site acquired 
by William Zeckendorf (1984) and 
developed by Zeckendorf 
Company (1986-87) 
 Carlyle Courts developed by 

West Union Square Associates 
(1986-87) and acquired by NYU 
(1987-1988) 

  1991-1992 Economic Recession 

1995 
- 

1998 

 CPD’s East 14th Street 
Corridor Study 
 CPD’s Rezoning of East 14th 

Street Area 
 MTA’s $60 million overhaul of 

the Union Square subway station 
(1995) 
 MTA’s $1.6 million upgrade 

from Related Companies (1997) 
 National Landmark 

designation 
 PRD’s $2.6 million Park 

Expansion (1998) 

 Luchow Site acquired by Related 
Properties (1996-1998) and re-
acquired for the development by 
NYU (1995-1996) 
 One Union Square South 

developed by Related Properties 
(1996-1999) 
 Palladium Site acquired by 

Palladium Reality (1996-1998) 
and re-acquired for the 
development by NYU (1999-2001)
 Sahara Hotel Site (Coral Towers) 

developed by (1997-2000) 
 Coral Towers leased by NYU 

(1999) 

 

The New York City’s efforts in the mid 1980s and again 
in the mid 1990s highlight the two roles of the local public 
sector. The first is the intensive mobilization for the 
physical improvement of a public open space via capital 
investment along with the responsive execution of building 
development regulations for the engagement of local private 
developers. The second is importance of the inter-
departmental collaboration of public agencies including 
PRD, CPD, and Transportation departments as well as MTA. 
Such development dynamics of NYU’s urban campus 
expansion is inherently attributed to the university’s 
locational orientation towards a public open space, which is 
conveniently served by public transportation, yet is 
surrounded by private properties. 

6. CONCLUSION 
 
This study explores the issue of urban campus expansion 

of NYU on a block-based urban grid. The development 
dynamics of the campus indicate a two-square campus 
structure with a building development pattern around public 
open spaces – Washington Square and Union Square. 

While the formation of Washington Square originated in 
the university’s foundational history, the latter is a planned 
consequence driven significantly by a series of student 
residence building constructions that began in the mid-
1980s. These efforts enabled NYU to expand its campus 
sphere beyond Washington Square and to build the on-
campus student community around Union Square, which is 
an urban activity node on a subway network. The square 
effectively contributes to the development of sense of 
student community around off-campus residence buildings 
within a large metropolitan area. 

There exists much criticism about NYU’s high density 
development and monopolization of the space and 
neighborhood of Union Square. Yet, positive response 
equally dominates among local civic leaders and business 
organizations who worked hard to regenerate the local 
nuisance into a vital activity anchor in the neighborhood. 
The revitalized square effectively serves the neighborhood 
and citywide visitors with various seasonal events and 
outdoor activities through a year. Such transformation 
should be partial contribution of NYU’s campus expansion 
to the public goal of the city. 

The study suggests that there was a close collaborate 
relationship between the local public sector and private 
developers. The development cases reveal that a series of 
up-zoning initiatives as well as capital investments for 
Union Square launched by New York City, which 
effectively attracted large-scale mixed-use private 
developments around the square. 

While no direct relationship observed between the public 
sector and NYU, the two roles performed by the local 
private sectors are apparently worth discussing of the 
seemingly collaborative development setting with NYU: 
first, a series of massive private developments primarily of 
residential and mixed-use with retail above ground, 
immediately attract the university interest in and 
commitment to forming its student community nearby; 
second, there are critical agent roles of the private 
developers on behalf of NYU for land assemblage as well 
as mediation of neighborhood confrontation. In fact, the 
local developers were motivated to perform cumbersome 
land assemblage work to get several large plots around 
Union Square ready for their future development. Yet, as the 
development contexts changed, NYU ironically end up 
acquiring them to develop a series of high density student 
residence buildings without significant community 
opposition. 

Such roles of public and private sectors as well as NYU 
are varied and multiple through the four types of 
development mechanisms as the study identified. These 
dynamics, which are often out of the scope of local zoning 
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ordinances, practically shaped the location, density, and 
programs of NYU’s campus development around Union 
Square. Such development dynamics of NYU’s urban 
campus expansion is inherently attributed to the university’s 
locational tendency towards a public open space, Union 
Square, which is juxtaposed with private properties.  

These findings should be useful for understanding the 
development mechanism through which an urban university 
can interact with the local private sector and local 
government for campus expansion and planning in a highly 
complex urban setting. Furthermore, the findings suggest 
that urban university’s campus planning, due to its 
locational nature, should be placed on a city planning 
agenda, which can positively contribute to the public’ goal 
through its collaborate engagement of private and public 
sectors. 
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