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Introduction
Susan Steinberg

President

Stuyvesant Town–Peter Cooper Village Tenants Association

Tenants’ concerns

2



CHP 1, Avenue C, first 2018 rendering
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2020 reality
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Note the stack right next to windows

Structure is much bigger, touching both
245 and 271 Avenue C 



Con Ed plant across Avenue C
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The 14th Street plant produces 5.7 

million pounds of steam/hour 

and 660 megawatts of electricity. 



ST sandwiched between two CHPS
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CHP 2 stacks right next to windows 
(management’s rendering Sept. 2020)

7



Trenching tears up the 20th Street loop
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What we don’t know
• What will the exhaust stacks emit and at what temperature?

• What is the level of NOx?

• What is the level of particulate matter?

• Do our residential zoning and its limited commercial overlay allow these 
plants? We say no. Selling electricity back to Con Edison is a commercial 
venture, not an accessory use.

• How do we protect our community?
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CD6 already has some of the worst 
air in the city.

The 2018 annual average level of the most harmful air pollutant, fine 
particulate matter (PM2.5), is 9.49 micrograms per cubic meter, the 
second highest in the city. 

For CD3, the Lower East Side and Chinatown, the number is 7.93.
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Source: The New York City Community Air Survey: Neighborhood Air Quality 2008–2018, Appendix 3, https://nyc-
ehs.net/nyccas2020/web/report
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What is PM2.5?
Tiny airborne solid and liquid particles less than 2.5 microns in diameter.

• The most harmful urban air pollutant.
• Small enough to penetrate deep into the lungs and enter the bloodstream, which can 

worsen lung and heart disease and lead to hospital admissions and premature deaths.
• Causes cancer.
• Can either be directly emitted or formed in the atmosphere from other pollutants.
• Fuel combustion in vehicles, boilers in buildings, power plants, construction 

equipment, marine vessels and commercial cooking are all common sources.
• Between 30% to 40% of the PM2.5 in NYC’s air comes from sources in areas upwind 

from the city, such as coal-burning power plants in the Midwest.

Source: https://nyc-ehs.net/nyccas2020/web/report
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The levels of nitrogen dioxide (NO2) are also high in CD6 and CD3.
Again, second highest in the city for CD6.
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CD6 also performs poorly in ranking for nitric oxide (NO). 
NO2 and NO—collectively NOx—are linked to increased emergency department 

visits and hospitalizations for respiratory conditions, particularly asthma.
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Playgrounds
Two of our playgrounds couldn’t be closer to the CHP plants, and many more are within 
a half mile. 
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Health effects
For CD6, the asthma emergency department visit 
rate for children 5–17 is 42% of the citywide rate.
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For CD3, the asthma emergency department visit 
rate for children 5–17 is higher than the 
citywide rate.

Parts of the Lower East Side are within range of 
both the Avenue C and the 20th Street CHP 
plants.

Source: Community Health Profiles 2018: Lower East Side and Chinatown
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Who else is vulnerable? 

Seniors.
In CD6, 41% of the population is older than 45.

Source: NYC Health Community Health Profiles 2018: Stuyvesant Town and Turtle Bay

18



In CD3 too, 41% of the population 
is older than 45.
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Source: NYC Health Community Health Profiles 2018: Lower East Side and Chinatown.



Environmental 
Justice

Both plants are within a 
half mile of NYCHA 
housing.

To the south, in the East 
Village.
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Environmental 
Justice

To the north and west.
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Zoning issue
What is an “accessory use”? The NYC Zoning Resolution has a three-part definition.

(a) a use conducted on the same zoning lot as the principal use to which it is related (whether located 
within the same or an accessory building or other structure, or as an accessory use of land), except that, 
where specifically provided in the applicable district regulations or elsewhere in this Resolution, accessory 
docks, off-street parking or off-street loading need not be located on the same zoning lot; and

(b) is a use which is clearly incidental to, and customarily found in connection with, such principal use; 
and

(c) is either in the same ownership as such principal use, or is operated and maintained on the same zoning 
lot substantially for the benefit or convenience of the owners, occupants, employees, customers, or 
visitors of the principal use.

Source: https://zr.planning.nyc.gov/print/pdf/node/18523 
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Not “accessory” to the residential complex? 
Not permitted by zoning. Why?

• CHPs are not “customarily found in connection with” residential uses (second part of 

definition).

• Other residential complexes with CHP plants use on-site the electricity that they 

generate. The Dept. of City Planning has taken the third part of the definition to prohibit 

businesses that are not primarily restricted to residents.* By the same logic, a business 

generating electricity for use by Con Ed customers located elsewhere in the city is a 

business, not an accessory use, and not allowed in a residential district. 

Source: https://zr.planning.nyc.gov/print/pdf/node/18523

* Letter from DCP to Council Member Dan Garodnick, 11/1/2011
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What is building downwash?
• Structures in the vicinity of a stack (chimney) can influence the 

behavior of the plume (flow of pollutant) emitted from that stack. If 
a stack height is less than its formula-derived Good Engineering 
Practice (“GEP”) height, then the stack is subject to building 
downwash.
Source: NYS Dept. of Environmental Conservation, 
https://www.dec.ny.gov/chemical/119571.html

• Building downwash generally increases maximum ground level 
concentrations of pollutants, according to the documents prepared 
by management’s consultant.
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Are the stacks high enough?

The US EPA advises how to calculate Good Engineering Practice stack 
height to determine building downwash.

• The 20th Street plant exhaust stacks will be below the GEP height—
according to management’s consultant*—and our windows are below 
the stacks.

• Result? Children, seniors, and others sitting, walking, playing, and 
even in their apartments will be exposed to higher levels of 
pollutants.

*AKRF, Inc. “Stuyvesant Town Apartments, New York, New York: NO2 1-hour Air Quality Modeling Protocol.” 
Submitted to NYS DEC, November 2020
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We need a holistic approach to a major project 
➢ Government agencies at all levels must coordinate.

➢ It makes no sense for DOB to permit excavation in Garage #1 and pipe trenching before 
all necessary studies and outreach have been done and other agencies have approved the 
entire project.

➢ Con Ed is still testing our soil for toxins from the manufactured gas plants on the property 
75 years ago. What might be disturbed by the trenching all over the property?

➢ Con Ed already uses CHP more efficiently than is possible in smaller-scale plants.

➢ We need a serious policy about unlimited additive fossil fuel–burning facilities within a 
small area.

➢ We need a progressive policy on energy sources, not a regressive practice of burning the 
same old fossil fuels.
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What are the risks of the two CHPs?

• Worse air quality

• Negative health impacts for our community

• Unpermitted commercial incursion on a residential property

• Being a bad neighbor to nearby communities

There are too many unanswered questions. We need your support. 

27



28

Contact us at president@stpcvta.org.


