
CITY PLANNING COMMISSION 

September 11, 2013 / Calendar No. 10 C 130236 HAM   

IN THE MATTER OF an application submitted by the New York City Department of Housing 
Preservation and Development (HPD): 

1.) pursuant to Article 16 of the General Municipal Law of New York State for: 

a) the designation of property located at 335 East 27th Street (Block 933, Lots 10 and 
part of 25)  as an Urban Development Action Area; and 

b) an Urban Development Action Area Project for such area; and 

2.) pursuant to Section 197-c of the New York City Charter for the disposition of such 
property to a developer selected by HPD; 

to facilitate development of a mixed use building with approximately 55 dwelling units. 
 

Approval of three separate matters is required: 

1. the designation of property located at 335 East 27th Street (Block 933, Lots 10 and part of 

25) as an Urban Development Action Area;  

2. an Urban Development Action Area Project for such area; and 

3. the disposition of such property to a developer selected by HPD. 

The application for the Urban Development Action Area designation, project approval and 

disposition of city-owned property was submitted by HPD on March 28, 2013.  Approval of this 

application would facilitate the development of a mixed-use building with a total of 

approximately 55 dwelling units, including affordable housing, to be developed as “micro-units” 

and 678 square feet of commercial space. 

HPD states in its application that: 

The project area consists of underutilized vacant property that tends to impair or arrest 
the sound development of the surrounding community, with or without tangible physical 
blight.  Incentives are needed in order to induce the correction of these substandard, 
unsanitary, and blighting conditions.  The project activities would protect and promote 
health and safety and would promote sound growth and development.  The project area is 
therefore eligible to be Urban Development Action Area Project pursuant to Article 16 of 
the General Municipal Law. 

 

Disclaimer
Disclaimer
City Planning Commission (CPC) Reports are the official records of actions taken by the CPC. The reports reflect the determinations of the Commission with respect to land use applications, including those subject to the Uniform Land Use Review Procedure (ULURP), and others such as zoning text amendments and 197-a community-based  plans. It is important to note, however, that the reports do not necessarily reflect a final determination.  Certain applications are subject to mandatory review by the City Council and others to City Council "call-up."
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RELATED ACTION 

 

In addition to the Urban Development Action Area Project designation,  project approval and 

the disposition of city-owned property  which is the subject of this report, implementation of 

the proposed development also requires action by the City Planning Commission on the 

following application which is being considered concurrently with this application: 

 

C 130235 ZMM: Amendment to the zoning map to extend an existing C2-5 commercial 
overlay across the development site from First Avenue to Mt. Carmel 
Place.    

 

BACKGROUND 

 

The New York City Department of Housing Preservation and Development (HPD) is sponsoring 

a pilot program, entitled adAPT NYC, to examine the feasibility and utility of a new “micro-

unit” housing prototype in New York City. The program stems from the City’s efforts to provide 

safe, quality, residential use, including affordable housing, for New York City’s changing 

demographics, particularly for one-and two- person households, which increasingly constitute a 

larger share of the population.  As of 2010, one- and two-person households represented 

approximately 58% of the City’s households (1.8 million households out of a total of 3.1 

million).  In Manhattan, that number was 76.4%.  Additionally, the growth rates between 2000 

and 2010 of the one- and two-person household populations (3.4% and 6.2%, respectively) far 

exceed the 0.4% growth rate of households with 3 or more people.  The adAPT program is a new 

initiative that explores innovative ways to facilitate additional choices within the City’s housing 

market in response to changing demographics to address the demand for increasingly diverse 

types of housing.  While the adAPT NYC program would facilitate the first “micro-unit” project 

in NYC, this housing typology  has been successfully developed or is also being examined in 

other cities, including London, Boston, Toronto, and Seattle. 

 

The adAPT NYC program intends to facilitate the first “micro-unit” residential apartment 

building at 335 East 27th Street between First and Second avenues in Manhattan, to help meet the 

expected demand for this new housing typology.  In order to facilitate the construction of the 
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new “micro-unit” apartment building, HPD requests two actions: a UDAAP designation, 

approval and disposition of city-owned-property and an amendment to the Zoning Map to extend 

an existing C2-5 commercial overlay across the development site. 

 

HPD released a Request for Proposals (RFP) for this program in July, 2012. Criteria were 

established to ensure that the individual units would amplify the sense of openness, maximize 

natural light, and include operable windows; that the interiors were well designed and attractive, 

providing distinct areas for living, eating, and sleeping; and that all interior finishes were 

durable, high-quality materials, with efficient and attractive storage systems.  Criteria were also 

designed to ensure that the “micro-unit” apartment building embraced its surrounding streetscape 

with active ground floor uses, ample transparent glazing and lighting, and an architecture that 

provided an attractive, emblematic façade that also complemented its surrounding context.  In 

addition, it was critical that the building provided interior and exterior common areas that would 

be accessible to all residents and provide functional livable space.  “Micro-units”, while 

generally 250 - 400 square feet in size, are complete housing units that include kitchens and 

bathrooms.  When designed well, “micro-units” maximize space by allowing multiple or 

overlapping functions within the same area of the home and allowing for flexible arrangement 

and personalization of space. The RFP also sought to include the greatest achievable 

affordability at a range of incomes.  In January, 2013, developers were selected. 

     

The winning proposal incorporates the design and programmatic elements sought in the RFP.  

Through the development of this project, the City and others will learn about the viability and 

utility of ”micro-unit” housing by examining the construction, operation, maintenance, 

occupancy, and overall satisfaction of the tenants in the building and neighbors who will live and 

work in the surrounding community.      

 

The development site is an approximately 4,725 square foot lot located adjacent to a 26-story, 

225-unit New York City Housing (NYCHA) apartment building in the Kip’s Bay neighborhood 

of Manhattan Community District 6.  It is bordered by Mt. Carmel Place on the west, the 26-

story NYCHA development on the north and east, and East 27th Street on the south.  The portion 

of East 27th Street that borders the development site is a pedestrian way and not open to vehicular 
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traffic.  Currently, the development site is an unused parking lot that has in the past had 12 

spaces used by NYCHA staff and was formerly part of the now-expired Bellevue South Urban 

Renewal Area which designated it for residential use in 1971.  It is within an R8 zoning district 

that allows a maximum 6.02 residential and 6.5 community facility FAR.  The rest of the block is 

also zoned R8 and there is a C2-5 commercial overlay that allows a maximum 2.0 commercial 

FAR along First Avenue.   

 

The proposed project would be developed as a 27,600 square foot, 9-story, building that would 

rise to a total height of 111 feet, with a streetwall height of 86 feet.  The project would contain 55 

micro-units ranging from 250-350 square feet each and the building would be built under the 

Quality Housing Program.  The building would have approximately 5.9 FAR.     

 

The residential lobby would be located on Mt. Carmel Place.  Approximately 920 square feet of 

the ground floor is proposed to be programmed for a fitness center for the residents and would 

also contain  a retail component of approximately 678 square feet which would open onto the 

East 27th Street Pedestrian Way.  The cellar would contain 277 square feet of tenant storage, a 

153 square foot laundry room, and a 347 square foot bicycle storage room.  The cellar would 

also include a yoga/low energy fitness space of 294 square feet.  The eighth floor would 

contain a 301 square foot common room, which will have a full kitchen and seating to allow 

tenants to host larger dinner parties.  The tenants will also have access to two outdoor spaces: 

a 335 square foot patio located on the ground-floor at the back of the building along the East 

27th Street Pedestrian Way, and a 757 square foot terrace accessible from the common room on 

the eighth floor and overlooking the pedestrian way. 

 

The building would fully comply with all local, state, and federal housing regulations – including 

accessibility guidelines for people with disabilities.  It would be one of the first multi-unit 

buildings in Manhattan built using “modular construction” whereby portions of the building 

would be constructed in a factory in Brooklyn and assembled on the development site.   

 

The units would each contain a 16-foot-long overhead storage space and a full-depth closet. 
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Compact kitchens would contain a full-height pull-out pantry, a full-height fridge, range, and 

space for a convection microwave.  Each unit would be comprised of two distinct zones: a 

“toolbox” containing a kitchen, bathroom and storage and a “canvas” providing ample, well-

proportioned flexible space allowing for individual expression, and serving as the primary living 

and sleeping area.  To provide enhanced access to light and air each unit would have floor to 

ceiling heights of 9’10” and the windows themselves would be 9’ tall.   

 

Of the 55 units, 40% of them, or 22 units, would be affordable.  There would be a range of 

incomes with 11 units targeted to individuals at 80% of Average Monthly Income (AMI), 5 units 

at 145% of AMI, and 6 units at 155% of AMI.  The 80% AMI units are estimated to rent for 

$1,115 per month, the 145% AMI units are estimated to rent for $1,811 per month, and the 155% 

AMI units are estimated to rent for $1,940 per month.  The affordable units would be affordable 

for 30 years and the building would also subject to rent stabilization laws.  Developers intend to 

apply for the City’s “421a” tax abatement program.  In addition, the developers will seek LEED 

Silver certification for the building.   

 

HPD is requesting UDAAP designation and project approval, which is the subject of this report, 

to facilitate the disposition of city-owned property/development site, and the construction of the 

proposed building.  HPD has stated that the project area consists of underutilized vacant property 

that tends to impair or arrest the sound development of the surrounding community, with or 

without tangible physical blight, and that incentives are needed in order to induce the correction 

of these substandard, unsanitary, and blighting conditions.   

 

HPD also seeks a zoning map amendment that would extend an existing C2-5 overlay from First 

Avenue to Mt. Carmel Place (a distance of 150 feet) on the north side of the East 27th Street 

Pedestrian Way at a depth of 100 feet.  A C2-5 overlay will allow 2.0 FAR commercial and 

permit Use Groups 5-9 and 14.  According to the applicant, the proposed overlay which 

facilitates commercial use, will increase street level activity along the East 27th Street Pedestrian 

Way and activate the ground floor which will improve the safety of the community. 

 

The proposed development does not comply with the zoning requirements relating to number of  
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dwelling or rooming units (ZR Sec. 23-22), minimum dwelling unit size for Quality Housing 

buildings (ZR Sec. 28-21), wall location and height and setback regulations (ZR Sec. 23-633),   

planting areas for Quality Housing buildings (ZR Sec. 28-33), and lot coverage (ZR Sec. 23-

145).   In this instance, these provisions will be overridden by the Mayor (“mayoral zoning 

override”).    

 

Many medical institutions, including Bellevue Hospital, NYU Langone Hospital and the 

Veteran’s Administration Hospital are located in the surrounding community.  Residential uses 

predominate along Second Avenue in this area, but residential buildings vary greatly in size, with 

some large residential towers such as Kip’s Bay Towers (between East 33rd & East 31st Streets 

and First and Second Avenues) and the Phipps Houses (on the east side of Second Avenue from 

East 29th to East 26th Streets) and also low-rise (5-8 story) residential buildings.  Many of the 

residential buildings along Second Avenue have commercial uses on the ground floor.  The mid-

blocks contain mixed-use buildings that are predominantly residential, with low rise (5-8 story) 

and tower developments.   

 

ENVIRONMENTAL REVIEW 

 

This application (C 130236 HAM), in conjunction with the application for the related action (C 

130235 ZMM), was reviewed pursuant to the New York State Environmental Quality Review 

Act (SEQRA) and the SEQRA regulations set forth in Volume 6 of the New York Code of Rules 

and Regulations, Section 617.00 et seq. and the City Environmental Quality Review (CEQR) 

Rules of Procedure of 1991 and Executive Order No. 91 of 1977.  The designated CEQR number 

is 13HPD058M.  The lead agency is the Department of Housing Preservation and Development. 

After a study of the potential impact of the proposed action, a Negative Declaration was issued 

on April 8, 2013. 

 

Uniform Land Use Review 

 

This application (C 130236 HAM), in conjunction with the application for the related action (C 

130235 ZMM), was certified as complete by the Department of City Planning on April 8, 2013, 
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and was duly referred to Manhattan Community Board 6 and the Manhattan Borough President, 

in accordance with Title 62 of the Rules of the City of New York, Section 2-02(b). 

 

Community Board Public Hearing 

 

Community Board 6 held a public hearing on this application on June 12, 2013, and on that date, 

by a vote of 33 in favor, 7 opposed, and 2 not entitled to vote adopted a resolution 

recommending disapproval of the application, stating that: 

 

 The Board believed the small size of the units may invite “dorm” or “hotel” use.  
 At the proposed approximate asking rents, the Board did not consider this project to be 

“affordable”. 
  The construction of the building would require removal of 6 mature trees at 344 East 28 

Street (the adjacent NYCHA housing complex) (although the Board noted that the 
developer had agreed to relocate to the satisfaction of the 344 East 28th Street Tenants’ 
Association)  

 Although the developer agreed not to lease the first floor retail space to a bar or liquor 
store, and intends to lease to a café-type occupancy, the Board believed that an extension 
of the existing C2-5 overlay could allow for the introduction of other eating and drinking 
establishments that sell alcohol, which may create a negative impact on the area.   

 HPD requested that the site qualify for the UDAAP as justification for the sale of the 
land, based on the site being designated a “blighted” site and the Board stated that the site 
is a vacant parking lot, but appears to be clean and well-maintained, and thus does not 
appear to be “blighted”.  

 The Board believes that the Mayoral overrides (mayoral zoning overrides) are only 
permitted for city-owned property and, since, the development site will eventually be 
privately owned, believed that the Mayoral zoning overrides should not apply to this site.   

   
 

Borough President Recommendation 

 

This application was considered by the Borough President, who issued a recommendation 

approving the application on July 17, 2013 with the following conditions: 

 A disposition of city-owned property should “prioritize permanency” of the affordability 
of the units and the Commission and City Council should require the applicant to reach 
an agreement that would ensure the units to be permanently affordable.   

 The affordability levels should be deepened and the affordable units should be advertised 
in the neighborhood.   
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 Determining the success of such a project should be based on clear metrics for 
evaluation, including gathering information about tenant demographics, the unit and 
building lifecycle and the quality of life provided by the micro unit project.  A thorough 
analysis will help target possible future micro unit development to the market best served 
by affordable, small apartments, as well as identify future project sites.  The approval of 
this project should be conditioned on the submission of a program evaluation 
methodology, including data collection, evaluation and reporting, on a regular basis, by 
the development team and/or management company to HPD and the Commission.   

 The building management should vet sublease agreements thoroughly and take other 
appropriate steps to ensure that the tenants are using their apartments in accordance with 
their lease and New York City law. 

 The development team must follow through on commitments to prohibit bar or liquor 
store use in the new retail space and mitigate soil (as the site had previously been used for 
industrial purposes) and traffic noise conditions. 

 

 

City Planning Commission Public Hearing 

 

On July 10, 2013 (Calendar No. 6) the City Planning Commission scheduled July 24, 2013 for a 

public hearing on this application (C 130236 HAM).  The hearing was duly held on July 24, 

2013 (Calendar No. 30) in conjunction with the public hearings on the applications for the 

related action (C 130235 ZMM). 

 

There were fourteen speakers in favor of the application and no speakers in opposition. 

 

The Commissioner of HPD spoke of the need for the micro-unit proposal, describing the 

misalignment of the types of housing needed for one- and two-person households and that there 

is a shortfall of such units in the City’s housing stock.  He also noted the excellent response to 

the RFP and stated that in response to concerns raised during the public review process that HPD 

would continue to make its best efforts to increase the affordability of the proposed building.    

 

A representative of the Mayor’s Office stated that developing “micro-unit” housing would help 

retain talent in the City and compete with other global cities that have experimented with this 

type of housing. She then summarized the development of the RFP and selection process. 
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A representative of HPD described the details of the proposal, including the number of units, the 

required actions and the affordability program for the building.  The representative also offered a 

framework for evaluation of the pilot.  

 

A representative of the Citizens Housing and Planning Council described the demographic 

research that initiated the “micro-unit” concept, making the case that there is strong demand for 

this housing option across a broad spectrum of New Yorkers.   

 

Two representatives of the development company provided additional information about the 

‘micro-unit’ concept. They described the benefits of modular construction in terms of 

construction time and cost.  The project architect described the design of the building and a 

representative of the management company outlined the proposed building security system, 

which includes a part-time concierge and a video camera.      

 

A representative of the Partnership for NYC stated support for the proposal and noted it would 

help meet the needs of middle-income workers.  The president of the NYC Chapter of the 

American Institute of Architects expressed support and noted that this proposal was an important 

pilot that opened the door for the development of a much-needed housing option.  The founder of 

a website promoting better living through smaller spaces shared his personal experience living in 

small spaces and made the case that small spaces are better for sociability and the environment.  

 

A representative of the Association for Affordable Housing Development demanded greater 

affordability levels and permanent affordability.  

 

A representative of the Manhattan Borough President's office reiterated the Borough President’s 

conditional support for the proposal and detailed the Borough President’s conditions. 

 

There were no other speakers and the hearing was closed. 
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CONSIDERATION 

 

The Commission believes that this application for UDAAP designation, project approval, and 

disposition of city-owned property (C 130236 HAM), along with the application for the related 

action (C 130235 ZMM), is appropriate. 

 

The UDAAP action is an important first step in the development and evaluation of a new 

housing type that addresses the changing demographics of New York City’s population.  The 

proposed pilot project, which includes affordable units, is intended to provide a high quality 

innovative design to address the needs of small households which are growing in New York 

City.  The Commission recognizes that the project is innovative in many ways and that the 

project is intended to provide a real-world understanding of the viability and worthiness of the 

small unit concept in New York City.  The Commission further believes that the proposed 

project would enable this underutilized city-owned property to be developed. 

   

The design of the individual units will be critical to the overall livability and tenant satisfaction 

within the proposed project.  Features such as 10-foot ceilings, large 9-foot tall windows and 

Juliet balconies, a foldable bed to increase living space, a pull-out pantry, and storage located at 

the ceiling of the units are critical to ensure that the micro-units are versatile, livable and 

attractive.  The Commission is pleased that the proposed design of the units will be recorded in 

the construction drawings and referenced in the Land Disposition Agreement between HPD and 

the developers.  As such, the project incorporates the type of thoughtful design for individual 

residential units and common spaces that should serve as a model for potential future micro-unit 

housing, if they are found to be appropriate elsewhere.  

 

This pilot project, as acknowledged during public review, in order to be successful, must 

incorporate a clearly articulated evaluation process that will help determine whether the pilot 

achieves its goals.  The Commission is pleased that HPD, in its letters to the Commission dated 

August 1, 2013 and August 15, 2013, described a detailed evaluation framework that included 
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commitments to data collection, analysis, and reporting.  Specifically, HPD, the developers, and 

the management company would collect annually information on residents’ characteristics and 

demographics, market demand for micro-units, the financial management of the building, tenant 

experience and satisfaction, common space usage and the building’s relationship to the 

neighborhood.  This data would be analyzed by HPD, or a third party overseen by HPD, and an 

annual report would be provided to the Department of City Planning.  The Commission believes 

that this data collection, analysis, and reporting will be critical in informing any public policy 

decisions, including zoning actions related to requirements for reducing minimum housing unit 

sizes.  

  

The Commission believes that the common areas, both indoors and out, will be critical to the 

overall living experience in the building.  The Commission notes that over 3,300 square feet of 

common area would be available in the building for socializing, relaxing, cooking, eating, and 

exercising, as well as more functional common areas such as a laundry room and bicycle storage.  

The Commission is pleased that the Regulatory Agreement between HPD and the developers 

will indicate that the common areas will be “easily accessible, free and open” for all residents of 

the building as stated in the HPD letter to the Commission dated August 15, 2013.  The 

Commission also notes that a full description of the common spaces will be provided to tenants 

as part of the Lease Agreements. 

 

The Commission notes that 40 percent of the units would be affordable to a range of incomes 

and that 20 percent would be affordable up to 80 percent of AMI.  The Commission 

acknowledges that the provision of affordable housing is but one of the goals for this project, but 

is nonetheless concerned with the overall level of affordability.  In response, HPD has 

committed, in their letters of August 1, 2013 and August 15, 2013, to explore programs and 

financing options that could permit deeper affordability of the units.  The Commission 

encourages HPD to vigorously pursue strategies to make the project more affordable than 

currently proposed.   

 

The Commission notes that the proposed building will be designed to actively engage the East 

27th Street Pedestrian Way and fit in well with its surrounding context, and that the use of 
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modular construction will shorten the length of disruptions associated with construction activity.  

The north building façade will face the adjacent NYCHA building and will not allow for the 

number of windows or facade articulation that exists on the other three facades due to the 

location of the building core, but is pleased that the developer, in a letter dated July 30, 2013 

from N Architects and a letter from HPD to the Commission dated August 1, 2013, has 

committed to using different patterns of brick color at certain levels of the building to enhance 

the appearance of the façade and make it less monotonous.   

 

The Commission notes that in letters dated April 23, 2013 and August 1, 2013, HPD adequately 

addressed concerns about the proposed project becoming a dorm or hotel by outlining a 

monitoring and security strategy for the building, which includes a part-time building attendant, 

a virtual doorman, full-time superintendent, and electronic access fobs.  

 

The Commission further notes that in response to Community Board 6 objections of the use of 

mayoral overrides, the New York City Law Department has determined use of the mayoral 

zoning override are appropriate. 

 

The Commission believes that the rezoning of the site is appropriate.  The proposed C2-5 overlay 

is consistent with the C2-5 overlay mapped immediately east of the site, on the west side of First 

Avenue from East 30th Street to a point halfway between East 24th and East 23rd Streets.  The 

Commission notes that the commercial overlay will allow retail in the building which would 

activate the East 27th Street Pedestrian Way with the visual and safety benefits that go along with 

such activation.   

 

The Commission believes the actions required to facilitate this innovative pilot program to 

introduce a new housing typology to New York City are appropriate and looks forward to the 

outcomes of the evaluation process to inform future discussions regarding the viability and utility 

of ”micro-unit” housing.      
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RESOLUTION 

 

RESOLVED, that the City Planning Commission finds that the action described herein will have 

no significant impact on the environment; and 

 

WHEREAS, the Department of Housing Preservation and Development has recommended the 

designation of property located at 335 East 27th Street (Block 933, Lots 10 and part of 25), as an 

Urban Development Action Area; and 

 

WHEREAS, the Department of Housing Preservation and Development has also recommended 

the approval of an Urban Development Action Area Project for such property; 

 

THEREFORE, BE IT FURTHER RESOLVED, that the City Planning Commission after due 

consideration of the appropriateness of the actions, certifies its unqualified approval of the 

following matters pursuant to the Urban Development Action Area Act; 

 

a. the designation of property located at 335 East 27th Street (Block 933, Lots 10 and part of 

25) as an Urban Development Action Area; and 

b. an Urban Development Action Area Project for such area; and 

 

BE IT FURTHER RESOLVED, the City Planning Commission, pursuant to Section 197-c of 

the New York City Charter, that based on the environmental determination and the consideration 

described in this report, the application of the Department of Housing Preservation and 

Development for the disposition of property located at 335 East 27th Street (Block 933, Lots 10 

and part of 25), Community District 6, Borough of Manhattan, to a developer selected by HPD, 

is approved. 
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The above resolution (C 130256 HAM), duly adopted by the City Planning Commission on 

September 11, 2013 (Calendar No. 10), is filed with the Office of the Speaker, City Council, and the 

Borough President in accordance with the requirements of Section 197-d of the New York City 

Charter. 

 

 

AMANDA M. BURDEN, FAICP, Chair 

KENNETH J. KNUCKLES, ESQ., Vice Chairman 
RAYANN BESSER, IRWIN G. CANTOR, P.E.,  
ALFRED C. CERULLO, III, BETTY Y. CHEN, MARIA M. DEL TORO,  
MICHELLE R. DE LA UZ, JOSEPH I. DOUEK, RICHARD W. EADDY,  
ANNA HAYES LEVIN, ORLANDO MARIN, Commissioners 
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June 2013 
 

At the June 12
th

, Full Board meeting of Community Board 6 the following resolution was 

adopted: 
 

RE: DCP ULURP Applic. #C130236 HAM-adAPT NYC/Micro Units located at 335 E. 27
th

 Street 
 

Whereas, a request for proposals (Adapt NYC RFP) was issued by the NYC Department of Housing 

Preservation & Development (HPD) for this site in the summer of 2012, for a pilot program to develop a new 

model of housing to address the City’s changing demographics; and  
 

Whereas, the development team selected was Monadnock Construction and The Actors’ Fund, a non-profit 

group, with Architects (the Development Team of adAPT NYC/Micro Units); and  
 

Whereas, HPD has made several presentations to Community Board Six (CB-6), both to the Housing, 

Homeless & Human Rights Committee (November and January meetings) prior to selection of the 

Development Team, and to the Land Use & Waterfront (LU&WF) Committee (each month, March thru June 

meetings), after selection of the Development Team, to present the adAPT NYC/Micro Units pilot program, 

winning scheme, “My Micro NY,” and to answer questions; and 
 

Whereas, in order to successfully facilitate this pilot program, HPD filed a ULURP application, seeking CB6 

approval for (1) designation of the site as an Urban Development Action Area Project (UDAAP) as 

justification to sell city-owned property, (2) disposition (sale) of City-owned property, and (3) a zoning map 

amendment to extend an existing commercial overlay from First Avenue to Mount Carmel Place to allow 

commercial use on the first floor; and  
 

Whereas, a public hearing was held by CB-6 on 8 May 2013; and  
 

Whereas, HPD has stated that there are 1.8 million one- and two-person households in New York City and 

only one million studio and one-bedroom apartments to meet this need; and  
 

Whereas, the aim of the adapt NYC/Micro Units pilot program is to meet the housing needs of this growing 

demographic of 1-2 person households in studios measuring 250 and 350 square feet where current Zoning 

Regulations allow for 400 SF minimum; and 
 

Whereas, the developer assured CB-6 that the sublet and other clauses in their leases will be enforced, a 

maximum of 2 persons can legally occupy the units, illegal subletting will not be permitted, and each unit is 

for the exclusive use of the person named on the rental application; and 
 

Whereas, in spite of these assurances, CB-6 believes the small size of the units may invite “dorm” or “hotel” 

use; and 
 

Whereas, construction of the building will require removal of 6 mature trees at 344 East 28 Street (the 

adjacent NYCHA housing complex) which the developer has agreed to relocate to the satisfaction of the 344 

E. 28 St. Tenants’ Association, with whom they have met at least twice to discuss the building plans; and 
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Whereas, ‘My Micro NY’ will be a rental building including 34,006 gross square feet with 55 studio 

apartment units, and of the 55 units, 33 units will be market rate, and 22 of the units (40%) will be deemed 

affordable at income tiers ranging from 80% of Area Median Income (AMI) to 155% AMI, and the units 

remain affordable for 30 years; and 
 

Whereas, at these levels, and at the proposed approximate asking rents, the LU&WF committee does not 

consider this project “affordable”; and  
 

Whereas, ‘My Micro NY’ will also include roughly 3,000 square feet of common amenity space; 1,200 

square feet of community space and 600 square feet of local retail (commercial) space; and  
 

Whereas, the application requests CB-6 approval of a zoning map amendment to extend the existing C2-5 

overlay to the development site in order to gain first floor commercial use; and  
 

Whereas, although the developer agreed not to lease the first floor retail space to a bar or liquor store, and 

intends to lease to a café-type occupancy, an extension of the existing C2-5 overlay can allow for the 

introduction of other eating and drinking establishments that sell alcohol, which may create a negative impact 

on the area; and  
 

Whereas, the LU&WF committee was concerned that E. 27 St. is a public street, but managed by the NYC 

Parks Department as a designated park area, and, as such, adheres to a closing time at 9 pm each evening; this 

issue appears to be resolved as a representative from Parks stated at the hearing that they will work with the 

building owner upon completion of construction and the street could remain accessible; and 
 

Whereas, HPD requests that the site qualify for the UDAAP as justification for the sale of the land, based on 

the site being designated a ‘blighted’ site; and  
 

Whereas, the site is a vacant parking lot, but appears to be clean and well-maintained, and thus does not 

appear to be ‘blighted’; and  
 

Whereas, for the project to go forward, the development will require 7 Mayoral zoning overrides for density, 

minimum size of dwelling units, number of dwelling units permitted on site, building height, setback, planted 

areas, and lot coverage; and 
 

Whereas, research by CB-6 reveals that while these overrides are not in statute, they are permitted by case 

law, but only for city-owned property; and 
 

Whereas, the development site will be, upon issuance of building permit, privately owned, CB-6 believes the 

Mayoral zoning overrides should not apply to this site; and  
 

Whereas, HPD explained that the disposition (sale) of the property would be subject to a Land Disposition 

Agreement (LDA) between NYC and the Developer that ultimately allows the city to re-take the site if 

conditions stated the LDA are violated; and, 
 

Whereas, HPD explained that the LDA eventually expires but HPD retains some oversight; and  
 

Whereas, since the LDA has not been drafted, CB-6 has no assurances as to what the LDA will say and how 

its provisions will be enforced;  
 

Now, therefore, be it 
 

Resolved, that Community Board Six objects to DCP ULURP Application #C130236 HAM-adAPT 

NYC/Micro Units located at 335 E. 27
th

 Street. 

 

VOTE:     33 in Favor     7 Opposed     0 Abstention     2 Not Entitled 
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n ARCHITECTS, PLLC   68 JAY #317  BROOKLYN, NY 11201  t:718.260.0845  f:718.260.0847  e:n@nARCHITECTS.com 
 

Tobias Oriwol 
Monadnock Construction, Inc. 
155 3rd Street Brooklyn NY 11231 
 
Re. My Micro NY / 335 E27th Street/ adapt NYC: North Façade 
 
July 30, 2013 
 
 
Dear Mr. Oriwol, 
 
Following comments by the CPC Commission about the potential monotonous 
appearance of the North façade along the property’s lot line, we have developed a 
revised design that we believe responds to the feedback while maintaining the 
integrity of the design (see attached A-300 dated 07/16/13 and A-301 dated 
07/30/13)). 
 
DESIGN PRESENTED TO COMMISSION, JULY 24TH, 2013 
The design developed in the competition and presented to the Commission is 
based on the appearance of four slender brick towers with a gradient of four shades 
of grey brick, starting with the lightest brick at the south façade, and ending with the 
darkest brick at the north façade.  An additional design characteristic is that the 
volumes shift slightly in the horizontal plane resulting in four perceived ‘stacked’ 
volumes: ground floor, floors 2-4, floors 5-7, and floors 8-roof.  These measures 
attempt to incorporate required zoning setbacks within the design, and break up the 
scale of the building as we feel appropriate for a micro unit apartment building. 
 
REVISED DESIGN 
The revised design of the north facade allocates the four tones of grey brick to the 
horizontal datums described above, starting with the darkest brick at the ground 
floor (where resilience to graffiti is most needed), and ending with the lightest brick 
at the uppermost volume.  We believe that this progression towards lightness at the 
upper floors will emphasize the project’s key design concepts, make the building 
appear less heavy, and introduce some interest in the design without making it 
seem too busy. 
 
We hope that this design revision meets the Commission’s expectations. 
 
Sincerely, 
 

 
 
Eric Bunge, AIA 
Principal 
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