CITY PLANNING COMMISSION

February 19, 2014/Calendar No. 11 C 140055 ZSM

IN THE MATTER OF an application submitted by Downtown RE Holdings LLC pursuant to
Sections 197-c and 201 of the New York City Charter for the grant of a special permit pursuant
to Section 74-712(a) of the Zoning Resolution to modify the use regulations of Section 42-10 to
allow Use Group 2 uses (residential uses) on the 2nd through 12th floors, and Section 42-
14(D)(2)(b) to allow Use Group 6 uses (retail uses) below the level of the second story of a
proposed mixed use development on a zoning lot that, as of December 15, 2003, is vacant,
located at 688 Broadway (Block 531, Lot 4), in an M1-5B District, within the NoHo Historic
District, Borough of Manhattan, Community District 2.

The application for a Special Permit, in conjunction with the related action, was filed by
Downtown RE Holdings on August 5, 2013. The requested Special Permit, in conjunction with
the related action, would facilitate the development of a new 12-story mixed residential and

commercial building at 688 Broadway.

RELATED ACTIONS

In addition to the Special Permit, 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 140056 ZSM Special Permit pursuant to Section 74-712(b) to modify the height

and setback requirements of Section 43-43.

BACKGROUND

The applicant, Downtown RE Holdings LLC, seeks the grant of City Planning Commission
special permits pursuant to Section 74-712(a) and 74-712(b) of the Zoning Resolution to
facilitate development of a new mixed residential and commercial building at 688 Broadway.
The project site is located within the NoHo Historic District within Manhattan Community
District 2.


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."


The requested actions would enable the Commission to modify use and bulk regulations of the
underlying M1-5B District to allow the applicant to develop retail use on the ground floor and in
the cellar; residential use on the building’s upper floors, and to enable the proposed building’s
street wall to rise above the maximum allowable base height and encroach within the required set

back distance.

The project site, 688 Broadway (Block 531, Lot 1), is located on the east side of Broadway
between West 4™ Street and Great Jones Street. The project site comprises a vacant lot that is
periodically used as a flea market and an adjoining portion of an alley to be improved as part of
the project.

The site is abutted to the north by the Silk Building at 692 Broadway and a Zachy’s department
store at 686 Broadway to the south. The Silk Building is a 12-story Joint Living Work Quarters
for Artists (JLWQA) building, with retail, office, and physical culture establishment uses on
floors 1 through 6, and 55 artist-in-residence loft units on floors 7 through 12. The Zachy’s
building is a two-story clothing store. To the rear, the site is abutted by Great Jones Alley, which
runs parallel to Broadway. Great Jones Alley is 20 feet wide and subject to an agreement
between the adjacent property owners that requires it to remain open and accessible to the
owners of these properties (i.e., Block 531, Lots 1, 3, 4 and 15). The Alley is gated, accessed by
a curb cut on Great Jones Street and used by the adjacent property owners for vehicle and refuse

storage.

The surrounding NoHo neighborhood consists of buildings with varying heights, ranging from 2
to 35 stories. The majority of buildings are in the 8 to 15 story range. Generally, these buildings
have decorative facades with deep, rhythmic recesses and street walls that do not set back from
the street line. Opposite the project site along Broadway are three buildings which range from six
to 15 stories. Although originally used for manufacturing and industrial purposes when they were
constructed in the late nineteenth and early twentieth century, the surrounding buildings now
predominantly contain dwelling units on the upper floors (both JLWQA and traditional
residential uses) and retail uses on the lower floors. The surrounding area has a wide mix of uses,

with significant residential use present. Many buildings are mixed-use, with retail on the ground
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floor and dwelling units above.

Additionally, New York University has several buildings in the neighborhood, which accounts

for a significant institutional presence in the area.

The site is located in an M1-5B District and within the NoHo Historic District. M1-5B Districts
allow light manufacturing and most commercial uses including warehousing, parking facilities,
and hotels up to 5.0 FAR and community facility uses up to 6.5 FAR. Residential development
is not permitted as-of-right. Use Group 6 uses, including all retail, office uses and art galleries,
are not permitted below the second floor of any building. JLWQA units are permitted in existing
buildings erected prior to 1961, provided that the lot coverage of such buildings does not exceed

5,000 square feet.

In M1-5B Districts, the street wall may rise to 85 feet or six stories, whichever is lower, above
which the building must set back and rise within a building envelope controlled by a sky

exposure plane.

The applicant proposes to construct an 11-story mixed-use building with a one-story set-back
penthouse that would have 14 residential units and approximately 3,970 square feet of retail

space to be placed in the ground floor and cellar.

The zoning lot comprises 8,998 square feet of lot area and includes a portion of Great Jones
Alley. The proposed building would have approximately 44,985 square feet of zoning floor area,
of which 41,015 square feet would comprise residential space and 3,970 square feet would
comprise commercial/retail space. The 14 residential units will be located on floors 2 through 12.
The ground floor and cellar will contain retail space and accessory residential space. The sub-

cellar is anticipated to contain accessory residential space and mechanical rooms.

Private access to the residential portion of the proposed building would be provided at the rear of
the building, accessed through Great Jones Alley. A second entry point for the residential portion

will be provided on Broadway.
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The proposed building’s Broadway facade will be comprised of aluminum and glass window
wall between brick piers and sidewalls, painted metal slab edge covers and cornice elements, and

a vertical screen made of glazed terra cotta extrusions.

As part of this development, Great Jones Alley, which abuts the proposed development site to
the east, would be renovated. The alley would be improved with new Belgian block pavers and

granite slab sidewalks, lighting and a new gate at its entrance.

On November 28, 2012, the proposed building’s design received a Certificate of Appropriateness
from the Landmarks Preservation Commission. In the surrounding area, heights of buildings
vary, but most are in the 8 to 15-story range. Most buildings in the area are built to the street
line, creating a consistent street wall. The proposed building street wall is placed at the street
line to re-establish and reinforce street wall continuity at this location, further contributing to the
character and scale of the area.

In order to achieve its overall development objective, the proposed project requires approval of
City Planning Commission special permits pursuant to ZR 74-712(a) and ZR 74-712(b). While
the proposed build program will comply with the floor area regulations of the M1-5B district
(which allows commercial and light manufacturing uses up to 5.0 FAR), the proposed residential
use, height of the street wall and proposed Use Group 6 retail use are not permitted as-of-right.
Section 74-712(a) permits the modification of the use regulations of M1-5A and M1-5B districts
to allow development to contain residential use and to have Use Group 6 uses below the second
story within an Historic District, and on vacant zoning lots, lots that have minor improvements or
lots, where not more than 20 percent of the lot area is occupied by existing buildings as of
December 15, 2003. The requested action (140055 ZSM) would enable the applicant to develop

and place Use Group 6 retail use on the ground floor and in the cellar.

The building also requires a bulk modification to permit the street wall to rise above the
maximum allowable base height (140056 ZSM). In M1-5B Districts, buildings may have a
maximum street wall height of 85 feet or six stories, whichever is less/lower, above which it is

required to set back from the street line. As proposed, the street wall would rise to a height of 11
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stories/131 feet, then set back 15 feet from the street line and rise to a twelfth-floor height of 144
feet. The requested bulk waiver, pursuant to Section 74-712(b) would allow portions of the street
wall to rise above the maximum allowable base height and encroach within the required set back

distance.

The special permits require that three findings be met related to the proposed use modifications.
The applicant must show that the use modifications will have minimal adverse effects on the
conforming uses in the surrounding area; are compatible with the character of the surrounding
area; and for modifications that permit residential use, result in a development that is compatible

with the scale of the surrounding area.

For the proposed bulk modifications, the applicant must meet two findings that show the bulk
modifications shall not adversely affect structures or open space in the vicinity in terms of scale,
location and access to light and air; and that the proposed bulk modifications relate harmoniously
to buildings in the Historic District as evidenced by a Certificate of Appropriateness or other

permit from the Landmarks Preservation Commission.

ENVIRONMENTAL REVIEW

This application (C 140055 ZSM), in conjunction with the related application (C 140056 ZSM),
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 seg. and the New York City Environmental Quality Review (CEQR) Rules of
Procedure of 1991 and Executive Order No. 91 of 1977. The designated CEQR Number is
13DCPQ91M. The lead is the City Planning Commission (CPC).

After a study of the potential impacts of the proposed actions in the Environmental Assessment
Statement (EAS), a Negative Declaration was issued on October 21, 2013. A revised EAS
reflecting a proposed change in the project description by the applicant to provide an A/C system
for the adjacent Silk Building was submitted on February 13, 2014. The modification does not

affect the conclusions of the previous environmental review and a revised Negative Declaration
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was issued on February 18, 2014.

UNIFORM LAND USE REVIEW

On October 21, 2013, this application (C 140055 ZSM), in conjunction with the application for
the related action (C 140056 ZSM), was certified as complete by the Department of City
Planning, and was duly referred to Manhattan Community Board 2 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 2 held a public hearing on this application (C 140055 ZSM), on December
19, 2013 and on that date, by a vote of 36 in favor, 0 opposed and 0 abstaining, adopted a

resolution recommending disapproval of this application with the following conditions:

a) The pre-2009 zoning lot is restored and the zoning calculations for the proposed building
are based on the zoning lot as it existed prior to December 15, 2003, being a rectangular
lot of dimensions 54 feet x 130 feet; and

b) Agreements are executed with owners of other properties privileged with the use of the
alley (including 686 and 684 Broadway) specifying work to be performed affecting the
property held in common or by others, and responsibilities for maintenance and security

of the alley and regulating its use.

The community board also had the following additional comments:

1. Urges the applicant and affected parties to establish direct communications and make best
efforts to reduce harm in the event that this application is approved and specifically,
urges the applicant to consider inclusion of an air shaft or partial side yard serving as
many Silk Building windows as possible.

2. Urges the relevant city agencies and elected officials to work with the applicant and

affected parties and CB#2, Manhattan in an effort to achieve such outcome.
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Borough President Recommendation
This application, (C 140055 ZSM), was considered by the Borough President, who issued a

recommendation approving the application on January 17, 2014, with the following condition:

Contingent on the applicant continuing to work with the affected residents of the
neighboring Silk Building and following through on their construction and financial

commitments necessary to help mitigate any adverse effects.

City Planning Commission Public Hearing

On January 8, 2014 (Calendar No. 14), the City Planning Commission scheduled January 22,
2014, for a public hearing on this application (C 140055 ZSM), and the application for the
related action (C 140056 ZSM). The hearing was duly held on January 22, 2014 (Calendar No.
9), in conjunction with the public hearing on the application for the related action. There were
four speakers in favor of the application and six in opposition.

Those speaking in favor included the developer, the project architect, the project’s land use
counsel, a representative of NoHo/Bowery Stakeholders and the Director of Land Use and
Planning for the Manhattan Borough President.

The applicant’s land use counsel described the requested actions, how it met the requisite
findings and how the applicant intends to address concerns raised by the community board and
by residents of the Silk Building, which abuts the proposed project site. The project architect
described the proposed building and how the design of the building was intended to reflect the
scale and context of the surrounding NoHo neighborhood. The developer gave an overview of
the project site’s history, and desired goals and objectives for the project. The representative
from NoHo/Bowery Stakeholders commended the applicant’s community outreach efforts. The
Director of Land Use and Planning for the Manhattan Borough President reiterated the Borough

President’s conditional support for the application.
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Those speaking in opposition included five residents of the Silk Building who raised concerns
about the proposed underpinning of their building; the applicability of Zoning Resolution Section
74-712 to this project; the legal possession and use of Great Jones Alley by the applicant; the use
of the Alley’s development rights to achieve the proposed project’s overall development
objective and lot line light/air issues for 27 windows which serve 18 rooms in the Silk Building.
These windows would be blocked if the proposed project is built. The sixth speaker, a
consulting engineer and a Silk Building resident, raised concerns about the proposed

underpinning of the Silk Building’s foundation.

There were no other speakers and the hearing was closed.

CONSIDERATION

The Commission believes that this application for a Special Permit pursuant to Section 74-712(a)
of the Zoning Resolution, in conjunction with the application for the related action, is

appropriate.

The requested actions would facilitate the development of a new 12-story mixed residential and
commercial building at 688 Broadway, which is located on the east side of Broadway between
East 4™ Street and Great Jones Street. The proposed development site is located within an M1-

5B zoning district, within the NoHo Historic District.

Section 74-712(a) Special Permit - C 140055 ZSM

The Commission notes that the applicant seeks approval of a special permit that would modify
use regulations of Section 74-712(a) to build the proposed building. The requested modification
of the use regulations of Section 74-712(a) would allow the cellar and ground floor to be used for
local retail (Use Group 6) use and for the upper floors (i.e., floors 2-12) to be used for residential
use. Under current regulations, in M1-5B Districts, Use Group 6 uses are not allowed below the

second level in any building and residential use is not permitted as-of-right.
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The surrounding area is mainly characterized by five- to twelve-story loft-style buildings that
have been converted to a mix of uses. Most of the buildings in the area contain ground floor
retail uses with residential, Joint Living Work Quarters for Artists (JLWQA) space, or office
uses above. The Commission believes that the proposed local retail use on the ground floor and
in the cellar, with residential use on the upper floors, is compatible with the character of the
surrounding area and is consistent with the prevailing land use pattern found on neighboring
blocks. As a result, the requested modifications would have minimal adverse effects on the
conforming uses in the surrounding area. Finally, as discussed further below, the Commission
believes that the modification allowing residential use would result in a development that is

compatible with the scale of the surrounding area.

Section 74-712(b) Special Permit — C 140056 ZSM

The building also requires a bulk modification, pursuant to Section 74-712(b), to permit the
street wall to rise above the maximum allowable base height. In M1-5B Districts, buildings may
have a maximum street wall height of 85 feet or six stories, whichever is less/lower, above which
it is required to set back from the street line. As proposed, the street wall would rise to a height
of eleven stories — approximately 131 feet, then set back 15 feet and rise to a twelfth-floor height
of 144 feet (or 145 feet to the top of the mechanical space). The requested bulk waiver, pursuant
to ZR 74-712(b) would allow portions of the street wall to rise above the maximum allowable
base height and encroach within the required setback distance. The Commission believes that
the requested bulk modification allows the proposed building to relate harmoniously to buildings
in the Historic District as evidenced by a Certificate of Appropriateness from the Landmarks

Preservation Commission, dated November 28, 2012.

The Commission believes that the proposed building design, in terms of its scale, street wall
design and overall height, is consistent with the existing built character of the area and would be
of similar height to many buildings in the area. In the surrounding area, heights of buildings
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vary, but most are in the 8 to 15-story range. The block’s Broadway frontage also has two
JLWQA buildings - 684 Broadway and the Silk Building, which rises to 12 stories, to which the
Commission believes the proposed building, is architecturally compatible in its proposed height
and scale. Most buildings in the area are built to the street line, creating a consistent street wall.
Accordingly, the proposed building street wall is placed at the street line to re-establish and
reinforce street wall continuity at this location. By developing the subject vacant parcel, the
Commission believes that the proposed building will unify the street wall along this Broadway
block front, further contributing to the character and scale of the area. Given its location on
Broadway, a wide street, the Commission believes that the proposed building design would not
adversely affect structures or open space in the vicinity or block legal sources of light and air, as
defined by the Multiple Dwelling Law and New York City Building Code.

During the public review of this application, the Commission heard testimony at the public
hearing and received correspondence (dated October 26, 2013, December 4, 2013 and February
6, 2014) from residents of the Silk Building, which is located at 694 Broadway. The Silk
Building abuts the proposed project site to the north. The residents’ primary concerns focused on
the applicability of Section 74-712 to facilitate this project; the proposed project’s light and air
impacts to their building; the proposed project’s build program and scale (i.e., bulk and height);
the proposed development’s need to underpin the Silk Building; and the legal possession and use
of Great Jones Alley by the applicant and the use of the Alley’s development rights to achieve

the proposed project’s overall development objective.

Applicability of Section 74-712

Special permits pursuant to Section 74-712 are available “in M1-5A and M1-5B Districts, on a
#zoning lot# that, as of December 15, 2003, is vacant, is #land with minor improvements# or has
not more that 20 percent of the #lot area# occupied by existing #buildings#.” (Zoning
Resolution Section 74-712(a); see also ZR Section 74-712(b)). At the public hearing, the
Commission heard testimony that the proposed project is not eligible for the requested special
permits under Section 74-712 because the zoning lot was formed through the merger of two

vacant lots after December 2003.
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Upon review, the Commission finds that Section 74-712 concerns the condition of the land
comprising the zoning lot; it does not prohibit zoning lot mergers or changes in the configuration
of zoning lots after 2003. The Commission believes that the proposed project is eligible because
the site consists of land which meets the eligibility requirement of having been vacant as of
December 2003 and that the fact that the current zoning lot was formed after 2003 is not
determinative. In other words, a project is eligible where the site which comprises the zoning lot
consists of land which meets one of the eligibility requirements under the regulation. The
Commission further notes that when it is the intention to require that a zoning lot to be in
existence and unchanged from a certain date onward, the zoning text is explicit in saying so. For
example, Zoning Resolution Article 7 Chapter 7 — “Special Provisions for Zoning Lots Divided

by District Boundaries,” Section 77-21 says in part;

“Whenever a #zoning lot# existing on December 15, 1961, or on any applicable

subsequent amendment thereto. . ..

The Commission believes that this interpretation of Section 74-712 is consistent with the
applicability of the zoning text in relation to recently approved applications by the Commission,
such as 150 Wooster Street (C 120201 ZSM) and 300 Lafayette Street (N 140092 ZRM).

Lot Line Windows

At the public hearing and in related correspondence sent to the Commission during its public
review, Silk Building residents raised concerns about the proposed project’s light and air impact
on their building. In their testimony and related correspondence, the residents stated that the
proposed project would block 27 large-scale lot line windows that have existed for over 100
years and currently provide light and air to 18 rooms, including 16 bedrooms. Moreover, the
residents stated that the proposed project would also block 22 through-wall heating, ventilation

and air conditioning (HVAC) louvres, also located on the lot line, which serve these rooms.

In 1981, the Silk Building received a variance from the Board of Standards and Appeals (BSA)

to allow commercial and manufacturing uses on floors two through six, and Joint Living Work
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Quiarters for Artist (JLWQA) units on floors seven through twelve. In M1-5B Districts, JLWQA
units are allowed in buildings where lot coverage does not exceed 5,000 square feet. Since the
Silk Building has more than 5,000 square feet of lot coverage, the BSA variance was necessary
to allow the conversion of the Silk Building’s former commercial office and manufacturing
space into JLWQA space. The BSA noted that the Silk Building has high lot coverage and its
long rectangular shape allowed for its then-proposed JLWQA units to have access to light and air
from its northern East 4™ Street facade and western Broadway facade. The BSA variance
stipulated that all JLWQA units must conform to plans submitted at that time to the BSA, “that
all interior habitable rooms have light and ventilation in accordance with the Multiple Dwelling
Law and Building Code,” which do not allow lot line windows to be used for legal light and air
purposes. Accordingly, all JLWQA units accessed light and air must come from either Broadway

or East 4" Street.

In correspondence to the Commission, Silk Building residents stated that since the grant of the
1981 BSA variance, some of the BSA-approved JLWQA units have been subdivided into duplex
units that are solely dependent on the building’s lot line windows along its southern facade to
provide light and air to these rooms. According to the residents, 27 lot line windows would be
blocked by the proposed building, which in turn would unduly affect light and air to 18 rooms.
There was no testimony indicating that the lot line windows were legalized in connection with

the subdivisions.

The Commission notes that the proposed building would be built to the zoning lot line and its
northern wall would rise without setback and block several windows currently used by residents
of the neighboring Silk Building. The Commission is aware that the proposed building would
cover 27 lot line windows on the Silk Building, as well as the under-window louvres for heating,
ventilation and air conditioning (HVAC). Although these windows and louvres do provide light
and air for the affected units on the Silk Building’s south fagade, as stated previously, these lot

line windows and louvres are not legally protected windows for light and air purposes.

In their letter, dated December 4, 2013, the Silk Building residents stated that “We believe the
development not only extends beyond the limits of its permitted zoning regulations but that the
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developer has improperly merged a jointly owned alley into its lot to increase the buildable
square footage. The letter further states, ” If left unchanged, this lot merger will enable the
developer to add an additional 10,000 square feet of above-ground space to the project, thereby
blocking the 27 south-facing windows and 22 in-wall ac/heating units in the Silk Building.” In
their letter, the residents suggested that the rear of the proposed building be redesigned, so that a
portion of the proposed building’s bulk that is currently adjacent to the Silk Building, and would
block light and air for 12 units, be moved to the southern portion of the proposed building’s floor
plate. This proposed redesign would provide light and air for 4 of the 12 affected units; the
remaining 8 units would still have blocked lot line windows, and none of the lot line windows

would be legalized.

In response, the applicant, in a letter to the Commission dated January 30, 2014, stated that it has
carefully considered the proposed redesign scheme in relation to the proposed layout of the
building and has proposed an alternative to best provide legal light and air to rooms within the
three of the 12 units with blocked lot line windows, while meeting the overall goals of the

proposed build program.

The applicant proposes to construct roof-top skylights for three of the Silk Building’s units that
are adjacent to the roof and have lot line windows that would be blocked. The skylights would
provide legal light and air to rooms within three units with the affected lot line windows. The
applicant has agreed to finance this construction and is willing to continue in dialogue with the
Silk Building residents. The Commission urges the applicant to continue to meet with the Silk
Building residents to hear and discuss their suggestions and related concerns for this project.

Regarding air and ventilation to affected units with lot line air conditioning louvres, the applicant
also stated in its letter that it would replace the Silk Building’s south facing in-wall air
conditioning units with a split system configuration. Multiple chases will be constructed on the
applicant’s property to provide space for piping to run to roof-top condensers on the Silk
Building. Each chase will be approximately six inches deep and 3 feet wide to accommodate the
required piping. The applicant stated that it will contribute $250,000 for to cover construction
costs and for the provision of new HVAC equipment.
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Project Scale and Bulk

The Commission also heard concerns about the proposed project scale and bulk. At the public
hearing, those who gave testimony inquired about the bulk and mass of the proposed building if
development rights from Great Jones Alley were not included in the proposed build program.
The alley comprises 1,915 square feet of lot area; at 5.0 FAR, the alley would generate
approximately 9,575 square feet of floor area. According to the applicant, the top three floors of
the proposed building would total approximately 9,575 square feet, which is roughly equal to the
development rights generated by Great Jones Alley. Minus the aforementioned 9,575 square feet
(i.e., three floors), the proposed building would rise to 9 stories plus a mechanical penthouse; the

proposed building would have 12 stories plus a mechanical bulkhead.

At the public hearing, questions were also raised about the potential height and massing of an as-
of-right building. Under the M1-5B regulations, the building could rise to 85 feet or six stories,
whichever is less, above which the building massing and height is controlled by the sky exposure
plane. As described in the Environmental Assessment Statement (EAS), a height-factor hotel,
with a floor plate that does not cover the entire development site, was analyzed as the most
probable as-of-right scenario. The hotel would have 46,609 gross square feet of floor area and
would rise to a height of approximately 153 feet, which is taller than the proposed building

which rises to 144 feet.

Silk Building Foundation Concerns

During the public review, concerns were heard about the proposed development’s need to
underpin the foundation of the Silk Building, which is more than 100 years old. The residents
were concerned that the proposed project would require deep excavations for both a cellar and
sub-cellar that would require underpinnings to their building that would put the building at risk.
In response, the applicant agreed not to underpin the Silk Building and has revised the proposed
project’s foundation plan. Moreover, the applicant will make its engineer and architect available

to discuss this issue with the Silk Building residents and their consultants.
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Great Jones Alley

At the public hearing, concerns were raised about the ownership of Great Jones Alley. In
response, the applicant confirmed that it owns the portion of the alley that comprises part of the
zoning lot and is legally entitled to use it as part of the proposed build program for this project.
The Commission notes that the applicant proposes to rehabilitate and improve Great Jones Alley,
a historic alley that has been solely used for storage and parking purposes. Great Jones Alley is
not a mapped street but is privately owned property comprising several tax lots. The applicant
owns half of the alley, which comprises part (1,915 square feet) of the zoning lot. The main
residential lobby for the proposed building would be accessed through Great Jones Alley, which
will be improved with Belgian block pavers, granite sidewalk slabs, improved lighting and a new
gate. The proposed alley improvements would create a pedestrian friendly environment through
use of improved lighting, paving and plantings. In its letter to the Commission, the applicant

stated that all parties that have access to Great Jones Alley will continue to do so.

The Commission believes that the proposed building complements the area’s existing built
context and scale. The proposed project further supports NoHo’s role as a thriving mixed-use
neighborhood, with destination and local retail use and commercial office use. The Commission,
therefore, believes that this application for a Special Permit pursuant to Section 74-712(a) of the

Zoning Resolution, in conjunction with the application for related action, is appropriate.

FINDINGS
The City Planning Commission hereby makes the following findings pursuant to Section 74-712
(a) (Developments in Historic Districts) of the Zoning Resolution:
Such use modifications
Q) have minimal adverse effects on the conforming uses in the surrounding area;
(i) are compatible with the character of the surrounding area; and
(iii)  for modifications that permit residential use, result in a development that is

compatible with the scale of the surrou