
  
CITY PLANNING COMMISSION 

June 27, 2018, Calendar No. 10 C 180025 ZSM 

IN THE MATTER OF an application submitted by The Condominium Board of the Kips Bay 
Towers Condominium, Inc. pursuant to Sections 197-c and 201 of the New York City Charter for 
the grant of a special permit pursuant to Section 13-45 (Special Permits for Additional Parking 
Spaces) and Section 13-455 (Additional parking spaces for existing accessory off-street parking 
facilities) of the Zoning Resolution to allow an unattended accessory parking lot with a maximum 
capacity of 68 spaces on the south side of East 33rd Street between First Avenue and Second 
Avenue on property located at 300-330 East 33rd Street (Block 936, Lots 1001- 4280), in R8 and 
R8/C2-5 Districts, Borough of Manhattan, Community District 6. 
___________________________________________________________________________ 

This application for a special permit was filed by The Condominium Board of the Kips Bay Towers 

Condominium, Inc. on July 25, 2017. The requested special permit would facilitate the provision 

of 10 additional parking spaces and the legalization of eight existing spaces for a total of 68 

residential accessory parking spaces at an existing off-street parking lot servicing the North Tower 

of the Kips Bay residential development (the North Lot) at 300 East 33rd Street in the Kips Bay 

neighborhood of Manhattan, Community District 6. 

 
RELATED ACTIONS 
In addition to the application for a parking special permit for the Kips Bay North Tower, the 

proposed project also requires action by the City Planning Commission on the following 

concurrent application:  

C 180026 ZSM Special permit for a maximum capacity of 69 spaces at an existing off-
street parking lot servicing the Kips Bay South Tower (the South Lot).  

 
 
BACKGROUND 
The Kips Bay Towers Condominium site is located on an approximately 358,000-square-foot 

zoning lot bounded by East 33rd Street to the north, First Avenue to the east, East 30th Street to the 

south, and Second Avenue to the west (Block 936, Lots 1001- 4280) in the Kips Bay neighborhood 

of Manhattan. The two 21-story residential towers, the North Tower and the South Tower, were 

designed by I.M. Pei and completed between 1961 and 1963. Kips Bay Towers were initially 

constructed as a middle-income rental project. In 1981, the complex converted to condominiums 
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but maintained 54 rent-regulated units.  The complex contains a total of 1,120 residential units, 

and has unattended accessory at-grade parking lots with a legal capacity of 50 parking spaces in 

front of each tower.  

 

In addition to the residential towers, there is a two-story retail section adjacent to the Second 

Avenue frontage that includes local services such as a bank, grocery store, and movie theater. 

Along the First Avenue frontage is access to a central below-grade parking garage with 300 spaces, 

accessory to the condominium units and a New York University (NYU) Medical Center building 

located on a separate but adjacent zoning lot. The site is designed with an open green space for 

residents in the center of the development and a landscaped garden area extending around the east 

and west perimeters of the grounds, separating the towers from the retail section on Second Avenue 

and the NYU building on the First Avenue frontage.   

 

The Kips Bay area is predominantly mapped with residential zoning districts along the streets and 

commercial districts, including overlays, along the avenues. The Kips Bay Towers are located in 

an R8 zoning district with a C2-5 commercial overlay on the portion of the lot fronting Second 

Avenue. There is a collection of large medical institutions located along First Avenue, including 

NYU’s Medical Center, the Alexandria Center for Life Sciences, and Bellevue Hospital. 

Residential buildings in Kips Bay include townhouses and walk-up buildings dating from the early 

20th century and more recent large elevator apartment buildings.  Several of the larger apartment 

buildings in the area were constructed as superblock-complex urban renewal projects in the 1960s 

and 1970s. The nearest subway station is the Lexington Avenue station located on Park Avenue 

and East 33rd Street, approximately a half-mile from the site. 

 

The condominium is serviced by three parking facilities: one at-grade parking lot at the North 

Tower with a legal capacity of 50 accessory parking spaces; one at-grade parking lot at the South 

Tower with a legal capacity of 50 accessory parking spaces; and a central below-grade accessory 

parking garage serving both towers with 300 parking spaces, 120 of which are permitted for 

transient parking. The attended garage, accessed via a curb cut on First Avenue, is operated by a 

third-party operator unrelated to the condominium and holds a Department of Consumer Affairs 

license. The parking garage rates cost significantly more than the at-grade accessory lots, which 
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charge fees below market-rate. The three parking facilities are not connected by any driveways or 

vehicle access areas and currently contain a total of 423 parking spaces. There is currently a waitlist 

of 250 residents for parking spaces at both at-grade parking facilities. 

  

The North Lot is located between the North Tower and East 33rd Street and is serviced by two one-

way curb cuts, with the entering curb cut located to the west. East 33rd Street is 80 feet wide and 

runs one-way westbound with three travel lanes and curbside parking lanes on both sides of the 

street. The applicant is proposing to add 18 parking spaces to the permitted 50 spaces in the North 

Lot for a total of 68 spaces, with eight of the 18 parking spaces to be legalized by this application. 

The eight spaces have existed and been in use by residents for 15 years as a result of the 

condominium’s prior management re-striping the lot to add parking without obtaining proper 

agency approval. As part of the proposal, four spaces would be designated as ADA-accessible 

spaces and would be located adjacent to curb cuts leading to the North Tower’s front entrance. The 

project would also add bike racks and additional striping on the asphalt surfaces for a 55-foot-wide 

pedestrian crosswalk located in the central portion of the parking lot, leading to the North Tower 

entrance. There are no design changes to the existing curb cuts except for a speed bump to be 

added at both the entrance and exit of the lot. All of the proposed parking spaces would be 

accommodated by restriping the existing parking lot.  

 

Under the Manhattan Core parking regulations, Section 13-07 of the Zoning Resolution allows an 

increase in parking spaces within existing off-street parking facilities that were established prior 

to May 8, 2013, by special permit pursuant to Section 13-45 (Special Permits for Additional 

Parking Spaces). To address the findings in Section 13-455 (Additional parking spaces for existing 

accessory off-street parking facilities), the applicant undertook a Residential Growth Parking 

Study and examined the change in residential dwelling units and residential parking spaces within 

a study period to show that the proposed addition of 18 parking spaces, including legalizing eight 

and adding 10 in the North Lot, is reasonable and not excessive in relation to recent trends in the 

study area. The study found that between 2005 and 2018, the ratio of the change in off-street 

parking spaces to the change in residential units without the proposed 37 parking spaces (18 spaces 

in the North Lot and 19 spaces in the South Lot) is 14 percent. With the proposed 37 parking 

spaces, that residential growth parking ratio would increase to 16.2 percent which is below the 
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permitted 20 percent maximum of parking spaces to new dwelling units in Manhattan Community 

District 6. The special permit for this application would allow the applicant to increase the capacity 

of the North Lot to a total of 68 residential spaces.   

 

ENVIRONMENTAL REVIEW 
This application (C 180025 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 seq. and the City Environmental Quality Review 

(CEQR) Rules of Procedure of 1991 and Executive Order No. 91 of 1977. The lead agency is the 

Department of City Planning. The designated CEQR number is 18DCP068M. 

 

After a study of the potential environmental impacts of the proposed action, a Negative Declaration 

was issued on January 29, 2018.   

 

UNIFORM LAND USE REVIEW 
This application (C 180025 ZSM) was certified as complete by the Department of City Planning 

on January 29, 2018, 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 for this application on February 26, 2018. On March 

14, 2018, by a vote of 33 in favor, three opposed, and two abstentions, the Community Board voted 

to oppose the application unless the following conditions were met:  

1. Replanting and maintaining existing tree beds; 

2. Providing pedestrian access through the development as previously allowed; and  

3. Granting public access to the development’s fenced-in park space. 
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Borough President Recommendation 

This application (C 180025 ZSM) was considered by the Manhattan Borough President, who on 

May 11, 2018 recommended approval of the application.  

 

City Planning Commission Public Hearing 

On May 9, 2018 (Calendar No. 5), the City Planning Commission scheduled May 23, 2018 for a 

public hearing on this application (C 180025 ZSM). The hearing was duly held on May 23, 2018 

(Calendar No. 23). There were three speakers in favor of the application and none in opposition. 

 

The applicant’s land use attorney provided an overview of the proposed parking spaces and 

addressed the findings required for the special permit. He explained that the spaces to be legalized 

were added by the condominium’s prior management based on a misunderstanding of a 1998 

resolution from Community Board 6 that had approved additional spaces for a Board of Standards 

and Appeals (BSA) application, which was ultimately not pursued. He also noted that parking 

space fees are below market-rate and that 90 percent of the parking tenants are senior citizens, 45 

of whom reside in rent-stabilized units. The representative stated that there is no public easement 

onsite but that Kips Bay Towers once allowed public access through the development and to the 

central open space located between the towers.  That access was fenced off for security reasons 

when the Towers converted to condominiums in the 1980s.  

 

Another representative of Kips Bay Towers provided information on the rent-stabilized tenants’ 

parking fees, which are capped, rather than reduced.   

 

A representative from the Manhattan Borough President’s office read a statement in support of the 

project. 

 

There were no other speakers and the hearing was closed. 

 

WATERFRONT REVITALIZATION PROGRAM CONSISTENCY REVIEW 

This application (C 180025 ZSM) was reviewed by the City Coastal Commission for consistency 

with the policies of the New York City Waterfront Revitalization Program (WRP), as amended, 
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approved by the New York City Council on October 30, 2013 and by the New York State 

Department of State on February 3, 2016, pursuant to the New York State Waterfront 

Revitalization and Coastal Resources Act of 1981, (New York State Executive Law, Section 910 

et seq.) The designated WRP number is 17-158. 

 

This action was determined to be consistent with the policies of the New York City Waterfront 

Revitalization Program.  

 

CONSIDERATION 

The Commission believes that this application (C 180025 ZSM) for the grant of a special permit 

to allow for the legalization of eight existing parking spaces and the addition of 10 spaces to an 

existing 50-space off-street accessory parking facility servicing the North Tower of the Kips Bay 

Towers Condominium is appropriate.  

 

The applicant is proposing to restripe the North Lot to accommodate the additional spaces and 

reconfigure the area to include four ADA-accessible spaces, a 55-foot-wide pedestrian crosswalk, 

speed bumps located near the entrance and exit of the lot, and a new bike rack. The proposed 

amenities would provide a safer parking facility, reducing risks of pedestrian and vehicle conflicts. 

Since the lot does not require any construction to accommodate new spaces, the proposed project 

would also minimize disruption to the residential towers.  

 

The condominium’s North Lot is located between the North Tower and East 33rd Street. East 33rd 

Street is 80 feet wide and has three one-way westbound travel lanes and two lanes for on-street 

parking. The lot is serviced by two one-way curb cuts, with the entering curb cut located to the 

west. There is no proposed change to the curb cuts, nor any modification to the lot’s vehicle entry 

and exit circulation. More than half of the 18 parking spaces requested in this special permit are 

already in existence. The Commission therefore believes that traffic and congestion impacts would 

remain low. Moreover, because the parking lot is intended for use only by residents, vehicles will 

be accessing the lot less frequently than transient users would. The configuration of the parking 

lot with the additional spaces will allow for efficient movement of vehicles off the street and the 

proposed changes will not unduly inhibit vehicle traffic and pedestrian flow. 
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The Commission notes that the eight spaces to be legalized through this application were added 

via restriping by prior management based on an incomplete 1998 BSA application. While the 

spaces have been in use without proper approval, the applicant seeks to acquire the special permit 

to remediate the issue in addition to increasing the number of spaces to meet high demand. 

Additional spaces in the North Lot will allow the Condominium to accommodate more residents 

on the 250-person waiting list while also reducing on-street parking demand. 

 

The applicant’s parking study documented the new and eliminated residential units and off-street 

parking spaces within one-third of a mile from the development site between 2005 and 2018, to 

demonstrate that the request for 37 total residential parking spaces (18 spaces in the North Lot 

and 19 spaces in the South Lot) is reasonable and not excessive in regard to recent trends in 

residential development and the provision of parking. Using data and information from the 

Department of Buildings, the Department of Consumer Affairs, the Department of City Planning, 

and additional research performed by the applicant, the study found that between 2005 and 2018, 

the ratio of the change in off-street parking spaces to the change in residential units without the 

proposed 37 parking spaces is 14 percent. With the proposed 37 parking spaces, that residential 

growth parking ratio would increase to 16.2 percent which is below the permitted 20 percent 

maximum of parking spaces to new dwelling units in Manhattan Community District 6. The 

Commission therefore believes that the ratio of new off-street parking spaces to new residential 

units with the proposed project demonstrates that the request for 37 residential parking spaces is 

reasonable and not excessive in regard to recent trends in residential development and the 

provision of parking. 

 

FINDINGS 

The City Planning Commission hereby makes the following findings pursuant to Section 13-45 

(Special Permits for Additional Parking Spaces) of the Zoning Resolution: 

1. the location of the vehicular entrances and exits to such parking facility will not unduly 

interrupt the flow of pedestrian traffic associated with #uses# or public facilities, 

including access points to mass transit facilities in close proximity thereto, or result in 

any undue conflict between pedestrian and vehicular movements, due to the entering and 

leaving movement of vehicles; 
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2. the location of the vehicular entrances and exits to such parking facility will not interfere 

with the efficient functioning of #streets#, including any lanes designated for specific 

types of users or vehicles, due to the entering and leaving movement of vehicles; 

3. such #use# will not create or contribute to serious traffic congestion and will not unduly 

inhibit surface traffic and pedestrian flow; 

4. for #public parking garages#, that where any floor space is exempted from the definition 

of #floor area#, such additional floor space is needed in order to prevent excessive on- 

street parking demand and relieve traffic congestion; and 

5. such parking facility will not be inconsistent with the character of the existing streetscape. 

 

The City Planning Commission hereby makes the following findings pursuant to Section 13-455 

(Additional parking spaces for existing accessory off-street parking facilities) as listed under 

Section 13-451(a) of the Zoning Resolution: 

a) the number of off-street parking spaces in such proposed parking facility is reasonable 

and not excessive in relation to recent trends in close proximity to the proposed facility 

with regard to: 

1. the increase in the number of #dwelling units#; and 

2. the number of both public and #accessory# off-street parking spaces, taking into 

account both the construction, if any, of new off-street parking facilities and the 

reduction, if any, in the number of such spaces in existing parking facilities. In 

making this determination, the Commission may take into account off-street 

parking facilities for which building permits have already been granted, or which 

have obtained City Planning Commission special permits pursuant to Section 

13-45. 

 

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

no significant adverse impact on the environment; and be it further 
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RESOLVED, the City Coastal Commission finds that the action will not substantially hinder the 

achievement of any WRP policy and hereby determines that this action is consistent with WRP 

policies; and be it further 

 
RESOLVED, by the City Planning Commission, pursuant to Sections 197-c and 200 of the New 

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

findings described in this report, the application submitted by The Condominium Board of the 

Kips Bay Towers Condominium, Inc. pursuant to Sections 197-c and 201 of the New York City 

Charter for the grant of a special permit pursuant to Section 13-45 (Special permits for Additional 

Parking Spaces) and Section 13-455 (Additional parking spaces for existing accessory off-street 

parking facilities) of the Zoning Resolution to allow an existing off-street parking lot with a 

maximum capacity of 68 spaces on the south side of East 33rd Street between First Avenue and 

Second Avenue on property located at 300-330 East 33rd Street (Block 936, Lots 1001- 4280) 

in R8 and R8/C2-5 Districts, within the Kips Bay neighborhood of Manhattan, Community 

District 6, is approved, subject to the following conditions: 

1. The property that is the subject of this application (C 180025 ZSM) shall be developed 

in size and arrangement substantially in accordance with the dimensions, specifications 

and zoning computations indicated on the following approved plan, prepared by Hal A. 

Dorfman Architect, filed with this application and incorporated in this resolution: 

 
Drawing No. Title Last Date Received 

Z-1 Zoning Lot Site (Ground Floor) Plan  June 7, 2017 
Z-2 North Parking Area (Enlarged Plan) June 7, 2017 

 

2. Such development shall conform to all applicable provisions of the Zoning Resolution, 

except for the modifications specifically granted in this resolution and shown on the 

plans listed above which have been filed with this application. All zoning computations 

are subject to verification and approval by the New York City Department of Buildings. 

3. Such development shall conform to all applicable laws and regulations relating to its 

construction, operation and maintenance. 
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4. All leases, subleases, or other agreements for use or occupancy of space at the subject 

property shall give actual notice of this special permit to the lessee, sublessee or 

occupant. 

5. Upon failure of any party having any right, title or interest in the property that is the 

subject of this application, or the failure of any heir, successor, assign, or legal 

representative of such party, to observe any of the covenants, restrictions, agreements, 

terms or conditions of this resolution whose provisions shall constitute conditions of the 

special permit hereby granted, the City Planning Commission may, without the consent 

of any other party, revoke any portion of or all of said special permit. Such power of 

revocation shall be in addition to and not limited to any other powers of the City 

Planning Commission, or of any other agency of government, or any private person or 

entity. Any such failure as stated above, or any alteration in the development that is the 

subject of this application that departs from any of the conditions listed above, is 

grounds for the City Planning Commission or the City Council, as applicable, to 

disapprove any application for modification, cancellation or amendment of the special 

permit hereby granted. 

6. Neither the City of New York nor its employees or agents shall have any liability for 

money damages by reason of the city’s or such employee’s or agent’s failure to act in 

accordance with the provisions of this special permit. 

 

The above resolution (C 180025 ZSM), duly adopted by the City Planning Commission on June 

27, 2018 (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. 

 

 
MARISA LAGO, Chair 
KENNETH J. KNUCKLES, Esq., Vice-Chairman 
ALLEN CAPPELLI, ALFRED C. CERULLO, III, MICHELLE R. DE LA UZ,  
JOSEPH DOUEK, RICHARD W. EADDY, CHERYL COHEN EFFRON, HOPE KNIGHT, 
ANNA HAYES LEVIN, ORLANDO MARIN, Commissioners 
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