CITY PLANNING COMMISSION
August 22, 2018/Calendar No. 16
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IN THE MATTER OF an application submitted by East 16th Street Owner LLC and Trinity
Christian Center of Santa Ana, Inc. pursuant to Sections 197-c and 201 of the New York City
Charter for the grant of a special permit pursuant to Section 74-711 of the Zoning Resolution to
modify the height and setback regulations of Section 23-662 (Maximum height of buildings
and setback regulations), side yard regulations of Section 23-462 1 (Side yards for all other
buildings containing residences), and distance between buildings regulations of Section 23-711
(Standard minimum distance between buildings) to facilitate the development of a 21-story
mixed-use building, on a zoning lot containing a landmark designated by the Landmarks
Preservation Commission, on property located at 109-115 East 15th Street a.k.a. 110-112 East
16th Street (Block 871, Lots 10, 12, and 74), in a C2-6A district, Borough of Manhattan,
Community District 5. *
*197-d(2)(B) eligible

This application for the grant of a special permit pursuant to Section 74-711 of the Zoning
Resolution (ZR) was submitted by East 16th Street Owner LLC and Trinity Christian Center of
Santa Ana, Inc. on February 16, 2018. The applicants request modification of the height and
setback regulations of ZR Section 23-662, the side yard regulations of ZR Section 23-462 2 and
the distance between buildings regulations of ZR Section 23-711. Along with the related
application for a second special permit, the requested action would facilitate the development of
a 21-story mixed-use building on property located at 110 East 16th Street, in Manhattan
Community District 5.

RELATED ACTIONS
In addition to the special permit (C 180263 ZSM) that 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 180264 ZSM

Special permit to permit additional residential accessory parking
spaces.

1
2

ZR Section corrected from previously referenced 23-642
ZR Section corrected from previously referenced 23-642

BACKGROUND
The applicant seeks the grant of a special permit pursuant to ZR Section 74-711 to modify the
height and setback regulations of ZR Section 23-662, side yard regulations of ZR Section 23462 3 and distance between buildings regulations of ZR Section 23-711, in connection with the
establishment of a program for the continuing maintenance of a Landmarks Preservation
Commission (LPC)-designated individual landmark, the (Former) Century Association Building,
and grant of a special permit pursuant to ZR Sections 13-45 and 13-451 to permit an automated
accessory off-street parking facility with a maximum capacity of 23 spaces. The requested
actions would facilitate the development of a 21-story mixed-use building on property located at
110 East 16th Street in Manhattan Community District 5.
The development site is 110 East 16th Street (Block 871, Lot 74), and the project area also
includes the adjacent 111 East 15th Street (Block 871, Lot 10) and 115 East 15th Street (Block
871, Lot 12). These three lots would comprise the zoning lot. The zoning lot is a through lot with
frontage on both East 15th and East 16th streets and a total lot area of 16,986 square feet.
The project area is located on a block bounded by East 16th Street to the north, Irving Place to the
east, East 15th Street to the south and Union Square East to the west. It is mapped with a C6-2A
zoning district, a high-density district with maximum commercial, residential and community
facility floor area ratios (FARs) of 6.0, 6.02 and 6.5 respectively. C6-2A districts have a
minimum base height of 60 feet and a maximum base height of 85 feet, above which a 15-foot
setback is required along narrow streets such as East 16th Street. The maximum building height
is 120 feet.
The surrounding area contains a mix of residential, commercial, community facility, and park
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uses. Union Square Park is approximately 300 feet west of the project area. The Union Square
neighborhood is a dense, mixed-use area with a prevailing built form of mid- to high-rise
commercial, multi-family residential, and community facility towers. The Zeckendorf Towers,
across East 15th Street from the project area, are each 27 stories and approximately 350 feet tall,
and the Consolidated Edison Company Building, approximately 200 feet southeast of the project
area on the block bounded by East 15th Street, Third Avenue, East 14th Street, and Irving Place,
is about 470 feet tall. The Guardian Life Insurance Company of America Annex, north of the
project area on the north side of East 17th Street between Irving Place and Park Avenue South, is
approximately 285 feet tall. There are also a number of surrounding buildings that rise to heights
between 155 and 28 feet without setback.
The development site is occupied by a nine-story public parking garage containing 196 parking
spaces with a floor area of approximately 50,174 square feet. The existing parking garage is
served by two curb cuts, a 35-foot-wide curb cut with three 10-foot-wide access lanes and a 10foot-wide curb cut.
111 East 15th Street is occupied by a three-story, 57-foot-tall LPC-designated individual landmark
commercial building known as the (Former) Century Association Building. The landmarked
building contains a theater, dressing rooms and office space with approximately 14,027 square
feet of floor area.
115 East 15th Street is occupied with a four-story, 52-foot-tall commercial building containing a
theatrical school and offices with approximately 16,560 square feet of floor area.
The proposed development would be a 21-story mixed-use building containing a total floor area
of 79,822 square feet, including 76,822 square feet of residential floor area, 2,310 square feet of
commercial floor area and 690 square feet of community facility floor area. The residential floor
area is expected to result in 40 to 55 dwelling units. Following the construction of the proposed
development, the total built floor area in the project area, including the two existing buildings to
remain at 111 and 115 East 15th Street, would be approximately 110,409 square feet (6.5 FAR).
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The proposed development would have a base height of up to 230 feet, or 19 stories. There would
be a series of setbacks, with each level setting back two feet five inches from the story below,
beginning at the 19th story. The proposed building would rise to a total height of 283 feet, with
only bulkhead above a height of 268 feet.
The proposed development would also include 23 accessory parking spaces. The parking spaces
would be located on-site in a below-grade automated parking facility. The proposed parking
facility would be accessed through one 11-foot (including splays) curb cut at the northeastern
portion of the development site along East 16th Street. A resident entering the garage would pull
into an approximately 100-foot-long access zone and leave the vehicle on a parking tray
contained on a turntable. The resident would exit to the parking vestibule and use a touchscreen
to instruct the automated system to store the vehicle. The automated system would scan the
vehicle to ensure it is empty, align the vehicle with the parking stalls below, lower the tray
containing the vehicle into the subsurface parking area and move the tray containing the vehicle
along a floor mounted track to the assigned parking space. A resident would similarly use the
touchscreen in the parking vestibule to summon the vehicle, and the automated system would
bring the vehicle up to the ground floor level, turning the vehicle to face the garage entrance/exit
on East 16th Street. It would take between 2.5 and 3.5 minutes to retrieve a vehicle.
As a part of the proposed development, the applicant proposes to restore and repair certain
elements of the façade of the (Former) Century Association Building to better align with the
historic condition, as outlined in the Certificate of Appropriateness and Memorandum of
Understanding (MOU) issued by LPC on January 22, 2018. An LPC restrictive declaration will
be recorded against the site to bind the owner to perform continuing maintenance on the façade
and exterior architectural elements of the (Former) Century Association Building to maintain its
historic character.
To facilitate the proposed development, the applicant is seeking to modify height, setback and
side year regulations and the minimum distance between buildings pursuant to ZR Section 74711 (C 180183 ZSM).
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Pursuant to ZR Section 23-662, the maximum base height for buildings developed in a C6-2A
zoning district is 85 feet. Above the base height, buildings on narrow streets in C6-2A districts
are required to set back 15 feet from the street line. The maximum building height is 120 feet.
The proposed development would have a maximum base height of 230 feet, or 19 stories, before
setback; a series of setbacks, with each story setting back two feet five inches from the story
below, beginning at the 19th story; and an overall building height of 283 feet.
Pursuant to ZR Section 23-462, no side yards are required in C6-2A districts, but any open area
provided along a side lot line is required to be at least eight feet wide. The existing building
directly to the east of the proposed development site is built to the lot line and rises to a height of
158 feet and the proposed development would be similarly built to the lot line up to a height of
230 feet (19th story) where no open area on the development site would be provided. From the
19th story to the 20th story, an open area of two feet five inches would be provided. From the 20th
story to the 21st story, an open area of four feet 11 inches would be provided. From the 21st story
to the roof, and open area of seven feet five inches would be provided. And an open area of eight
feet would be provided from the roof to the top of the bulkhead. The applicant seeks modification
to the side yard regulations pursuant to ZR Section 23-462 to permit the proposed development
to have open areas of less than eight feet along the side lot line beginning at a height of 158 feet
or just above the 13th story.
Pursuant to ZR Section 23-711, in C6-2A districts, a minimum of 50 feet is required between any
wall and any window legally required for light and air. The applicant seeks modification to the
minimum distance between buildings to permit the residential windows on the fourth floor of the
proposed development to be located 30 feet from the wall of the existing building at 115 East
15th Street, which is built to the lot line.
The applicant is also seeking a special permit pursuant to ZR Sections 13-45 and 13-451(a) (C
180264 ZSM). Within the Manhattan Core – which the ZR defines as the area within Community
Districts 1 through 8 – Section 13-11(a) allows a maximum number of accessory off-street
parking spaces for residential use in an amount equal to 20 percent of the total number of dwelling
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units. The proposed development would contain between 40 and 55 residential dwelling units,
which would allow up to eight or 11 parking spaces as-of-right, depending on the final residential
dwelling unit count. The applicant requests a special permit pursuant to ZR Sections 13-45 and
13-451(a) (Additional parking spaces for residential growth) to provide up to an additional 15
parking spaces, for a total of up to 23 parking spaces, in an automated accessory residential
parking facility.

ENVIRONMENTAL REVIEW
This application (C180263 ZSM), in conjunction with the related action (C 180264 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 designated CEQR number is
18DCP159M. The lead is the City Planning Commission.
After a study of the potential environmental impact of the proposed action, as described in the
Environmental Assessment Statement, a negative declaration was issued on May 21, 2018.

UNIFORM LAND USE REVIEW
This application (C 180263 ZSM) and the application for the related action (C 180264 ZSM)
were certified as complete by the Department of City Planning on May 21, 2018 and duly
referred to Manhattan Community Board 5 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 5 held a public hearing on this application (C 180263 ZSM) on June 6, 2018
and on that date, by a vote of 36 in favor, one in opposition, and with two abstentions, adopted a
6
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resolution recommending disapproval.
Borough President Recommendation
This application (C 180263 ZSM) was considered by the Manhattan Borough President, who
issued a recommendation on July 19, 2018, to disapprove the application unless Mandatory
Inclusionary Housing (MIH) is applied in accordance with ZR Section 23-92.
City Planning Commission Public Hearing
On July 11, 2018 (Calendar No. 5), the City Planning Commission scheduled July 25, 2018 for a
public hearing on this application (C 180263 ZSM) and the applications for the related action (C
180264 ZSM). The hearing was duly held on July 25, 2018 (Calendar No. 29). There were 15
speakers in favor of the application.
An applicant team, consisting of seven people including the land use attorneys, project architect
and developer, spoke in favor of the proposal. The developer provided an overview of the
proposed project and the existing conditions of the project area and surrounding area, stating that
the project would be expected to reduce traffic in the immediate area by 10 to 15 percent by
replacing the existing 196-space nine-story parking facility on the development site with the
proposed 21-story mixed-use building with 23 residential accessory parking spaces. The project
architect stated that the building was designed to fit harmoniously with the context of the
surrounding area. The land use attorney stated that, although not required by the proposed actions,
the developer is mindful of the City’s goal of supporting affordable housing and has been in
contact with elected officials about a proposed contribution to an affordable housing fund and
has also contacted several not-for-profits to see how a contribution might be most effectively
used.
A representative from the New York Building Congress, a non-profit advocacy group, spoke in
favor of the proposal, stating that the proposed development site is an ideal location for
development and that the proposed project would promote walkability and decrease dependence
on vehicles. The representative also stated that the proposed project would result in an attractive
and contextually appropriate building as well as the restoration and long-term maintenance of the
7
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landmarked (Former) Century Association Building.
A representative from the Association for a Better New York, a non-profit group, spoke in favor
of the proposal, stating that the proposal is an example of smart growth and would benefit the
community by replacing the existing parking garage with a mixed-use building sensitive to the
surrounding context and would provide an active ground floor, create a continuous street wall
and reduce traffic flow. Further, the representative indicated that the proposed project would
facilitate the preservation of the (Former) Century Association Building.
A representative from 32BJ SEIU, a labor union, expressed support for the proposal, indicating
that the developer has committed to creating high quality permanent jobs.
The president of the Lee Strasberg Theatre and Film Institute spoke in support of the proposal,
stating that the sale of the air rights from the Lee Strasberg Theatre and Film Institute to the
developer would allow for much needed improvements to its building and would increase
scholarship opportunities.
A representative from Transportation Alternatives, a non-profit advocacy organization,
expressed support for the proposal, indicating that the proposed project would promote
walkability, decrease reliance on automobiles and decrease traffic flow in the area by 10 to 15
percent.
The Executive Director of the Union Square Partnership, a local non-profit and Business
Improvement District, spoke in favor of the proposal, indicating that the proposed development
would be in context with the surrounding area and would contribute to walkability and streetscape
improvements. The speaker noted the developer’s stated commitment to contribute to a fund for
affordable housing.
A representative from the Real Estate Board of New York (REBNY) spoke in favor of the
proposal. The speaker noted that the proposed project would facilitate the restoration and
continued maintenance of the (Former) Century Association Building, ensure the financial wellbeing of the Lee Strasberg Theater and Film Institute through the sale of air rights, and result in
8
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a contextually appropriate building that honors the period style of the Union Square area.
A representative from the Manhattan Chamber of Commerce, a non-profit, expressed support for
the proposal, indicating that the proposed project would contribute to the skyline, result in the
restoration of the (Former) Century Association Building, activate the streetscape and promote
walkability.
There were no other speakers and the hearing was closed.

CONSIDERATION
The Commission believes that this proposed special permit, in conjunction with the related
action, is appropriate.
The requested modifications to height, setback and yard regulations will permit a new building
with a base height of up to 230 feet, or 19 stories, where a series of setbacks will begin, with each
level setting back two feet five inches from the story below and rising to a total height of 283
feet, with only bulkhead located above a height of 268 feet. It will result in a 21-story mixeduse building containing a total floor area of 79,822 square feet, including 76,822 square feet of
residential floor area, 2,310 square feet of commercial floor area and 690 square feet of
community facility floor area, with up to 23 accessory parking spaces, in connection with the
establishment of a plan for the continuing maintenance of the (Former) Century Association
Building.
The Commission believes that the proposed building will be consistent with the scale of many of
the buildings in the surrounding area. The surrounding buildings range in heights from 155 to
470 feet, including the notable Zeckendorf Towers, the Consolidated Edison Company Building
and the Guardian Life Insurance Company of America Annex, with some buildings rising to
heights between 155 and 28 feet without setback.
The requested modification of the minimum distance between buildings applies only to the fourth
floor of the new building, where legally required windows will be located 30 feet, instead of 50
9
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feet, from the wall of the existing building at 115 East 15th Street on the same zoning lot. The
Commission believes that this modification is appropriate due to constraints from the existing
building, which will remain, at 115 East 15th Street, which is built to the lot line.
The Commission believes that the modifications to the height, setback and yard regulations and
the minimum distance between buildings will not have adverse effects on the structures or open
space in the vicinity in terms of scale, location or access to light and air. The modification will
facilitate the construction of a new building that is contextually appropriate and the preservation
of the historically significant (Former) Century Association Building located on a shared zoning
lot.
The Commission also believes that proposed special permit to allow additional residential
parking spaces (C 180264 ZSM) is appropriate. The development site currently contains a total
of 196 parking spaces in a nine-story public parking facility and the proposed accessory
residential parking facility containing up to 23 spaces reflects a decrease in parking on the site.
The existing parking facility is served by two curb cuts, a 35-foot-wide curb cut with three 10foot-wide access lanes and a 10-foot wide curb cut, and these curb cuts will be replaced by one
11-foot-wide curb cut in connection with the proposed development. The applicant stated during
the public hearing that the proposed project would decrease in traffic by an estimated 10 to 15
percent. The Commission believes that the reduction in the number and size of curb cuts and the
nature of the proposed development will reduce traffic flow; this in turn will reduce the potential
for conflicts between pedestrians and entering and exiting vehicles, and improve the sidewalk
condition for pedestrians along the south side of East 16th Street.
The applicant documented the new and eliminated residential units and off-street parking spaces
within one-third of a mile from the development site between 2007 and 2021, the project’s
expected build year, to demonstrate that the request for up to 15 additional accessory residential
parking spaces is reasonable and not excessive in regard to recent trends in residential
development and the provision of parking. Using data from the Department of Buildings,
Department of Consumer Affairs, and additional research performed by the applicant, the study
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found that between 2007 and 2021, the ratio of the change in off-street parking spaces to the
change in residential units without the proposed development is negative one percent. With the
proposed development containing up to a total of 23 accessory residential accessory parking
spaces and up to 55 residential units, that ratio would decrease to negative 2.6 percent. The
Commission notes that the ratio is well below 20 percent, which is the ratio of new off-street
parking spaces to new residential units permitted in new developments in Manhattan Community
District 5. The Commission therefore believes that the ratio of new off-street parking spaces to
new residential units within the proposed project demonstrates that the request for up to 15
additional residential parking spaces is reasonable and not excessive in regard to recent trends in
residential development and the provision of parking.
The Commission acknowledges the Borough President’s recommendation that the proposed
development be subject to MIH. As outlined in the CPC Report for the text amendment that
created MIH, the Commission believes that special permits that do not result in an increase of
residential density or floor area beyond what is permitted under existing zoning are not subject
to MIH. The proposed development site is located within a C6-2A district, which allows
residential density up to 6.02 FAR. The proposed development would contain 4.52 FAR of
residential floor area, which is less than the maximum residential density allowed. The requested
waivers do not increase the residential density or floor area beyond what is permitted under
existing zoning, and merely allow for the reconfiguration of already permitted floor area on the
zoning lot as well as the preservation and continuing maintenance of the (Former) Century
Association Building, located on the same zoning lot.
FINDINGS
The City Planning Commission hereby makes the following findings pursuant to Section 74-711
of the Zoning Resolution (Special Permits for Landmark Preservation):
1. Such #bulk# modifications shall have minimal adverse effects on the structures or
#open space# in the vicinity in terms of scale, location and access to light and air; and
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2. This finding is not applicable; no use modification is being requested.

RESOLUTION
RESOLVED, that the City Planning Commission finds that the action described herein will have
no significant impact on the environment; and
RESOLVED, by the City Planning Commission, pursuant to Sections 197-c and 200 of the New
York City Charter, that based on environmental determination and the consideration and findings
described in this report, the application submitted by East 16th Street Owner LLC and Trinity
Christian Center of Santa Ana, Inc. pursuant to Section 74-711 of the Zoning Resolution to
modify the height and setback regulations of Section 23-662 (Maximum height of buildings and
setback regulations), side yard regulations of Section 23-462 (Side yards for all other buildings
containing residences), and distance between building regulations of Section 23-711 (Standard
minimum distance between buildings) to facilitate the development of a 21-story mixed-use
building, on a zoning lot containing a landmark designated by the Landmarks Preservation
Commission, on property located at 109-115 East 15th Street a.k.a. 110-112 East 16th Street
(Block 871, Lots 10, 12, and 74), in a C6-2A District, Borough of Manhattan, Community
District 5, is approved, subject to the following conditions:

1. The property that is the subject of this application (C 180263 ZSM) shall be developed
in size and arrangement substantially in accordance with the dimensions,
specifications, and zoning computations indicated on the following plans, prepared by
Morris Adjmi Architects, filed with this application and incorporated in this resolution:

Drawing No.
Z-100.00
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Z-101.00
Z-103.00
Z-104.00
Z-105.00
Z-106.00
Z-107.00

Zoning Lot Site Plan
Bulk Waiver Plan
Bulk Waiver Sections
Bulk Waiver Sections
Bulk Waiver Sections
Bulk Waiver Sections

04/06/2018
04/06/2018
04/06/2018
04/06/2018
04/06/2018
04/06/2018

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.
4. Development pursuant to this resolution shall be allowed only after the attached
restrictive declaration dated August 14, 2018, executed by EAST 16TH STREET
OWNER and TRINITY CHRISTIAN CENTER OF SANTA ANA, INC., the terms of
which are hereby incorporated in this resolution, shall have been recorded and filed in
the Office of the Register of the City of New York, County New York.
5. In the event that the property that is the subject of the application is developed as, sold
as, or converted to condominium units, a homeowners’ association or cooperative
ownership, a copy of this report and resolution and any subsequent modifications shall
be provided to the Attorney General of the State of New York at the time of application
for any such condominium, homeowners’ or cooperative offering plan and, if the
Attorney General so directs, shall be incorporated in full in any offering documents
relating to the property.

13

C 180263 ZSM
CORRECTED

6. 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.

7. Upon the 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 herby granted.
8. 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 180263 ZSM), duly adopted by the City Planning Commission on
August 22, 2018 (Calendar No. 16), 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.
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MARISA LAGO, Chair
KENNETH J. KNUCKLES, ESQ., Vice Chairman
ALFRED C. CERULLO, III, MICHELLE R. DE LA UZ,
JOSEPH DOUEK, HOPE KNIGHT, ANNA HAYES LEVIN,
ORLANDO MARIN, LARISA ORTIZ Commissioners
CHERYL COHEN EFFRON Commissioner Recused
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Manhattan Community Board Five
Vikki Barbero, Chair

450 Seventh Avenue, Suite 2109
New York, NY 10123-2199
212.465.0907
f-212.465.1628

Wally Rubin, District Manager

June 15, 2018
Hon. Marisa Lago
Chair of the City Planning Commission
22 Reade Street
New York, NY 10007

Re:
110 East 16th Street, application requesting special permits to (i) modify allowable bulk
regulations to facilitate construction of a new mixed-use building, and to (ii) allow an automated
accessory parking facility with a maximum of 23 spaces at the cellar level of the proposed building

Dear Chair Lago:
At the regularly scheduled monthly Community Board Five meeting on Thursday, June 14, 2018, the
following resolution passed with a vote of 36 in favor; 1 opposed; 2 abstaining:
WHEREAS, Tishman Real Estate (“The Applicant”) has submitted an application to build a proposed 21story mixed-use building containing 40-55 market rate residential units located at 110 E. 16th Street (the
“Development Site”), between Union Square East and Irving Place and requests two zoning special
permits: 1) A special permit pursuant to Section 74-711 of the ZR of NYC to modify height, setback and
side yard regulations and the minimum distance between buildings at the Development Site to facilitate
construction of the proposed development in conjunction with the establishment of a program for
continuing maintenance of the Century Association Building, a landmarked building (the “Landmark
Special Permit”) and 2 ) A special permit pursuant to Section 13-451 of the Zoning Resolution of NYC to
allow 23 accessory parking spaces in a new parking garage (the “Proposed Accessory Garage”) at the
Development Site to accommodate residential growth (the ”Parking Special Permit”). The requested 23
parking spaces will be strictly limited to use by the residents of the Project Development only and will not
be available to the public; and
WHEREAS, The Development Site and the landmarked building are currently on one zoning lot (the
“Base Zoning Lot”); and
WHEREAS, The Applicant intends to enlarge the Base Zoning Lot (as enlarged, the “Project Area”)
pursuant to an as-of-right lot merger to include 113-115 East 15th Street, the Lee Strasberg Theater and
Film Institute, to facilitate the proposed development, from which unused FAR has been purchased and
will be added to the as-of -right FAR for the 110 East 16th Street lot; and
WHEREAS, The merged lots create a zoning lot size of 16,986 SF; and
WHEREAS, The Project Area is zoned C6-2A; and
WHEREAS, FAR is defined as the ratio of building area to the site area, which means that if a site is
10,000 sf, with an FAR of 10, then you can build 10 times the site area or 100,000 sf; and
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WHEREAS, The maximum floor area ratio (“FAR”) permitted at the Project Area is 6.5, the Maximum
residential FAR permitted is 6.02, the maximum commercial FAR permitted is 6.0 and the Maximum
community facility FAR permitted is 6.5; and
WHEREAS, Up to 110,409 sf of floor area is permitted, up to 102,409 sf of residential floor area is
permitted, up to 101,916 sf of commercial floor area is permitted and up to 110,409 sf of community
facility floor area is permitted as-of right; and
WHEREAS, The proposed development total floor area including existing buildings to remain will be
110, 409 sf; existing building to remain will be 30,587 sf; proposed new building will be 79,822 sf;
residential floor area of new building will be 76,822 sf, Commercial floor area of new building will be
2,310 sf, and Community Facility floor area will be 690 sf; and
WHEREAS, 58,022 sf of the 79,822 sf of the proposed new building is not as-of-right, which is 73% of
the building’s total floor area; and
WHEREAS, The Applicant is requesting a special permit to modify height, setback, and side yard
regulations Per Section 74-711 of the NYC Zoning Resolution; and
WHEREAS, Among other requirements, for the city to approve the special permit as put forth, the city
must find that "such #bulk# modifications shall have minimal adverse effects on the structures or #open
space# in the vicinity in terms of scale, location and access to light and air"; and
WHEREAS, The C6-2A zone has a minimum base height of 60 feet and a maximum base height of 85
feet, above which a 15 foot setback is required specifically along narrow streets such as E. 16th Street to
allow sunlight to reach the sidewalk and to avoid the creation of a dark canyon-like street; and
WHEREAS, The C6-2A zone has a maximum building height of 120 ft, the proposed development is 283
feet which is 2.4 times taller than permitted in this zone; and
WHEREAS, The proposed development is 283 feet high with a Base height of 230 feet for 19 stories, 3.8
times higher than the minimum as of right height of 60 feet and 2.7 times higher than the maximum as of
right height of 85 feet before the required front façade setback of 15 feet; and
WHEREAS, The zoning district requires a 15 foot front façade setback above 85 feet, the proposed
development has no setback below 230 feet and only a 2 foot 5 inch setback per floor above the 230 foot
height which means that 145 feet of the front building façade extends over the sidewalk 160% over the
setback required for this zone; and
WHEREAS, The total 283 foot height of the proposed development is 283 feet with a minimally
progressive setback at each floor of only 2 feet 5 inches meaning that the 19th floor is set back 2 feet 5
inches and the 20th floor is setback 4 feet 11 inches and the 21st floor is set back 7 feet 5 inches; and
WHEREAS, The 2 feet 5 inches setbacks at the side yards from the 19th to 21st floor is not allowed as-ofright per ZR 35-52, “if any open area extending along a side lot line is provided at any level, it shall have
a width of not less than eight feet”; and
WHEREAS, The proposed building is required to provide a rear yard setback of 50 feet from the existing
commercial building; and
WHEREAS, The Applicant is requesting a 60% reduction of the Rear Yard requirement, reducing it from
50 feet to 30 feet which will significantly reduce the amount of light and fresh air supply available at the
rear of the proposed building, as well as for all the other buildings in this block; and
WHEREAS, The permitted as-of-right off-street parking is 8-11 spaces and the proposed accessory
parking facility shall contain a maximum of 23 parking spaces, which is 42-57% of the planned
residential units; and
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WHEREAS, The Department of City Planning has issued guidance that the target quantity of parking
spaces in this area is 20% of available and planned residential units; and
WHEREAS, The Department of City Planning provides specific guidance on the method to calculate
parking as a percent of residential units; and
WHEREAS, Previous public parking garage located on premises contained 196 parking spaces; and
WHEREAS, The proposed development site is 200 feet west of Union Square, an area that provides 8
subway lines and 5 bus lines; and
WHEREAS, The project development is considering LEED Silver or Gold, and CB5 recommends LEED
Gold or Platinum and building systems that maximize the use of durable passive systems; and
WHEREAS, The residents of the neighborhood are concerned with the weekend construction currently
permitted for the renovation of Washington Irving High School on the same street and ask that the City
does not approve weekend construction hours for this project; and
WHEREAS, The application includes a restoration plan for the landmark owned by Trinity Christian
Center of Santa Ana, Inc., currently valued at $2 million; and
WHEREAS, The development will cast shadows on light-sensitive resources, including Gramercy Park,
Union Square Park, Park Avenue Mall and a number of landmarked buildings but because of the spotzoning nature of the proposed development, according to the antiquated CERQ technical manual, it does
not reach any threshold requiring mitigation; and
WHEREAS, The environmental impact on Gramercy Park has not been assessed; and
WHEREAS, The zoned elementary school serving the proposed residential development is currently
operating at 132% utilization rate and is among the most overcrowded elementary schools in Manhattan
but because of the spot-zoning nature of the proposed development, according to the antiquated CERQ
technical manual, it does not reach any threshold requiring mitigation; and
WHEREAS, One of the zoned middle schools serving the residential development and located in the
immediate vicinity of the development is currently operating at 149% utilization rate and is among the
most overcrowded middle schools in Manhattan but because of the spot-zoning nature of the proposed
development, according to the antiquated CERQ technical manual, it does not reach any threshold
requiring mitigation; and
WHEREAS, As The Applicant is asking for a waiver for the #bulk# modifications and not additional
floor area, it claims that it does not automatically trigger MIH (Mandatory Inclusionary Housing) and all
40-55 proposed new units can therefore be rented/sold at market rate;
WHEREAS, The only "objectives" referenced in ZR Section 74-32 are set forth in ZR Section 23-92:
"The Inclusionary Housing Program is established to promote the creation and preservation of housing for
residents with varied incomes in redeveloping neighborhoods and to enhance neighborhood economic
diversity and thus to promote the general welfare"; and
WHEREAS, ZR Section 74-32, entitled “Additional considerations for Special Permit Use and Bulk
Modifications,” reads: “Where a special permit application would allow a significant increase in
#residential floor area# and the special #floor area# requirements in #Mandatory Inclusionary Housing
areas# of paragraph (d) of Section 23-154 (Inclusionary Housing) are not otherwise applicable, the City
Planning Commission, in establishing the appropriate terms and conditions for granting of such special
permit, shall apply such requirements where consistent with the objectives of the Mandatory Inclusionary
Housing program as set forth in Section 23-29 (General Provisions)”; and
WHEREAS, The Department of City Planning has defined a “significant increase” as 10 residential units
or 12,500 sf of residential floor area; and
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WHEREAS, Alterations to rear yard, height and setback, and street frontage requirements that the
applicant is requesting would result in the creation of an additional 58,022 SF of residential floor area, far
exceeding the “significant increase” threshold established in the zoning code; and
WHEREAS, This building would alter the character of the block significantly, and as Community Board
Five believes that this application should have triggered MIH provisions for the creation of affordable
housing, that the applicant commit to the creation of affordable housing elsewhere in the district that is
equivalent to the number of units that would have been created as part of this development had MIH been
triggered; and
WHEREAS, Although the applicant is reportedly working with Council Member Rivera to find a
partnering developer and an affordable housing project within the district, no such commitment has been
made of yet, and no reports of any progress to this end; and
WHEREAS, The applicant was to report to Community Board Five’s Land Use, Housing and Zoning
Committee about a specific financial commitment they would make to a specific affordable housing
project at another site located within the CB5 District by the June 6th committee meeting, but no
affordable housing developer, no affordable housing project and no financial commitment was presented
by the applicant at this meeting; therefore be it
RESOLVED, Community Board Five recommends denial of the application to build a proposed 21story mixed-use building containing 40-55 market rate residential units located at 110 E. 16th Street,
between Union Square East and Irving Place, and denial of two zoning special permits: 1) A special
permit pursuant to Section 74-711 of the ZR of NYC to modify height, setback and side yard regulations
and the minimum distance between buildings at the Development Site to facilitate construction of the
proposed development in conjunction with the establishment of a program for continuing maintenance of
the Century Association Building, a landmarked building (the “Landmark Special Permit”) and 2 ) A
special permit pursuant to Section 13-451 of the Zoning Resolution of NYC to allow 23 accessory
parking spaces in a new parking garage (the “Proposed Accessory Garage”) at the Development Site to
accommodate residential growth (the ”Parking Special Permit”).
Thank you for the opportunity to comment on this matter.

Sincerely,

Vikki Barbero
Chair

Charles Jordan
Chair, Land Use, Housing & Zoning Committee
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