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Recommendation on ULURP Application No. C200012ZSM & C200013ZSM
215-225 West 28th Street Parking Special Permits
By 215 West 28th Street Property Owner LLC

PROPOSED ACTION

215 West 28th Street Property Owner LLC, the owner of 213-219 and 221-227 215-225 West
28" Street (Manhattan Block 778, Lots 25 and 31) is seeking a zoning special permit pursuant to
Sections 13-45 and 13-451 of the New York City Zoning Resolution (ZR § 13-45 and ZR § 13-
451). The proposed action would allow an additional 44 parking spaces which would be
distributed between two different garages in two new buildings at 213-219 and 221-227 West
28" Street in Manhattan Community District 5 (the “Proposed Development™).

In order to obtain a permit pursuant to Section 13-45 of the Zoning Resolution, the City Planning
Commission must find that!:

(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;

(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, 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 Commission must also find that the proposed off-street parking facility meets the findings
set forth in ZR § 13-4512, which require that the number of spaces is “reasonable and not

Ihttps://zr.planning.nyc.gov/article-i/chapter-3#13-45
2 https://zr.planning.nyc.gov/article-i/chapter-3/13-451



No. C200012ZSM & C200013ZSM — Garage Special Permit
Page 2 of 4

excessive in relation to recent trends in close proximity to the proposed facility” including any
changes in the number of residential units and the number of local public and off-street parking
spaces. Alternatively, the Commission may grant the special permit if the total number of
parking spaces does not exceed 20 percent of the total number of dwelling units.

BACKGROUND

In 2011, the project site was rezoned from an M1-5 district to a newly-created M1-6D district (C
100063 ZMM and N 110285 ZRY). That rezoning encompassed the blocks beyond 100 feet
from 71" and 8™ Avenues, between the north side of West 28" Street to the south side of West
30" Street. This rezoning was approved with the intention of preserving the neighborhood’s
character while allowing residential growth and the creation of affordable housing through the
Inclusionary Housing program. In M1-6D districts, residential development is as-of-right as long
as it occurs on lots that did not have buildings with over 40,000 square feet of floor area as of
April 25, 2011.

Proposed Development

The applicant has been constructing two 20-story, 210-foot tall buildings with sub-cellar levels
and one curb cut since 2018. The building at 213-219 West 28" Street (Building A) will contain
approximately 87 residential units, 14,080 gross square feet of retail, and 20 accessory parking
spaces, as allowed as-of-right. The building at 221-227 W. 28" (Building B) will have
approximately 112 residential units, 11,349 gross square feet of retail space, and 24 accessory
parking spaces, as allowed as-of-right.

The special permit for Building A would allow for a 41-space automated accessory residential
parking garage. The maximum number of accessory parking spaces permitted as-of-right for 87
dwelling units is 20. The proposed parking garage would be 18,028 square feet of parking area,
occupying 8,125 gross square feet of building floor slab through an automated tray system.

The special permit for Building B would allow for a 36-space automated accessory residential
parking garage. The maximum number of accessory parking spaces permitted as-of-right for 112
dwelling units is 24. The proposed parking garage would be 18,678 square feet of parking area,
occupying 6,935 gross square feet of building floor slab, also through an automated tray system.

The applicant proposes parking garages that will place cars in parking spaces using trays and
conveyor belts. These automated parking systems will be utilized via an Automated Parking

Management Software on a mobile phone application and will not require any attendants on

either premises.

Area Context
The Proposed Development is located in a M1-6D zoning district in Manhattan Community

District 5 on the south side of West 28" Street between 7" and 8" Avenues. The predominant
zoning districts around the Proposed Development are M1-5 and C6-2.
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Adjacent to the project site on the west side is a 12-story office building, and to the east is a 14-
story multi-family elevator building. Across the street are Fashion Institute of Technology
facilities, which include a 10-story and 6-story building.

The area is very well served by mass transit, as Penn Station is two blocks north on West 31
Street. The station provides access to the A, C, E, 1, 2, and 3 Subway lines, along with the Long
Island Railroad, New Jersey Transit, and Amtrak. The area is also served by the 28" Street
station of the 1 train, while the M20 bus route runs north along 8" Avenue and south along 7™
Avenue.

COMMUNITY BOARD RESOLUTION

Manhattan Community Board 5 Land Use Committee held a hearing on the application on
September 28, 2022. Board members unanimously voted to recommend denial of the application
during this hearing. Members cited the transit-rich nature of the surrounding area, the lack of
vehicle ownership in the neighborhood, and a lack of justification in terms of neighborhood
need. During the hearing, Board members also expressed concern of pricing and availability for
those in affordable housing units on the development site, and precedent setting for neighboring
developments.

BOROUGH PRESIDENT’S COMMENTS

The neighborhood where the proposed project is located is rich with public transportation
alternatives and has lower levels of car ownership. As such, creating more parking spaces is not a
neighborhood priority. While | understand that the applicant demonstrated a net loss in parking
spaces in the community, | do not believe that it is necessary to grant a special permit to remedy
the decrease.

The number of parking spaces available to residents significantly influences behavior when it
comes to car usage. Academic studies have shown that buildings with just one parking space per
unit have more than twice the car ownership rate of buildings that have no parking. The parking
space-to-residential unit ratio in any given building influences car ownership, vehicle travel, and
transit use.® During a time when New York City is actively grappling with and adapting to the
effects of climate change on our homes, built environment, and health, it is counterproductive to
encourage the use of personal vehicles. The need to shift behavior is so urgent that our City is
having conversations about eliminating parking requirements, not making it possible to build
more parking.

3 MillardBall West Rezaei Desai SFBMR_UrbanStudies.pdf (ucsc.edu)
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BOROUGH PRESIDENT’S RECOMMENDATION

| therefore recommend denial of the application.

Mark Levine

Mk A

Manhattan Borough President



