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Recommendation on
ULURP Application No. C 160275 ZSM – 532 West 20th Street 
by DDG 532 West 20th Street LLC


PROPOSED ACTIONS

DDG 532 West 20th Street LLC (the “applicant”) seeks approval of a special permit pursuant to Section 13-45 and Section 13-451 of the City of New York Zoning Resolution (ZR) to allow an accessory off-street parking garage with a maximum capacity of 10 spaces on the ground floor of a proposed nine-unit residential building located at 532 West 20th Street (Block 691, Lot 50), in a C6-2 District in Subarea E within the West Chelsea Special Purpose District of Manhattan Community District 4. 

The special permit requires that all of the applicable conditions of ZR § 13-20 (SPECIAL RULES FOR MANHATTAN CORE PARKING FACILITIES) be met and that the findings of §13-45 and 13-451 have been met. These findings are as follows:
(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, 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;
(5) such parking facility will not be inconsistent with the character of the existing streetscape; and
(6) 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:
(a) the increase in the number of dwelling units; and 
(b) 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. 



PROJECT DESCRIPTION

The project site comprises a 4,600 square feet tax lot on Block 691, which is bounded by West 20th Street to the north, Tenth Avenue to the east, West 19th Street to the south, and Eleventh Avenue to the west. The applicant is seeking a special permit pursuant to ZR § 13-45 and 13-451 to build an accessory parking garage with a maximum of 10 spaces in a proposed residential building. The project site’s existing one-story building is occupied by the Anton Kern art gallery, which has plans to relocate to Midtown. 

Background

In 2005, the City Planning Commission (CPC) approved a zoning text amendment to create the Special West Chelsea District, and a zoning map change to accompany the new special purpose district. The project site and surrounding area were rezoned from an M1-5 District to a C6-2 District in order to permit a broad range of uses consistent with the growing mixed use character of West Chelsea. 

Proposed Development

The applicant proposes to construct an approximately 27,019 (5.89 FAR) square foot residential apartment building with nine dwelling units and ten enclosed parking spaces in the ground floor garage. The building will be 11 stories and 120 feet in height. 

The building will be as-of-right, complying with the C6-2 District maximum building height for Subarea E of the Special West Chelsea District. It will cover the entire lot, and the proposed garage will occupy approximately 3,529 square feet. The garage will contain five at-grade spaces and five spaces on stackers above, and a booth for the attendant who will maneuver cars into the parking stackers. One curb cut of 12 feet in width will be located on the south side of West 20th Street for egress and ingress by means of a two-lane driveway. 

Area Context

The project site is located in a C6-2 zoning district in Manhattan Community District 4 on the south side of West 20th Street between 10th and 11th Avenues. The project is within Subarea E of the Special West Chelsea District, and the C6-2 District comprises subareas E, F, and G, and is bounded by a line midway between West 22nd and West 23rd Streets, Tenth Avenue to the east, West 18th Street to the south, a line 140 feet easterly of Eleventh Avenue, West 20th Street, and a line 100 feet west of Tenth Avenue.  

Land uses in the area include commercial, mixed residential and commercial, and industrial uses. In the 1990s gallery owners began to convert old loft buildings and garages into art galleries, transforming West Chelsea into an arts district. More recently, the area has seen significant growth in restaurants and bars. Residential uses include walk-up tenements, multi-family residential buildings along Tenth Avenue, and loft buildings converted for residential use. Immediately to the west of the project site is the State-owned Bayview Prison site, which is subject to an RFP by Empire State Development (ESD) for adaptive reuse. 

The closest subway line is the A C E line on Eighth Avenue, which is two and a half blocks to the east. The nearest of these stations are the West 23rd Street local stop and the express train at West 14th Street. The M12 bus runs north along Twelfth Avenue and south along Eleventh Avenue from Columbus Circle to Abington Square in the West Village; the M11 bus runs north and south from the West Village to Riverbank Park along Tenth and Ninth Avenues; the M23 bus runs crosstown along 23rd Street in both directions; and the M14D bus runs crosstown along 14th Street from Chelsea Piers to the Lower East Side.

Proposed Actions

The applicant seeks a Parking Special Permit pursuant to ZR § 13-45 and 13-451 to allow additional accessory parking spaces for residential growth in order to construct a 10-space accessory residential parking garage. Only two spaces are permitted as-of-right for nine dwelling units. No reservoir spaces are required.

The applicant’s residential growth parking study analysis is attached with their certification packet documents, and it shows that absent the proposed project, the residential growth parking ratio for the study period 2005 to 2017 is 17.1 percent (244 parking spaces to 1,428 residential units). With the proposed project, the residential growth parking ratio would increase to 17.7 percent (254 spaces to 1.437 units).


COMMUNITY BOARD RECOMMENDATION

At its Full Board meeting on October 5, 2016, Manhattan Community Board 4 (CB4) approved a resolution recommending approval with conditions of the application for a special permit to allow a 10-space accessory parking garage, by a vote of 26 in favor; 9 opposed; and 2 abstaining. CB4’s recommendation is based on the belief that the small number of additional spaces asked for in the special permit meets the findings and would have a minimal impact on the neighborhood. The conditions are that the building’s owners not be permitted to sublet their parking spaces and that any spaces not bought by residents be made available to the public only on a monthly rental basis.

CB4 also underscored their general objections to the Department of City Planning’s parking calculation methodology as it pertains to West Chelsea, which they have raised numerous times in the past. As West Chelsea was a manufacturing district with an oversupply of off-street parking at the beginning of the ten-year look-back period, there is doubt over the suitability of those numbers as a benchmark for the appropriate number of parking spaces for the neighborhood today.



BOROUGH PRESIDENT’S COMMENTS

Alongside CB4, the Borough President has called on the Department of City Planning and the City Planning Commission to consider a more robust set of factors in the parking methodology analysis. These include the absolute availability of parking, the supply of parking prior to the ten-year look-back and the current capacity and utilization rate of parking facilities in the neighborhood, access to mass transit and distance from arterial roadways; and, finally, to evaluate the garage design and its interface with the pedestrian realm. In particular, recommendations from this office on prior parking special permits have stressed the importance of considering the utilization rate of parking facilities prior to the ten-year look-back period. This would provide a more complete picture of the parking needs of an area, and better account for neighborhoods like West Chelsea that had an abundance of surface parking ten years ago.

The Borough President believes that proximity to mass transit and distance from arterial roadways should also be a major consideration of the parking methodology. In this case, while the project site is served by public transportation, it is also located in the periphery of the borough; the nearest subway line is two and a half avenue blocks to the east. The project site does not enjoy easy access to multiple regional transportation systems, as do some other parking special permit project sites that have come before this office. Thus, it seems to be an appropriate location for light, destination-based car storage and usage.

As per the conditions raised by the Community Board, the applicant also proposes that the owners of the parking spaces would not be allowed to sublet their spaces, and that upon sale of their residential unit, they would also give up their parking spaces. Furthermore, should any of the ten spaces go unpurchased by the owners of the residential units, they would be made available to the public only on a monthly rental basis. 

The applicant meets the individual findings for a special permit pursuant to ZR §13-45 and 13-451 as currently structured by the Zoning Resolution. Our office believes that the eight additional parking spaces would not unduly interrupt the flow of pedestrian traffic, result in any undue conflict between pedestrian and vehicular movements, interfere with the functioning of streets, create serious congestion, or otherwise substantially impact the neighborhood. Based on these findings and the additional considerations the Borough President has for these proposals, the Borough President recommends approval of the special permit. However, the Borough President once again urges the Department of City Planning and the City Planning Commission to reconsider the parking calculation methodology to include a more robust set of factors.



BOROUGH PRESIDENT’S RECOMMENDATION

Therefore, the Manhattan Borough President recommends approval of ULURP Application No. C 160275 ZSM.
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