
















































































 

 

Business License & Permits Committee     Item #: 04 1 
 2 
September 7, 2016  3 
 4 
Vincent G. Bradley 5 
Chairman 6 
New York State Liquor Authority 7 
80 S. Swan Street, 9th Floor 8 
Albany, New York 12210  9 
 10 
Re: Blokes Retail LLC 11 
 696 9th Avenue (48/9) 12 
 New On-Premise Liquor License   13 
 14 
Dear Chairman Bradley: 15 

 16 
Manhattan Community Board 4 (MCB4) recommends denial of a New On-Premise Liquor License 17 
application for Blokes Retail LLC – 696 9th Avenue (48/9), unless the attached stipulations, agreed to 18 
and signed by the applicant, are part of the method of operation for this establishment with hours of 19 
operation 10a.m. – 12a.m. Monday – Saturday, 10a.m. – 8p.m. Sunday; capacity of less than 75, 4 20 
counters, 21 seats, 1 stand-up bar with 12 seats and an outdoor space with capacity 15, 12 tables and 20 21 
seats. 22 
 23 
Sincerely, 24 
 25 
 26 
 27 
Delores Rubin 
Chair 
 

Burt Lazarin 
Co-Chair 
Business License & Permits 
Committee  

Frank Holozubiec 
Co-Chair 
Business License & Permits 
Committee  

 28 
 29 
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NEdsdsds 9 
NEW BUSINESS – CHELSEA LAND USE COMMITTEE  Item#: 05 10 

For Ratification  11 
August 18, 2016 12 
         13 
Carl Weisbrod 14 
Chair     15 
City Planning Commission 16 
120 Broadway,  17 
New York, NY  10271 18 
 19 
Howard Zemsky 20 
President 21 
Empire State Development 22 
633 Third Avenue 23 
New York, NY 10017 24 
 25 
Re:  The Women’s Building at 550 West 20th Street: Requested Zoning Overrides and 26 
Other Issues 27 
 28 
Dear Mr. Weisbrod and Mr. Zemsky:  29 
 30 
Because Manhattan Community Board 4 (MCB4) has a modified schedule during the summer, 31 
the Chelsea Land Use Committee (CLU) only had a preliminary informational presentation of 32 
the application at its April committee meeting and was not able to review the full application 33 
before the Empire State Development comment period ended. The following recommendations 34 
and agreements were formed from discussions at the Chelsea Land Use Committee, and at a 35 
series of smaller meetings with MCB4 leadership and the applicant. Small meetings with the 36 
applicant took place on January 14th, March 29th, April 27th, June 30th and August 17th.  It is 37 
anticipated that this letter will be ratified at the next Full Board meeting on September 7th, 2016. 38 
 39 
The Goren Group seeks to develop the former Bayview Correctional Facility at 550 West 20th 40 
Street into the Women’s Building, a center for non-profit women’s organizations. The Goren 41 
Group, following ESD Design Guidelines, is seeking 15 zoning overrides for the development of 42 
the property. 43 
 44 
As we have stated previously, MCB4 enthusiastically supports the goals of the Goren Group and 45 
welcomes a space for girls’ and women’s rights groups. We have reviewed the proposed 46 
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overrides, including the detailed explanations and follow-up clarifications provided by the 1 
applicant. 2 
 3 
We recommend the following: 4 
 5 

• Approval of two proposed overrides 6 
 Minimum and maximum base heights 7 
 Yard regulations 8 

• Modification of proposed maximum building height 9 
• Denial of three proposed overrides 10 

 As-of-right accessary uses on rooftop 11 
 As-of-right rooftop greenhouse 12 
 Sign regulations (expansion of permitted coverage) 13 

• Shifting two proposals for restrictions to a contract between the applicant and ESD 14 
 Height limit for permitted rooftop obstructions  (lower limit than ZR regulation)  15 
 Use regulations (prohibiting certain uses). 16 

 17 
MCB4 also has comments on other issues: preservation of historic features, public access, 18 
programming, and employment opportunities for community residents. 19 
 20 
 21 
 22 
Zoning Override Requests and MCB4 Recommendations 23 
 24 
Rooftop Uses 25 
 26 
Accessory Uses  27 
 28 
MCB4 recommends denial of the requested overrides of ZR 12-10 and ZR 32-412 (all uses to be 29 
located within completely enclosed buildings) so that any uses accessory to community facility 30 
uses and commercial uses could be located as-of-right on the rooftop.  We do not support a 31 
blanket approval for all such uses without knowing what these uses would be. We recommend 32 
that when the applicant knows which uses are planned for the rooftop or other open spaces, a 33 
request for a zoning override for those uses be submitted so that MCB4 can comment on them. 34 
 35 
Greenhouse 36 
 37 
MCB4 recommends denial of the requested waivers of ZR 75-01 and ZR 33-42 so that the 38 
applicant can construct a rooftop greenhouse as-of-right, avoiding the City Planning Chair 39 
Certification for a rooftop greenhouse. ZR 33-42 states that rooftop greenhouses are permitted 40 
pursuant to ZR 75-01 (Certification for Rooftop Greenhouses) which says:  41 
 42 

               Plans submitted shall include sections and elevations, as necessary to demonstrate 43 
compliance with the provisions of paragraphs (a) through (f) of this Section, as 44 
applicable. A copy of the proposed rooftop greenhouse plan shall be delivered to the 45 
affected Community Board, which may review such proposal and submit comments to 46 
the Chairperson of the Commission. The certification of a rooftop greenhouse shall not be 47 
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complete until the earlier of the date that the affected Community Board submits 1 
comments regarding such proposal to the Chairperson of the Commission or informs the 2 
Chairperson that such Community Board has no comments; or 45 days from the date that 3 
such proposal was submitted to the affected Community Board. 4 

MCB4 is generally supportive of the concept of a rooftop greenhouse but should have the 5 
opportunity to review and comment on a specific rooftop greenhouse proposal as provided in ZR 6 
75-01. 7 
 8 
MCB4 Rooftop Use Stipulations  9 
 10 
Rooftop uses have created disturbances for nearby neighbors throughout CD4. MCB4 requests 11 
that the applicant agree to stipulations about the use of the rooftop: 12 

• Lighting that points down and is shaded 13 
• No amplified music 14 
• No third party promoters 15 
• No full liquor license 16 
• Liquor license limited to only beer and wine 17 
• No liquor license for catering 18 
• Specific hours for ending night use. 19 

We are pleased that the applicant is willing to make a written commitment to rooftop use 20 
stipulations. 21 
 22 
Permitted Obstructions 23 
 24 
The applicant has clarified that the project should have a lower permitted rooftop obstruction 25 
height (30 feet) than the maximum permitted by the Zoning Resolution (40 feet).  ZR 33-26 
42(f)(3)(ii) states that for buildings over 120 feet, permitted obstructions for rooftop mechanical 27 
equipment shall be limited to 40 feet. GPP Design Guidelines specify that the maximum height 28 
for such permitted obstructions should be 30 feet. MCB4 supports this lower height and believes 29 
that because the proposal is more restrictive than the existing zoning regulation, this modified 30 
permitted height limit for rooftop obstructions should be in a contract between the applicant and 31 
ESD, not identified as a zoning override. 32 
 33 
Maximum Building Height 34 
 35 
The Special West Chelsea District (SWCD), adopted in 2005, was carefully crafted to permit 36 
higher densities and heights on the avenues, with lower densities and heights on the narrower 37 
side streets. Both the Main Building site and the Annex site are in the SWCD.  The Main 38 
Building site is in Subarea D which was mapped along Eleventh Avenue and has a maximum 7.5 39 
FAR and building height limit of 250 feet.   The Annex site faces West 20th Street is partially 40 
located in Subarea E and partially in Subarea D. Subarea E has a lower permitted FAR and 41 
height than Subarea D.  42 
 43 
The two existing buildings suffer from several deficiencies, including floors on different levels 44 
creating difficult transitions from one building to the other and small rooms (former cells) that 45 
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are not easily transformed to office and other uses. The applicant proposes to demolish the annex 1 
building and construct a 16-story building in its place. The new building would be built to line up 2 
with the floors of the main building and could provide space for a day care center, meeting 3 
rooms and a wellness center. 4 
 5 
The applicant proposes a 190-foot tower on the Annex site that would utilize the maximum l5 6 
FAR and the maximum height permitted in Subarea D for the entire site (as stated in the ESD 7 
Guidelines). The proposed building would be 70 feet higher than the 120 foot height limit of 8 
Subarea E.  The existing buildings on the south side of West 20th Street between Tenth and 9 
Eleventh Avenues where the subject site is located are one to four stories high. Buildings on the 10 
north side of West 20th (across the street from the subject site) (one of the two SWCD M1-5 11 
zones) are taller, bulkier buildings, ranging from five to eight stories high, approximately 55 to 12 
88 feet in height. A number of buildings along Eleventh Avenue are over 20 stories high (230 – 13 
240 feet in height). The building on West 19th Street directly behind the Main Building and 14 
Annex Building is one of those. 15 
 16 
MCB4 recommends a modification of the requested override to ZR 98-423. We request that the 17 
height of the 190-foot tower on West 20th Street be lowered to 150 feet and that the excess bulk 18 
be shifted to the rear section of the Main Building site, preferably behind the building. This 150 19 
foot height would to be more consistent with the planning goals of the SWCD and more in 20 
context with nearby buildings. We recommend that the applicant and ESD be creative in 21 
designing the addition to the Main Building site. Our state elected officials will work with the 22 
applicant to resolve issues with the State Historic Preservation Office (SHPO) and ESD. 23 
The applicant points out that ESD’s RFP explicitly precluded construction on, through, or over 24 
the Main building. The applicant developed the proposed maximum massing to incorporate the 25 
amount of floor area stated by ESD, 118,493 zoning floor area as basis for their bid.  The 26 
applicant has stated however a willingness to explore the technical, design, programmatic and 27 
financial feasibility of building on, through, or over the Main building, and will work with ESD 28 
and SHPO to assess if other schemes are viable. We are pleased that the applicant has agreed to a 29 
written commitment to MCB4 to investigate options for shifting the tower’s excess floor area to 30 
the Main building site. 31 
 32 
The basic FAR in the Special West Chelsea District is 5.0. This base FAR can be increased to a 33 
maximum of 7.5 FAR if affordable housing is provided (1.25 FAR bonus) and if a High Line 34 
Improvement is provided (1.25 FAR bonus). Since the Women’s Building is a unique project 35 
designated for an important underserved purpose and is preserving an historic Chelsea waterfront 36 
building, MCB4 approves its utilization of an FAR of 7.5 without providing affordable housing 37 
or a High Line Improvement. MCB4 wishes to emphasize, however, that the Women’s Building 38 
is a special case and does not set a general precedent.  Other projects proposed in the SWCD 39 
should not expect to achieve an FAR higher than 5.0 without providing affordable housing or a 40 
High Line Improvement.  41 
 42 
Minimum and Maximum Base Heights 43 
 44 
MCB4 recommends approval of a waiver under ZR 98-423 for base heights. Under existing 45 
zoning regulations, the base height in Subarea E is 105 feet. In Subarea D the minimum base 46 
height is 60 feet and the maximum is 90 feet. The applicant proposes an override to ZR 98-423 47 
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so that in Subarea D and Subarea E the minimum base height would be 87 feet and the maximum 1 
would be 120 feet. This override would facilitate development, the use of floor area and provide 2 
for uniform floor plates.  MCB4 thinks it is reasonable, not excessive and allows the buildings on 3 
the Annex site and the Main building site to line up. 4 
 5 
Yard Regulations 6 
 7 
MCB4 recommends approval of the proposed waiver to ZR 33-23, permitted obstruction in rear 8 
yard. Currently a portion of a building up to one story but not more than 23 feet is a permitted 9 
obstruction in a rear yard. The applicant proposes that a two-story obstruction be permitted up to 10 
30 feet. MCB4 agrees with the applicant that this relatively small obstruction will match the 11 
existing Annex building rear wall and would not adversely impact the adjacent residential 12 
development to the south. 13 
 14 
Use Regulations 15 
 16 
MCB4 recommends that the proposed use regulations override (ZR 32-00) be put in a contract 17 
between the applicant and ESD instead of being identified as a zoning override. The GPP Design 18 
Guidelines specify that residential uses, not-for-profit with sleeping accommodations and hotels 19 
will not be permitted uses for the project. MCB4 supports this restriction of uses for the project.  20 
 21 
Sign Regulations 22 
 23 
The applicant requests an override to ZR 32-642, non-illuminated signs to remove the 500 24 
square-foot cap of maximum surface area for non-illuminated signs and allow maximum surface 25 
area of 3 times the length of zoning lot street frontage along 20th Street, 5 times the length of 26 
zoning lot street frontage along 11th Avenue. And to allow 8 times the length of articulation at 27 
intersection of 20th Street and 11th Avenue, for the existing building. The applicant points out 28 
that the cap of 500 square feet has been overridden in the GPP Design Guidelines to allow the 29 
opportunity of signage for multiple tenants of the proposed building. Because the Main 30 
building’s entrance is at a chamfered corner and it might be unclear as to how to apply the square 31 
foot cap to that corner façade the GPP Design Guidelines overrides the zoning by generating 32 
regulations for articulated-corner signage.  33 
 34 
The applicant proposes an override of ZR 32-643 (illuminated non-flashing signs) to increase the 35 
amount of illuminated non-flashing sign coverage: up to 300 square feet or surface area on the 36 
Eleventh Avenue and the West 20th Street frontage equaling a total of 600 square feet of 37 
illuminated signage (on both frontages of the project) with no illuminated signs directly facing 38 
residential buildings. This total of 600 square feet would be in addition to the non-illuminated 39 
signs. 40 
 41 
MCB4 is pleased that the applicant has committed to no flashing signs but recommends denial of 42 
these two proposed waivers because the amount of signage requested, if implemented to the 43 
maximum coverage, does not respect the historic Main building and is not consistent with 44 
neighborhood character. We feel strongly that sign bands on both the 20th Street and the Eleventh 45 
Avenue sides of the Main building would detract from the historic features of both facades. 46 
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MCB4 may support some expansion of sign coverage rules but without specific proposals, 1 
cannot fully support the requested permitted expansion of sign coverage. 2 
MCB4 recommends a different approach to signage similar to the Landmarks Preservation 3 
Commission (LPC) process.  Applicants whose buildings are either designated landmarks or 4 
within a landmark district submit an application to LPC which is sent to the community board for 5 
review and advisory comment. The application describes the signage (location, materials, etc.). 6 
LPC considers community boards’ comments and makes the final decision. The State Historic 7 
Preservation Office could similarly consult with MCB4 on the Women’s Building sign 8 
proposals. We are pleased that the applicant has agreed to this approach and will give MCB4 a 9 
written commitment to that effect. 10 
 11 
The applicant proposes to erect a projecting sign similar to the “Seaman’s House” sign on the 12 
Eleventh Avenue side of the Main building which would have the project’s name, “Women’s 13 
Building” instead of “Seamen’s House”. The applicant points out that the GPP Design 14 
Guidelines have established maximum dimensions and areas that would facilitate the re-creation 15 
of the old signage.  16 
 17 
MCB4 has seen photos of the old Seaman’s House sign, finds it attractive and supports the idea 18 
of using a feature that recalls the original use of the building. We are pleased that the applicant 19 
proposes to re-create the projecting sign with the current use:  “Women’s Building”. We 20 
anticipate that a review of this sign will be part of a sign package that the applicant will come 21 
back to MCB4 for comments.  22 
 23 
Applicant’s Commitment Letter to MCB4 24 
 25 
At a meeting on August 17, 2016 the applicant agreed to write a letter to MCB4 committing to: 26 

1. Rooftop use stipulations 27 
2. Working with EDC, SHPO, elected officials and MCB4 to investigate shifting floor area from the 28 

proposed tower on the Annex site to the Main building site so that the height of the tower would 29 
be lowered to 150 feet instead of 190 feet. 30 

3. Establishing a process for the review by MCB4 of a proposed signage package. 31 

Other Issues 32 
 33 
Preservation of Historic Features 34 
 35 
MCB4 is pleased that the applicant intends to preserve many interior and exterior historic 36 
features of the Main Building. We call attention to the importance of maintaining the integrity of 37 
the front corner, the building envelope, the terra cotta tiles and the original light features at the 38 
building entrance. We encourage the applicant to use a contractor with experience in restoring 39 
historic buildings. 40 
 41 
Public Access 42 
 43 
MCB4 is concerned that the building provide reasonable public access to the historically 44 
significant aspects of the Main building. We understand that security issues may place some 45 
restrictions on access to the building. So far it appears that the front lobby would be publicly-46 
accessible and may include an art gallery, as well as a café or restaurant, and that public tours of 47 
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the building will most likely be offered. We strongly encourage the applicant to arrange a way 1 
for the local residents to enjoy the large swimming pool. 2 
 3 
 4 
Programming and Employment Opportunities 5 
 6 
We also are concerned that programming and services target not only global women’s issues, but 7 
also address the needs of the local community, including job opportunities in the construction 8 
and operation of the Women’s Building. The applicant has committed to notify MCB4 when 9 
such opportunities are available. We urge the applicant to go beyond simple notification and 10 
actively seek qualified job applications from the community. We also would support 11 
organizations located in the Women’s Building that could offer job training to the local 12 
community. 13 
 14 
We look forward to the transformation of this important site which is part of Chelsea’s historic 15 
waterfront and our continued engagement with the applicant to advance the Women’s Building. 16 
 17 
Sincerely, 18 
 19 
 20 
Delores Rubin      21 
MCB4 Chair      22 
 23 
 24 
 25 
 26 
 27 
John Lee Compton, Co-Chair   Betty Mackintosh, Co-Chair 28 
Chelsea Land Use Committee   Chelsea Land Use Committee  29 
 30 
cc:  Hon. Brad Hoylman, State Senate 31 

Hon. Richard Gottfried, State Assembly 32 
Hon. Gale A. Brewer, Manhattan Borough President 33 
Hon. Corey Johnson, City Council 34 

 Goren Group 35 
 Marion Phillips. III, Sr. VP Community Relations, NYS ESD 36 
 Karolina Grebowiec-Hall, NYC DCP 37 
 Council of Chelsea Block Associations 38 
  39 
 40 



 

New Business – Chelsea Land Use Committee    Item#: 06 1 
 2 
 3 
September XX, 2016 4 
 5 
Hon. Meenakshi Srinivasan, Chair  6 
Landmarks Preservation Commission  7 
Municipal Building, 9th floor  8 
One Centre Street New York, NY 10007        9 
 10 
Re: 334 West 20th Street  11 
 12 
Dear Chair Srinivasan: 13 
 14 
Manhattan Community Board No. 4 (CB4), at its regularly scheduled meeting on September 7, 15 
2016, voted, by a vote of XX in favor, XX opposed, XX abstaining and XX present but not 16 
eligible to vote, to recommend approval of the revised application to the Landmarks Preservation 17 
Commission (LPC) for the renovation of 334 West 20th Street. 18 
 19 
The applicant's original proposal included a rooftop addition.  At its hearing on August 2, 2016, 20 
LPC requested a revised proposal that included the removal of the proposed rooftop addition, as 21 
well as the rebuilding of the rear facade.   22 
 23 
We have received the revised proposal and are pleased that the applicant has complied with 24 
LPC's requests.  We thank the applicant and recommend approval of the revised application. 25 
 26 
Sincerely, 27 
 28 
Delores 29 
Lee 30 
Betty 31 
 32 
CC: DOB 33 

 34 
 35 
 36 
 37 
 38 
 39 
 40 
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