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January 31, 2025

Champa Shanda, Chair

NYC Board of Standards & Appeals
22 Reade Street, Main Floor

New York, NY 10007

Dear Chair Shanda;

At its Full Board meeting on January 23, 2025, Community Board 2 / Manhattan adopted the
following resolution:

Resolution Concerning 214-218 West Houston Street aka 58 Downing Street — Application to the Board
of Standards & Appeals pursuant to sections 72-01 and 72-22 of the Zoning Resolution to Amend a
Previously Granted Variance to Expand an Existing Residential Health Care Facility.

Whereas:

1. Village Acquisition II, LLC, currently operating as “West Village Rehabilitation and Nursing
Center” and formerly known as “Village Care of New York” (“Village Care”), a not-for-profit
corporation constructed its Existing Building at 214-218 West Houston to provide Rehabilitation
and Nursing Care. This construction required modification of applicable height and setback, rear
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yard equivalent, and coverage regulations to meet Village Care’s programmatic needs. Now,
Village Care is seeking an amendment to the Variance to allow an enlargement of the Existing
Building onto adjacent Lot 27 (50-58 Downing Street) to accommodate 20 additional beds as well
as much needed additional physical and occupational therapy space, which would not comply
with applicable floor area ratio, height and setback, rear yard, and lot coverage regulations.

2. The proposed enlargement is necessary because of changes in the nursing home regulatory
regime, enhancements in industry best practices that have occurred in the twenty years since the
Variance was granted in 2005, and the extreme demand for nursing home beds in Lower
Manhattan that means that, for every patient currently offered care in the Existing Building, three
potential patients must be turned away (totaling 3,465 people in need of rehabilitation and nursing



Susan Kent, Chair
Valerie De La Rosa, First Vice Chair
Eugene Yoo, Second Vice Chair

Antony Wong, Treasurer
Emma Smith, Secretary

Mark Diller, District Manager
Brian Pape, Assistant Secretary

Community Board No. 2, Manhattan

3 Washington Square Village
NEw York, NY 10012-1899

www.manhattancb2.org

P:212-979-2272 F: 212-254-5102 e: info@manhattancb2.org

Greenwich Village « Littleltaly « SoHo =« NoHo « HudsonSquare = Chinatown « GansevoortMarket

February 3, 2025

Hon. Dan Garodnick

Chair, City Planning Commission
120 Broadway, 31% Floor

New York, NY 10271

Dear Chair Garodnick:

At its Full Board meeting on January 23, 2025, Community Board #2, Manhattan (CB2, Man.)
adopted the following resolution:

Resolution on 246 Spring Street

Whereas:

1.

This is an application for a three-year term to allow a 472-square-foot, open-air café in the
Dominick Hotel, which opened in 2010 as the Trump SoHo.

The café will be located in an existing 8,616-square-foot, through-block public plaza,

which is a privately-owned public space (POPS), created as part of a deal that allowed the
original developers of the hotel to build with a bonus of 20% larger than otherwise allowed.

A design for the plaza on the site was approved on May 31, 2005, but was not developed; it
was then developed pursuant to a second certification of compliance approved on August 31,
2006.

CB2 Manhattan has long taken issue with the granting of private uses in public plazas such as
this. In April 2011, CB2 Manhattan heard an application for this 760-square-foot, open-air café
in the plaza and voted to withhold approval due to its newness and the impossibility of
determining “actual public usage pattern.”

On April 16, 2012, the site received Chair certification for design changes to the plaza and for
an open-air café that lapsed on April 16, 2015.



6. InJuly 2020, CB2 Manhattan heard an application for a three-year term to allow a 472-square-
foot, open-air café in the plaza, and voted to recommend denial on the basis of its opposition to
privatization of public space. On April 16, 2021, the applicant received Chair certification for
design changes to the plaza and an open-air café that lapsed on April 26, 2024.

7. The current application represents a new three-year term for the same configuration and size as
the July 2020 application.

8. Access to the open-air café would be through the restaurant located in the hotel, with seating
managed by a host. The fact that patrons must enter the restaurant to be seated detracts from the
public, open aspect that this plaza offers the community.

9. The committee received letters from the public in opposition to the application for the open-air
café.

10. The plaza is intensively used during the day by area residents and workers. A member of the
public testified that since the pandemic, this public plaza has indeed become very active and an
important addition to public space in the neighborhood.

11. Because the site for the café is such a sunny area of the plaza, plaza users move the chairs into
the area where the café is proposed. If the café is permitted, this natural use of the space will be
lost. The plaza also contains outdoor speakers, although outdoor dining regulations do not
permit amplified music.

Therefore be it resolved, that CB2 Manhattan:

1. Recommends denial of this application because the proposed open-air café¢ does not meet the
requirements in Finding #1 that such a private use will promote public use and enjoyment of
this publicly accessible open area;

2. Recommends denial of this application because the proposed use does not meet the
requirements in Finding #2 that such a private use complements desirable uses in the
surrounding area.

3. Recommends preservation of this privately-owned public space (POPS) because it was created
as part of a deal that allowed the original developers of the hotel to build with a bonus of 20%
larger than otherwise allowed.

4. Recommends denial of this application because, after the experience of the COVID 19
pandemic, the community and the Community Board realize the importance of outdoor public
space, which would be diminished if this Chair certification is granted.

Vote: Passed with 33 Board members in favor and 5 abstentions (A. Fernandez, M. Metzger, R. Sanz, E.
Siegel, E. Smith).



We respectfully request that your agency take action consistent with the positions expressed in the
above.

Sincerely,

e e ,,w/,/a, i
Eugene Yoo, Chair Susan Kent, Chair
Land Use and Housing Committee Land Use and Housing Committee
Community Board #2, Manhattan Community Board #2, Manhattan
SK/fa

cc: Hon. Daniel Goldman, U.S. Representative, 10" District
Hon. Mark Levine, Manhattan Borough President
Hon. Christopher Marte, NYC Council, 1% District
Hon. Brian Kavanagh, NY State Senate, 27" District
Hon. Deborah J. Glick, NY State Assembly, 66 District
Chelsea Evans, City Planning Commission



home care that cannot be accommodated in the facility each year).

The Proposed Building would be a 4.83 FAR (12,272 sf) six-story facility that would include
demolition of the existing building on Lot 27 and its replacement with an enlargement of the
Existing Building with a total of 6,402 sf of additional floor area. The Proposed Enlargement
would have a shallow rear yard with varying depth between 3’-10” and 10°-9” . As with the
Existing Building, the Proposed Building would have a maximum height of 77°-3” without
setback, and the 1,630 square foot landscaped courtyard located on the eastern side of the
Existing Building would be maintained. As noted above and detailed below, the Proposed
Enlargement would reflect the minimum variances necessary to construct a financially feasible
number of additional beds (an increase of 20 beds, for a total of 125 beds).

The Community Board is satisfied that the Applicant has met the satisfied required findings.

Any new mechanicals for the enlargement will be situated on the roof of the existing structure at
214-218 Houston. Previous neighborhood concerns about the noise from the mechanicals have
been solved and the new mechanicals will be screened and baffled in the same manner so as to
prevent any disturbance to nearby residences.

Downing Street is a small historic street. There was concern that entrance and egress from the
enlargement might disturb the community. The applicant assured the community that there will be
no entrance or egress on Downing Street.

50-58 Downing Street is currently a vacant single-family home. The Applicant plans to reuse
materials from its original facade in the enlargement. There was support for following the
original aesthetic and a suggestion to be thoughtful and creative with the facade so as to fit into
the street without being monolithic.

CB2 Manhattan approved a 2005 variance which allowed the construction of 214-218 Houston
Street.

The Current Village Care facility is well-respected in the community. Many neighbors have
needed to use this facility and have spoken highly of its services. Moreover, they are grateful that
it is convenient to their friends and families. The committee pointed out that it provides housing
for our community during times of medical need.
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Therefore be it resolved, that:
1. CB2 Manbhattan supports the granting of this variance and welcomes additional and sorely-
needed rehabilitation and nursing care beds in our district.

2. CB2 Manhattan also encourages the applicant to be attentive to creating a fagcade which reflects
the nature of this street, acknowledges the townhouse being replaced, and acknowledges the
context of the surrounding buildings.

Resolution Adopted, with 37 votes in favor, 1 opposed (A. Fernandez), and no abstentions or recusals
Respectfully submitted,

Eugene Yoo, Chair, CB2 Land Use & Housing Committee

Susan Kent, Chair, Community Board 2/Manhattan

Copy:
Hon. Mark Levine, Manhattan Borough President
Hon. Erik Bottcher, NYC Council, 3™ District
Hon. Brian Kavanagh, NY State Senate, 27" District
Hon. Deborah J. Glick, NY State Assembly, 66 District
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