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April 27, 2026

Hon. Shampa Chanda
Chair
Board of Standards and Appeals
22 Reade Street
New York, NY 10007

Dear Chair Chanda:
At its Full Board meeting on April 23, 2026, Community Board #2, Manhattan (CB2M) adopted the following resolution:

Resolution on April 2026 Revised Application
for 51 Little West 12th Street (2025-22-BZ)

* 51 Little West 12th Street – Consideration of the applicant’s 4/13/26 revised submissions to the Board of Standards and Appeals in connection with its request for a zoning variance pursuant to ZR 72-21. 

Whereas:
1. 51 Little West 12th Street (Block 645, Lot 21) is a vacant, 2,581-square foot lot located adjacent to the High Line and directly south of the Standard Hotel.

2. The applicant has been asking for a zoning variance pursuant to ZR 72-21 to permit a larger structure as well as a change in use to permit residential use, and 2 floors of commercial and retail use. 

3. The applicant submitted a revised submission to the BSA on April 13, 2026 in connection with their request for a zoning variance. 

4. The revised submission reduces the bulk of the building; revises the Statement of Facts and Findings; amends the Economic Analysis to utilize Marshall and Swift Cost Estimates; includes a memorandum regarding the mechanical floor space and accessory bicycle parking on the second floor; and amends the Neighborhood Character Study.
 
5. CB2 has reviewed these changes in light of the Board’s September 2025 resolution denying this application. 

Therefore be it resolved, that:

1. CB2 continues to support the Board’s September 2025 resolution[footnoteRef:1] denying this application as the applicant has still failed to meet the five findings necessary for a variance pursuant to ZR 72-21.
 [1:  	CB2M’s September 2025 resolution is appended to this document for ease of reference.] 

2. CB2 has further comments relevant to some of the five findings:

a. Finding #2: Rate of Return

i The restaurant comparables used in the applicant's analysis are not comparable and furthermore, none of them are restaurants.

1. 823 Washington Street. The Claudalie salon is a beauty products store which offers wine to customers.  It is not a restaurant.
2. 301 West 13th Street. This is a hairdresser east of meatpacking.  Searches of the state liquor authority do not show any license issued.  It is not a restaurant.
3. 70 Seventh Avenue.  This was a Greek restaurant with a beer and wine license.  This was on a busy avenue and not in the Village section of Meatpacking.  It is no longer a restaurant.
4. 248 West 14th Street  is a karaoke bar on a commercial block of a wide crosstown street.  It is not a restaurant.
5. 245 West 14th Street is not a restaurant.  It is a cannabis dispensary.  It is not a restaurant.

b. Finding #3: Neighborhood Character

i The revised height of the building continues to be out of character with the majority of the buildings in the CB2 section of the Village.

ii CB2 recommends reducing the height of the first 3 floors from the currently planned 50’ so that the building is more in character with the area.

iii  Reducing the base would allow the building to fit into the neighborhood character better by

iv Improving the building’s relationship to the streets around it.

v  Eliminating the blank face that the current iteration of the base presents to the community.

vi  Allowing residential use here is out of character with the neighborhood as the applicant admitted that they were relying on inaccurate data and that this area is non-residential.

c. Finding #5: Minimum Variance

i The applicant has not proved that the variance is the minimum needed because there is no restaurant comparable as the analysis failed to include any operating restaurants.

3. In addition to the further comments specified in (2), CB2 reiterates the arguments in the September 2025 resolution[footnoteRef:2] on the variance application for this site. 
 [2:  	Excluding the single-family residential use specified in Section 2.a of the Resolved section, as that requires a change in use.
] 

Vote:	The resolution passed with a vote of 19 in favor; 13 opposed (S. Aaaron; A. Brenna; R. Caccappolo; Y. Chen; C. Dignes; A. Fernandez; D. Jain; J. Kiely; J. Liff; B. Listman; E. Siegel; F. Sigel; E. Smith); 3 abstaining (W. Benesh; K. Berger; E. Olson); and none recusing.

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

Respectfully submitted,
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Valerie De La Rosa					Eugene Yoo 
Chair, Community Board 2/Manhattan		Chair, CB2/M Land Use Committee 

VDLR/fa

cc:	Hon. Brad Hoylman-Sigal, Manhattan Borough President
Hon. Julie Menin, NYC Council Speaker 
Hon. Erik Bottcher, NY State Senate, 47th District 
Hon. Deborah J. Glick, NY State Assembly, 66th District
NYC Council, 3rd District [vacant] 
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  April   27,   2026     Hon.   Shampa   Chanda   Chair   Board   of   Standards   and   Appeals   22   Reade   Street   New   York,   NY   10007     Dear   Chair Chanda :   At   its   Full Board  meeting   on   April 23, 2026 ,   Community   Board   #2,   Manhattan   (CB2 M ) adopted  the following resolution:     Resolution   on   April   202 6   Revised   Application   for   51   Little   West   12th   Street   (2025 - 22 - BZ)     *   51   Little   West   12th   Street   –   Consideration   of   the   applicant’s   4/13/26   revised   submissions   to   the   Board   of   Standards   and   Appeals   in   connection   with   its   request   for   a   zoning   variance   pursuant   to   ZR   72 - 21.       Whereas:   1.   51   Little   West   12th   Street   (Block   645,   Lot   21)   is   a   vacant,   2,581 - square   foot   lot   located   adjacent   to   the   High   Line   and   directly   south   of   the   Standard   Hotel.     2.   The   applicant   has   been   asking   for   a   zoning   variance   pursuant   to   ZR   72 - 21   to   permit   a   larger   structure   as   well   as   a   change   in   use   to   permit   residential   use,   and   2   floors   of   commercial   and   retail   use.       3.   The   applicant   submitted   a   revised   submission   to   the   BSA   on   April   13,   2026   in   connection   with   their   request   for   a   zoning   variance.       4.   The   revised   submission   reduces   the   bulk   of   the   building;   revises   the   Statement   of   Facts   and   Findings;   amends   the   Economic   Analysis   to   utilize   Marshall   and   Swift   Cost   Estimates;   includes   a   memorandum   regarding   the   mechanical   floor   space   and   accessory   bicycl e   parking   on   the   second   floor;   and   amends   the   Neighborhood   Character   Study.      

