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The Qualified Action Determination Form may be used for projects seeking a Qualified Action Determination under Subdivision 5 of Section 8-0111 of the Environmental Conservation Law. 
If there are questions about whether a project qualifies, contact the Board’s staff. Click here for City guidance on Qualified Actions.  For instructions on how to receive a Qualified Action Determination from the BSA, see the CEQR Checklist Instructions.
	Section A 
	Site Data

	2025-22-BZ
BSA Calendar Number
	26BSA002M
CEQR Number
	51 Little West 12th Street, New York, New York 10014
Property Address

	Little W. 12th St Inc. (Jerry Noury Jr. / Novac Noury) c/o GZA GeoEnvironmental
Applicant / Representative
	M1-5
Zoning District
	Manhattan
Borough
	645
Block
	21
Lot(s) 



	Section B 
	Proposal

	Proposed Action



The Applicant is requesting a use variance (the “Proposed Action”) from the New York City (NYC) Board of Standards and Appeals (BSA) to permit the construction of a new 9-story-with-cellar, 117.5-foot-tall (125.15-foot-tall inclusive of bulkhead) mixed-use residential and commercial building with approximately 20,064 gross square feet (GSF) / 11,379 zoning square feet (ZSF) at a floor area ratio (FAR) of 4.41, including 3,160 GSF (2,692 ZSF, 1.04 FAR) of commercial uses on the first and third floors (to be used as a restaurant), 13,894 GSF (8,687 ZSF, 3.37 FAR) of residential uses with storage and mechanical spaces on the second floor and six (6) residential dwelling units on the fourth through ninth floors, 2,525 GSF of building area at the cellar utilized for building utility and mechanical systems (the “Proposed Project") within a mapped M1-5 zoning district (which does not permit residential uses as-of-right) at 51 Little West 12th Street (Block 645, Lot 21) in the West Village neighborhood of Manhattan Community District 2 (the “Project Site”). Aside from the use variance, the proposed building would otherwise conform to all area and bulk regulations of the existing M1-5 zoning district.

	Description of Site and Previous Disturbance



The Project Site comprises Manhattan Tax Block 645, Lot 21 (51 Little West 12th Street), a 2,581-square-foot tax lot with 25 feet of street frontage along the north side of Little West 12th Street in the West Village neighborhood of Manhattan Community District 2. The site is mapped within an M1-5 manufacturing zoning district and lies within the State and National Register (S/NR) Gansevoort Market Historic District. The lot is currently vacant and utilized on an interim basis for open-air art exhibits and storage. 

The Project Site satisfies all statutory criteria for a previously disturbed site under NYS Environmental Conservation Law (ECL) § 8-0111(5-a) as demonstrated by the following physical and environmental site histories: 

· Historical Structural Development and Emergency Demolition: Pursuant to NYC Department of Buildings (DOB) records, the site was originally improved in 1888 with a three-story brick rowhouse. In 1977, the building was physically combined with adjoining structures and converted into a commercial meat processing plant with cold storage rooms. Under a 2009 DOB Emergency Declaration, the structure was demolished down to grade, and the former building cellar was backfilled with structural demolition debris. 
· Subsurface Urban Fill and Soil Stratigraphy: Subsurface environmental investigations conducted by GZA GeoEnvironmental—including a Phase I Environmental Site Assessment (January 2025) and Phase II Environmental Site Investigation (March 2025)—confirm that native soils were previously excavated. The site subsurface consists of historic urban fill material (fine to coarse sand, gravel, clayey silt, and brick/concrete fragments) extending continuously across the lot to depths of up to 15 feet below grade surface (bgs), sitting above a shallow water table at 11 to 12 feet bgs. 
· Topographical Shoreline Infill: Historical cartographic review (including the 1874 Viele Topographical Atlas of the City of New York) indicates that the property is situated on reclaimed land. The original Hudson River shoreline was artificially extended westward through large-scale historical grading and infilling of unknown origin during the 19th-century construction of the Manhattan street grid.




	Proposed Project



The Proposed Project consists of the construction of a new 9-story-with-cellar, 117.5-foot-tall (125.15-foot-tall inclusive of bulkhead) mixed-use residential and commercial building with approximately 20,064 GSF (11,379 ZSF, 4.41 FAR) at the Project Site, including 3,160 GSF (2,692 ZSF, 1.04 FAR) of commercial uses on the first and third floors (to be used as a restaurant), 13,894 GSF (8,687 ZSF, 3.37 FAR) of residential uses with storage and mechanical spaces on the second floor and six (6) residential dwelling units on the fourth through ninth floors, and 2,525 GSF of building area at the cellar utilized for building utility and mechanical systems. The second floor would house utility rooms and bicycle storage, as well as a 486-SF mechanical terrace area at the rear of the floor. The third floor would feature a secondary restaurant space (from which the second-floor mechanical terrace would be accessed), as well as a 474-SF open-air terrace at the front of the building (considered part of the overall commercial GSF). The 4th through 9th floors would feature residential apartments (one (1) on each floor, for six (6) in total).  Mechanical and elevator bulkheads would be located on the roof of the building. The southern façade of the building would slope northwards above the 9th floor to comply with sky exposure plane requirements associated with the M1-5 zoning district mapped at the Project Site.

	Future Without the Proposed Actions (No-Action Condition)



Pursuant to information provided by the Applicant, the Project Site would not be redeveloped absent the Proposed Action, such that the existing conditions at the Project Site would remain. The 2,581-SF lot is vacant and used for art exhibits and storage, featuring 25 feet of frontage along Little West 12th Street.  The Project Site is located within an M1-5 zoning district, which is often a buffer between more intense M2 or M3 districts and adjacent residential or commercial districts. M1 districts typically include light industrial uses, such as woodworking shops, repair shops, and wholesale service and storage facilities.

	Future With the Proposed Actions (With-Action Condition)



The Future With-Action Scenario is equivalent to the Applicant’s Proposed Project. Therefore, the Future With-Action Scenario consists of the construction of a new 9-story-with-cellar, 117.5-foot-tall (125.15-foot-tall inclusive of bulkhead) mixed-use residential and commercial building with approximately 20,064 GSF (11,379 ZSF, 4.41 FAR) at the Project Site, including 3,160 GSF (2,692 ZSF, 1.04 FAR) of commercial uses on the first and third floors (to be used as a restaurant), 13,894 GSF (8,687 ZSF, 3.37 FAR) of residential uses with storage and mechanical spaces on the second floor and six (6) residential dwelling units on the fourth through ninth floors, and 2,525 GSF of building area at the cellar utilized for building utility and mechanical systems. The second floor would house utility rooms and bicycle storage, as well as a 486-SF mechanical terrace area at the rear of the floor. The third floor would feature a secondary restaurant space (from which the second-floor mechanical terrace would be accessed), as well as a 474-SF open-air terrace at the front of the building (considered part of the overall commercial GSF). The 4th through 9th floors would feature residential apartments (one (1) on each floor, for six (6) in total).  Mechanical and elevator bulkheads would be located on the roof of the building. The southern façade of the building would slope northwards above the 9th floor to comply with sky exposure plane requirements associated with the M1-5 zoning district mapped at the Project Site.  

Table 1: Total Development Increment
	
	Future No-Action Scenario
	Future With-Action Scenario
	CEQR Analysis Increment

	Proposed Building Height (FT)
	0 FT
	125.15 FT1
	+125.15 FT

	Vacant Land Uses (SF)
	2,581
	0
	-2,581 SF

	Residential Uses
	
	
	

	GSF
	0 GSF
	13,894 GSF
	+13,894 GSF

	Dwelling Units
	0
	6
	+6 dwelling units

	Residents
	0
	11
	+11 residents

	Commercial Uses
	
	
	

	GSF
	0 GSF
	3,160 GSF
	+3,160 GSF

	Employees
	0
	17
	+17 Employees
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