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February 19, 2026 
 
 

ADDITIONAL COMMENTS ON VARIANCE APPLICATION FOR 
51 LITTLE WEST 12TH STREET 

Block 645, Lot 21 Manhattan 
BSA Calendar No. 2025-22-BZ 

 
The following comments are in response to the revised materials submitted by the 
applicant for the February 24, 2026 BSA hearing. 
 
Save Gansevoort appreciates the applicant's reducing the FAR of the proposed new 
building from 7.02 to 4.89, which conforms with the as-of-right 5.0 FAR allowed in this 
M1-5 district for buildings without community facilities. 
 
However, the proposed building would still be a highly obtrusive structure that would 
negatively impact the character of the surrounding district. Including bulkheads and 
ornamentation, the proposed structure would be a 153' tall sliver tower, a form that exists 
nowhere else in the district. IF the BSA decides to grant the requested residential 
variance, it should insist that the visual intrusiveness of the building be reduced. The 
ornamental arrowhead that tops the building and adds nearly 20' to its height should be 
removed. The height of the 20' tall first floor and the 20' tall third floor should be 
reduced. Possibly other aspects of the building's massing should be reconsidered. 
 
We are also unclear about the rationale for the large unenclosed space at the front of the 
proposed building's ground floor. (The revised Economic Analysis repeatedly refers to 
this space as a "front yard parking area," although the revised Proposed Plans state [page 
2] that no accessory off-street parking will be provided ). This space may provide 
additional open air dining for an adjoining restaurant, though presumably the space 
would be more profitable to the restaurant if it were enclosed—particularly since the 
restaurant would already have access to two other unenclosed terraces.  A likely reason 
for the lack of enclosure may be to exclude this space from the calculation of FAR and 
thereby make additional bulk available for the upper floors. We believe the space should 
be enclosed and allocated to restaurant (or ground-floor retail) use. 
 
Furthermore, we continue to believe that the applicant has not met the criteria necessary 
to be granted a zoning variance: 
 
 
UNIQUE CONDITIONS 
 
The applicant has failed to address several questions that were previously raised 
regarding claimed unique conditions at this site, and we believe he has failed to prove 
hardship:



 2 

The applicant continues to claim that the site's vacancy makes it unique; as the applicant 
acknowledges, the site's narrowness in itself does not make the site unique since there are 
many other narrow lots in the district (revised Uniqueness Study, page 3). The vacancy 
results from a demolition order that DOB issued in 2009 because the applicant's building 
on the site was structurally unstable. However, the applicant has still provided no 
evidence to support his claim that this structural instability was caused by construction of 
the Standard Hotel, and was therefore not a self-imposed hardship. Furthermore, the 
applicant has not responded to questions we have raised about the multiple DOB 
violations that indicate the structural instability was due to the applicant's unpermitted 
and incomplete construction of a 4th floor on top of the building, and to inadequate 
maintenance. Please see the list of DOB violations described in the attached appendix.  
 
At the end of the 12/9/25 BSA hearing, Mr. Lobel did say he would submit information 
about a DOB Job #103068458 relevant to the fourth story addition. However, for 
whatever reason he has not included any such information in the new materials. From our 
own research, Job #103068458 was filed in early 2002—7 1/2 years before the building 
was ordered demolished—and stated "Renovate existing eating and drinking 
establishment and restore office use to 2nd and 3rd floors raise roof and add one floor for 
caretakers apt." Apparently work was started, then discontinued midway through the job 
with—according to the DOB violations—the project left incomplete and the building left 
structurally unsound. DOB violation 34816721N dated 11/04/2009 further states "No 
permit on file with D.O.B. for job 103068458." There is nothing here that would indicate 
the building's instability was due to the construction of the Standard Hotel rather than to 
the applicant's own actions. 
 
In addition, the applicant claims unique hardship because several other narrow lots in the 
district are held in joint ownership with adjoining lots, whereas his lot is not (revised 
Uniqueness Study, page 3). As we pointed out in our written and oral comments for the 
12/5/25 BSA hearing, the subject lot was previously commonly owned with the adjacent 
lot to the west, and both lots were for sale in 1985 when the applicant purchased the 
subject lot. If the adjacent lot was for sale and the applicant chose not to buy it, then the 
lack of joint ownership with an adjacent lot might be considered a self-imposed hardship.  
 
We also note that in the revised Facts and Findings (pages 12-13), the applicant again 
incorrectly claims that variance 299-12-BZ at 40-56 West 10th Street allowed for 
increased bulk and height. As we pointed out in our written testimony for the 12/5/25 
BSA hearing, this is not true—that variance allowed only for rear yard and setback 
waivers and the BSA explicitly rejected a request for an FAR increase. Now that the 
applicant is no longer asking for an FAR increase at 51 Little West 12th this precedent is 
less important, but the applicant should not repeatedly mischaracterize a BSA decision. 
 
 
CHARACTER OF THE NEIGHBORHOOD 
 
In the "Neighborhood Character Study" submitted for the 12/5/25 BSA hearing and not 
since revised, applicant states (page 3) that a residential variance would not alter the 
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essential character of the neighborhood in part because 13 buildings in the district already 
contain residential uses. These buildings are mapped on page 7 of the Character Study. 
As discussed in our oral and written comments for that hearing, at least 7 of these 13 
buildings in fact contain no such uses. We have reconfirmed this using MapPLUTO 
(most recently updated on 2/12/26): https://hub.arcgis.com/datasets/DCP::mappluto-
1/explore?location=40.740476%2C-74.006997%2C18.00 
 
The 7 buildings at which the applicant incorrectly claims residential use are: 
22 Little West 12th Street 
817 Washington Street 
7 Ninth Avenue 
19 Ninth Avenue 
21 Ninth Avenue 
404 West 14th Street 
408 West 15th Street. 
Again, MapPLUTO clearly shows there is no residential square footage and no 
residential units in any of these buildings. The applicant has neither corrected this central 
mistake nor presented any counter-arguments. 
 
As we noted in our written and oral comments for the 12/5/25 hearing, the two primary 
BSA precedents that the applicant cites  (2017-295-BZ at 128 West 26th, and  77-05-BZ 
at 132 West 26th Street) stated that residential use variances were appropriate in these 
locations because the area was already highly residential (in fact, 40% of the sites within 
a 400' radius were residential). This is simply not the case with the subject site—the 
entire M1-5 district is almost exclusively non-residential. 
 
The applicant's Neighborhood Character Study also claims (page 4) that, "perhaps most 
importantly," residential use at this site would not alter the neighborhood character 
because the site had previously been used residentially. As we discussed in our written 
and oral comments at the BSA hearing, the applicant apparently lived in the now-
demolished building on this site for several years. But in the 1990s DOB issued three 
violations for illegal residential occupancy (the C of O prohibited any residential use of 
the building - please see list of DOB violations described in the attached appendix). 
Furthermore, the demolition filing (Job No. 120211626) describes "3 dwelling units" on 
this site. The only legal rationale for a non-grandfathered residence in the M1-5 district 
would be for a caretaker's apartment, and only one such unit would be allowed. As we 
pointed out, past illegal residential use should not become a justification for future 
residential use. In his new materials, the applicant presents no counterargument that the 
previous residential use at this site was legal. 
 
We continue to believe that the construction of a new residential building at this 
location—the first in this M1-5 district - would significantly alter the character the area 
and set a precedent for new residential uses. These uses would in turn provide incentives 
for the construction of new and larger additions on top of many existing buildings. Any 
move to allow residential uses in this district should go through a zoning process that 
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would allow consideration of district-wide cumulative impacts, rather than proceeding 
piecemeal through individual variances. 
 
 
REASONABLE RETURN 
 
The revised Economic Analysis contains the same flawed comparables as the initial 
analysis. As we discussed in our written and oral comments for the 12/5/25 BSA hearing, 
the analysis fails to account for the unique and extraordinary strengths of the subject lot's 
location. The subject site is directly across the street from the planned future entrance to 
the Whitney Museum, immediately adjacent to the High Line, one block from the 
Hudson River Park and Little Island, and across the street from the Gansevoort Market 
Historic District, one of New York City's most fashionable landmark districts. None of 
the office or restaurant comparables reflect the value of such a location. 
 
Furthermore, at least two of the "restaurant" comparables are not in fact restaurants: 823 
Washington St. is Caudalíe, a spa that has an incidental beer/wine license but no food 
service, and 245 West 14th Street is the New Amsterdam Cannabis Dispensary with no 
food or beverage service whatsoever. 301 West 13th Street is Gina Le Salon, a hair salon 
(though the applicant may be referring to the adjacent storefront at 65 8th Avenue that is 
currently being renovated). The remaining two restaurant comparables are in no way 
equivalent to the high-end restaurant that would be the likely tenant of the proposed 
building: 248 West 14th is a Karaoke bar  and 70 Seventh Avenue was Green Blend, a 
fast/casual restaurant and juice bar. 
 
Respectfully submitted, 

 
Zack Winestine 
Co-founder, Save Gansevoort 
 
Save Gansevoort is a community group founded in 2015 focused on land use, historic 
preservation, and quality of life issues in the Gansevoort Market and Far West Village 
areas. 



APPENDIX 
 

DOB VIOLATIONS ISSUED TO 51 LITTLE WEST 12TH STREET 
(from 2007-2009 in chronological order) 

 
All descriptions transcribed from the attached images of the DOB Notices of 
Violation and Hearing: 
 
34576394P 
5/15/2007 
27-127   Failure to maintain exterior building wall.  
On inspection top section of east wall weather proofing has not been completed, 
hole approx 3'x 5' in exterior wall at approx the 2nd fl. level. Drain line not provided 
for sitback, drainage on east side of existing building 
 
Remedy: Repair defects as per code with proper permits. Call Best Squad for re-
inspection. 
 
 
34642423H 
6/20/2008 
27-1027 Abandoned and discontinued construction operations. Steel placed on top 
of masonry block walls throughout all exposures at roof. No protection to the public & 
property, and a potential hazard 
Note: steel + masonry walls open to the elements 
 
Remedy: Make safe/or remove unfinish construction at roof level 
 
  
34642422X 
6/20/2008 
27-127 Failure to maintain building. Defect in 1) ceiling at various area has 
collapsed, with missing fire rated material, defective and missing throughout. 2) floor 
joists are rotted & interior metal stairwell defective with handrailing rusted  3) 
Accumulation of falling plaster, debris throughout 4) holes on ceiling & wall 
throughout 
 
Remedy: File & obtain permits/and make all repairs. Also A letter from engineer for 
structural stability] 
 
 
34642420M 
6/20/2008 
27-127 Failure to maintain building.  Defect is accumulation of construction material,  
rubbish,  steel frame for scaffolding and debris throughout on 2nd story roof at 
exposure #3 
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Remedy: Remove all materials rubbish & construction material 
 
 
34642421Y 
6/20/2008 
27-217 Occupancy contrary to that allowed by Certificate of Occupancy #65955 
which states Commercial Building 1st floor eating & drinking & 2nd & 3rd vacant – 
Now arranged and occupied as living quarter at 3rd floor 
 
Remedy: discontinued illegal use 
 
 
34789464K 
6/25/2009 
28-301.1 Failure to maintain building in code-compliant manner. Defect noted: 3 
story building having collapsed roof, deteriorated ceilings on first & second floor, and 
partitions throughout floors. Also large hole throughout in rear wall. All electrical, 
plumbing damaged. 
 
Remedy: Maintain building forthwith. 
 
 
34789467X 
06/25/2009 
28-118.3.2 Occupancy contrary to that allowed by the Certificate of Occupancy or 
building department records. Occupancy noted: building has stored on first floor 
three disabled cars/limousines and occupied 2/3 flr as living by owner, contrary to c 
of o #65955 dated 05-14-1968 which indicates eating & drinking place on first floor 
and 2, 3 floor to remain vacant. 
 
Remedy: Discontinue illegal use. 
 
 
34789490Y 
6/26/09 
28-105.1 Work without a permit: noted: vertical extension of 3 story building. Adding 
4th floor, install steel beams at 4th floor, masonry blocks erected approx 10' above 
3rd floor at exposure #2, #3, #4. Roof open and exposed to elements.  
*Provide Engineers report to verify structural stability* 
of building. Verify all approved plans with D.O.B."' 
 
Remedy: Obtain a permit or restore premises to prior legal condition 
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34789596M 
07/17/2009 
28-302.1 Failure to maintain building wall(s) or appurtenances: noted: building roof 
open and unprotected to elements at 3rd floor. Premises has vacated order in effect, 
due to 4th floor vertical extension not completed compromising building's structural 
stability. 
 
Remedy: Provide engineers report on structural stability of building to Dept. of 
Buildings forthwith. 
 
 
34789597Y 
7/17/2009 
28-105.1 Work without a permit; noted: at front of building exposure #1, curb cut on 
Little W 12 street approx 16' in front of premises. Curb cut is 100% complete. 
 
Remedy: Obtain permit or restore premises to prior legal condition 
 
 
34778606N 
9/25/2009 
28-204.4 "Failure to comply, correct or certify violation." 
Failure to comply with the Commissioners order to file a Certificate of Correction with 
the Dept of Bldgs. A violation was issued on 7/17/09 for "Failure to maintain bldg 
walls or appurtenances." Violation No 34789596M 
 
Remedy: File all corrective work plans with Dept and obtain all permits. File 
Certificate of Correction. 
 
 
34816722P 
11/04/2009 
28-302.1 Failure to maintain building wall[s?]. Noted: Building roof open and unprotected to elements. 
4th floor vertical extension, no weather proofing or incomplete weather proofing. Hole in CMU wall 
2nd to 4th floor. Incomplete, unsecured 4 floor roof framing 
 
Remedy: Maintain exterior building wall  
 
34816723R 
11/04/2009 
28-201.1 Unlawful acts. Failure to comply with an order of the Commissioner. Noted: 
violating condition for previous violation #051507CSTER01 for failure to maintain 
exterior building wall - has not been corrected. 
  
Remedy: Comply with Commissioners order. 
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34816724Z 
11/04/2009 
28-118.3.2 Occupancy contrary to that allowed by the Certificate of Occupancy: 
Noted: 2nd and 3rd floors, including 2nd floor set back full of debris and junk. C of O 
65955 states2nd & 3rd floor to remain vacant on each story. 
 
Remedy: Discontinue illegal use and/or amend Certificate of Occupancy 
 
 
34816721N 
11/04/2009 
28-105.1 Work without a permit: noted: having erected 4th floor to building, erect 
masonry block walls altering roof/floor/structural systems. No permit on file with 
D.O.B. for job 103068458 
 
Remedy: Obtain permit or restore premises to prior legal condition 
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