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1. Tower Management Holdings LLC Valerie G. Campbell, Esqg. o
APPLICANT AND APRLICANT (COMPANY/AGENCY OR OTHER ORGANIZATION; - TABPLICANTS PRIMARY REPRESENTATIVE
APPLICANT'S ) )
REPRESENTATIVES 2450 Broadway Boulevard, 6th Floor Kramer Levin Naftalis & Frankel LLP
STREET ADDRESS REPRESENTATIVE'S COMPANY/AGENCY OR OTHER CRGAMIZATION
Santa Monica CA 90404 1177 Avenue of the Americas
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ADDITIONAL APPLICANT REPRESENTATIVE

NAME AND PROFESSICNAL AFFILIATION (ATTORNEY/ARCHITEC T/ENGINEER ETG TELEPHONE # FAK #
2. 20-22 East 71st Street
SITE DATA STREET ADDRESS PROJECT NAME (IF ANY}

(Ithe Site CoMANS South side of E 71st St, on the block bounded by E 70th and E 71st Streets and 5th and Madison Aves

property complete the OESCRIPTION OF PROPERTY BY BOUNDING STREETS OR CROSS STREETS
“LR ttem 2. Site Data

Attachment Sheet.”) C5-1{MP) 8c
EXISTING ZONING DISTRICT (INCLUDING SPECIAL ZONING DISTRICT DESIGNATION, IF ANY) ZONING SECTIONAL MAP NO(S)
Block 1385, Lot 57 [Manhattan 8
TAX BLOCK AND LOT NUMBER BOROUGH COMM DIST

Upper East Side Historic District, Special Madison Avenue Preservation District, Madison Ave BID
URBAN RENEVAL AREA MISTORIE DIETRICT OR OTHER DESIGNATED AREA 1E ANYY

I8 SITE ANEW YORK CITY OR OTHER LANDMARK? NO B_?_‘ YES E IFYES, IDENTIFY

DESCRIPTION (If the entire project description does nat it in this space, enter "see attached description” below and submit description on a separate
OF PROPOSAL sheet, identified as "LR item 3. Description of Proposal™
see attached description
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5.

ENVIRONMENTAL
REVIEW

6.
COASTAL ZONE
MANAGEMENT

7.

RELATED
ACTIONS BY
CITY PLANNING

8.

RELATED
ACTIONS BY
OTHER
AGENCIES

9.
FUTURE
ACTIONS
REQUIRED

10.

APPLICANT
{Attach authorizing
resolution(s), if
applicable)

11.
CO-APPLICANTS

{Attach authorizing
resolution(s}, if
applicable}

ADMINISTRATIVE
CODE

NOTICE

¥ 0505 paf

CITY ENVIRONMENTAL QUALITY REVIEW (CEQR) {Discuss with CEQR lead agency before completing}
LEAD AGENCY  New York City Planning Commission ceQr NUMBER  15DCP012M

TYPE OF CEQR ACTION:

1 rveen

TYPE L
Has CEQR determination been made?

Type Ul category: Date determination was made:

ne ]

Has EAS been filed? Yes

July 18, 2014
Yes D

Negative Declaration

] unusTeD If yes. Date EAS filed:

Ne [X]
.

if yes, what was determination?

Date determination

CND .
made:

{Attach Copy}

Positive Declaration

if Positive Declaration, has PDEIS been filed?
Has Notice of Completion (NOC) for DEIS been issued? if yes, attach copy.

if PDEIS has not been filed. has final scope been issued? if yes. date issued:

IS SITE IN STATE DESIGNATED COASTAL ZONE MANAGEMENT (CZM)? AREA? No D Yes D

LIST ALL CURRENT OR PRIOR CITY PLANNING COMMISSION ACTIONS RELATED TO SITE:

APPLICATION NO DESCRIPTION DISPOSITIONSTATUS CAL.NO DATE
LIST ALL OTHER CURRENT OR PRIOR CITY, STATE OR FEDERAL ACTIONS RELATED TO APPLICATION:

REFERENCE NO DESCRIPTION! DISPOSITION/STATUS CAL NO. DATE
LPC#16-4445 LPC Certificate of No Effect ("CNE") 161311 11/03/14
LPC#16-0984 LPC ZR Section 74-711 Report ("MOU") 164453 11/03/14
LPC#16-4454 LPC Certificate of Appropriateness ("CoA") 164454 11/03/14

LIST ALL FUTURE CITY, STATE OR FEDERAL ACTIONS REQUIRED TO IMPLEMENT THE PROPOSED ACTION:

TJ;M%W 430 14

Fady Bakhos Secretary

NAME AND TITLE OF APPLICANT OR AUTHORIZED REPRESENTATIVE SIGNATURE OF APPLICANT " DATE
Tower Management Holdings LLC
APPLICANTS COMPANY/AGENCY OR OTHER ORGANIZATION [IF ANY]
NAME AND TITLE OF CO-APPLICANT OR AUTHORIZED REPRESENTATIVE " SIGNATURE OF CO-APPLICANT DATE
CO-APPLICANTS COMPANY/AGENCY OR OTHER ORGANIZATION
STREET ADDRESS CITY STATE  ZIP TELNG. FAX
" NAME AND TITLE OF CO-APPLICANT OR AUTHORIZED REPRESENTATIVE SIGNATURE OF CO-APPLICANT BATE
CO-APPLICANT'S COMPANY/AGENCY OR OTHER ORGANIZATION
STREET ADDRESS 327 STATE 2P TEL.NO. FAX

ANY PERSON WHO SHALL KNOWINGLY MAKE A FALSE REPRESENTATION ON OR WHO SHALL KNOWINGLY FALSIFY OR CAUSE TO BE FALSIFIED ANY FORM, MAP,
REPORT OR OTHER DOCUMENT SUBMITTED IN CONNECTION WITH THIS APPLICATION SHALL BE GUILTY OF AN OFFENSE PUNISHABLE BY FINE OR IMPRISONMENT
OR BOTH, PURSUANT TO SECTION 10-154 OF THE CITY OF NEW YORK ADMINISTRATIVE CODE,

THIS APPLICATION WILL BE DEEMED PRELIMINARY UNTIL IT IS CERTIFIED AS COMPLETE BY THE DEPARTMENT OF CITY PLANNING OR THE CITY PLANNING
COMMISSION. ADDITIONAL INFORMATION MAY BE REQUESTED OF THE APPLICANT BY THE DEPARTMENT OF CITY PLANNING.
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New York City Department of City Planning
Land Use Review Application Supplemental Form

Special Permit/Authorization/Certification. . . .ZS/ZA/ZC
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Received hv Central Intake on December 30. 2014
APPLICATION NO

(i more than five actions are being requested, enter "see attached" below, and fist ALL PROPOSED ACTIONS in the same format as
below on a separate sheet titled "Proposed Zoning Special Permits/ Authorization/ Certifications.”)

@
Action(s) N @ g
requested £ s =z
pursuantto £ & 2
ZR s £ 8
(Check one box $ 2 & PURSUANTTO: TQMODIFY:
for each proposed o 5 ] ZONING RESOLUTION SECTION NO.
action) o < © SECTION NUMBER ZONING RESOLUTION SECTION TITLE (If applicable)
E L] D 74-711 Landmark preservation in all districts 23-851, 23-861
000
J ™1 ™M
L d
1
0o
; | B ]
0O
HAS A DRAFT RESTRICTIVE DECLARATION BEEN INCLUDED WATH THIS APBLICATIONT ves K wno [0
WILL ALL PARTIES IN INTEREST TO THE PROPERTY AGREE TO A RESTRICTIVE DECLARATION F REQUIRED?  YES [%]  NO i
Property CHECK APPLICABLE BOX(ES) (If more than one box is checked in the left column, please explain below)
OWnerShip[ o L T i Cl it H . pieas xpiain below).
interest APPLICANT: APPLICANT:
@ IS OWNER OF SUBJECT PROPERTY J Is A City AGENCY
D IS LESSEE OF SUBJECT PROPERTY j IS A STATE OR FEDERAL AGENCY
L,ﬁ HAS CONTRACT TO LEASE/BUY SUBJECT PROPERTY

L_J 15 OTHER (explain real property interest velow)
Discussion STATEMENT IN SUPPORT OF REQUIRED ZONING RESOLUTION FINDINGS/DECLARATION OF COMPLIANCE

of findings (This is the same discussion/statement as in Attachment #11 If it fits below. it may be put here instead of in a separate
attachment. If Attachment #11 has been completed, you may leave this area blank).

See Attachment #11 for Statement of Findings.
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THE NEW YORK CITY LANDMARKS PRESERVATION COMMISSION
I CENTRE STREET 9TH FLOOR NORTH NEW YORK NY 10007
TEL: 212 669-7700 FAX: 212 669,778

November 3, 2014

ISSUED TO:

Carl Weisbrod, Chair
City Planning Commission
22 Reade Street

New York, NY 10007

Re: LPC - 160984
QECE'VED MOU 16-4453
20 EAST 718T STRELT
JAN -8 7205 HISTORIC DISTRICT
; UPPER EAST SIDE
3Y COMMUNITY BOARD 8 Borough of Manhattan
Block/Lot:  1385/57

At the Public Meeting of May 13, 2014, following the Public Hearing and Public Meeting of April 29, 2014,
the Landimarks Prescrvation Commission voted to issue a report to the City Planning Commuission ("CPC”) in
support of an application for the issuance of a special permit, pursuant to Section 74-711 of the Zoning
Resolution for modifications of bulk regulations at the building located at 20 East 71st Street. The Designated
Building consists of a building designed in the neo-Italian Renaissance by C.P.H. Gilbert and built in 1922~

23. The Designated Building is located in the Upper East Side Historic District.

In voting to issuc a favorable report to the CPC, the LPC found that the applicant has agreed to undertake
facade work to restore the Designated Building and bring it up to a sound, first-class condition, including
cleaning and repairs to limestone and brick masonry, cleaning and refinishing of decorative metabwork and
ironwork, repointing, window replacement, and repairs to the copper mansard roof and other sheet-metal
elements; that the restorative work will bring the building up to a sound, first-class condition, aid in its long-
term preservation, and reinforce the architectural and historic character of the building, the streetscape. and
the historic district; that the owner of the building has agreed to establish and maintain a program for
continuing maintenance to ensure that the Designated Building is maintained in a sound, first-class condition;
and that a Restrictive Declaration ("Declaration™) will be filed against the property which will bind the
applicants and all heirs, successors and assigns (o maintain the continuing maintenance program in perpetity.
The Declaration will be recorded at the New York County Registrar's Office,

The Declaration requires the Declarant to commission a qualitied preservation professional. whose credentials
are to be approved by LPC. to undertake inspections every four years of the Designated Building's exterior
Page !
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and such portions of the interior, which , ifnat properly, nraintained, would cause the Designated Butlding to

deteriorate. The Declarant is required to perform all work identified in the resulting professional reports as
being necessary to maintain the Designated Building ina sound, first-class condition within the stated time

k3

periods.

&

Please note that the restoration work must be completed and approved by the Landmarks Preservation
Commission before the owners may apply for or accept a temporary Certificate of Occupancy or a permanent
Certificate of Qccupancy from the De rtugntot sr<he area of the buildings and the vacant that

are the subject of this special permits = 2 ¢ -

§ i

wlings

Please note that this Modification of Use is being issued in conjunction with Certificate of Appropriateness
16-4454 (LPC 16-1058), approving a proposal to install a ouardrail at the rear roof of the building; and
Certificate of No Effect 16-4455 (LPC 16-1311) approving fagade repairs, window replacement, and roof

work.

The staff of the Commission is available to assist you with these matters. Please direct inquiries to Olivia
k]

Brazee,

A ser i

Meenakshi Srinivasan
Chair

cer Jared Knowles, Depouty Director, Preservation/LPC; Thomas Harrison, Owner

Page 2
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£ NEW YORK CITY LANDMARKS PRESERVATION COMMISSION
PCENTRE STREET 9TH FLOOR NORTH NEW YORK NY 10007
TEL: 212 669-7700 FAX: 2121669-778(

PERMIT

CERTIFICATE |

@ s

ISSUEDATE: | EXPIRATION DATE: DOCKET #: CNE #:
Lz 5/1312020 : 161311 CNE 16-4455
ADDRESS: f ,
20 EAST 71ST STREET BOROUGH: - BLOCK/LOT:
HISTORIC DISTRICT  MANHATTAN [385/57
UPPER EAST SIDE |

ISSUED TO:

Thomas F. Harrison, Principal
Project Operation LLC

¢/o Colony Capital, LLC

2450 Broadway Boulevard, 6th Floor
Santa Monica, CA 90404

Pursuant to Section 25-306 of the Administrative Code of the City of New York, the Landmarks
Preservation Commission hereby approves certain alterations to the subject premises as proposed in your
application completed on October 31, 2014,

PP ¥

The approved work consists of restorative work at the primary and secondary facades, including cleaning of
the limestone cladding and trim; selective patching and pinning repairs to cracked or spalled limestone; the
removal of a flagpole installed at the front entrance without Landmarks Preservation Conmmission permit(s),
and associated patching of the facade at the removal; selective retooling of delaminated stone: selective
repointing of deteriorated masonry mortar joints; cleaning, stripping, and refinishing or repainting of all
metabwork, including the basement window and door security grilles, the bronze-and-glass main entry door,
and the bronze balcony at the third tloor, all on the front facade, and the fifth-floor fence at the rear facade;
the application of caulking and/or the installation of lead weather caps at all skyward-facing masonry joints;
the mstallation of waterproofing and drainage systems at the second-, third-, and fourth-floor balconies: the
repair or replacement in kind of copper drip edges at the mansard roof’ selective soldering repans tothe
copper mansard roof; at the rear fagade, the removal of paint coatings and selective repointing of brickwork;
at the roof: replacement of the roofing membrane: sclective repair and repointing of cracked and deteriorated
brick parapets, stair bulkhead walls, and chimueys; selective repair or replacement in kind of sheet-metal
cladding at the stair bulkhead; selective cleaning and repointing at the castern limestone-clad parapet wall;
scraping. priming, and repainting the metal security fan-grilles at the eastern and western rear roof parapets;
at the front tagade, the replacement in kind of the wood casement windows at the basement foor. the wood




casement windows with double transoms a hc hmt socond and third toors, and the single-pane wood
casement windows at the fourth floor; in kind replacement of all wood brickmolds; with the new windows
and brickmolds to be painted beige {Benjaminvloore "Shaker Rgige" HC-45) to match the historic color, as
determined by paint analysis: at theireay fagadé, the renioval of the non-historic French doors with fanlight
transoms and infill spandrels from the.$auare*kéaded operingseatsthe first floor, and the installation of wood
casement windows with double transoms within the existing openings; the removal of wood casement

vindows with louvered transoms from, Lhe, .\ewz}cé- ap@ third- fleor window openings, and the installation of
W ood casement windows with double XIS r;no openings; the removal of single-pane
casement windows from the fourth fooy, W of bne-over-one double-hung wood windows
within the existing openings; with the new wmclows and brickmolds to be painted beige (Benjamin Moore
"Shaker Beige" HC-45) to match the historic color, as determined by paint analysis; and related non-
restorative work, including the removal of a non-historic gate at the secondary basement entrance on the East
71st Street fagade; the replacement of the metal sidewalk hatch at the front of the building; the removal of a
standpipe at the base of the building; the installation of an intercom panel at the main entrance; the removal
of a two-story greenhouse enclosure at the basement and first floors of the rear fagade; the enlargement of
window opentngs at the basement floor of the rear fagade for the installation of a window wall; the
construction of retaining walls with stone balustrades at the eastern and western rear-yard property lines, and
the construction of new conerete slabs at the basement level and at grade; the installation of translucent
pavers at grade within the rear yard; the installation of light fixtures at the first and fifth floors of the rear
fagade; the replacement of skylights and the installation of mechanical equipment at the roof; and the
instaliation ot a metal security fence at a portion of the eastern parapet wall; the reconstruction of a brick
and limestone chimney at northeast corner of the roof; and interior alterations at the basement through sixth
floors, as described in existing conditions and recommendations report dated February 26th, 2014 and
written specifications, and shown in photographs and drawings labeled T-000.00, '1-001.00, T-002.00, 7-
003.00, DM-100.00, DM-101.00, DM-102.00, DM-103.00, DM-104.00, DM-105.00, DM-106.00, DM-
107.00, A-100.00, A-101.00, A-102.00, A-103.00, A-104.00, A-105.00, A-106.00, A-107.00, A-500.00, A-
501.00, A-600.00, A-601.00, and A-610.00, dated October 15, 2104, prepared by Peter P. Marino, R.A.; and
S-100.00, S-101.00, S-102.00, $-200.00 through $-206.00, M-100.00, M-101.00. M-150.00 through M-
156.00, M-200.00 through M-207.00, M-300.00 through M-303.00, M-400.00, M-401.00, P-100.00 through
P-105.00, P-200.00 through P-207.00, SP-100.00, and SP-200.00 through SP-207.00. dated October 15,
2014, and prepared by Edward J. Hanmgton, P.E..

In reviewing the proposal, the Commission noted that the Upper East Side Historic District designation
report describes 20 East 71st Street as a neo-ltalian Renatssance style residence designed by C.P.H. Gilbert
and built in 1922-23; and that the building's style, scale, materials, and details are among the features
contributing to the special architectural and historic character of the Upper East Side Historic Distric. The
Commission further noted that Notice of Violation 05-0300 was jssued on February 10, 2003, tor the
“stallation of flagpole at East 71st Street tacade without permit(s)”.

With regard to the proposed work, the Commission tinds that the removal of the flagpole will remove an
unsympathetic alteration; that the proposed patching mortar will match the color, texture, finish and details
of the original stone; that the proposed work will protect the building's facade and structure from future
damage due to water infiltration and aid in the long term preservation of the building; that the removal of the
greenhiouse enclosure will not result in any damage to, or demolition of, a significant architectural feature of
the rear facade or rear vard; that the window and door openmgs at the basement floor of the rear facade have
been altered over time, and are not visible from the street; and that therefore the introduction of a window
wall at the basement level will not detract from the special architectural and historic character of ther
building. The Commission further {inds that the installation of the light fixtures will not cause damage to, or

loss of any significant historic fabric; that the light fixtures are well scaled to the facade; that the finish of

Issued:  THD3/14
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the proposed hght fixtures will not call undue attentionste th i p:cw‘n« : that there will be no visible
electrical conduit; and that the installation of the intercom will not cause damdgc to, or loss of any
significant historic fabric; that the intercom is well sealed to the i‘agade;,,ytha,t, the finish of the proposcd
intercom will not call undue attention to their ;
that the reconstructed chimney will match the . |
protiles, details, and ornamentation. Finally, the Lomxmsmon finds that the ptm@wd masonry umts will
match the historic masonry units in terms of size, color pattern; that the existing joints will
be raked by hand or by a method that will not cause : ing brick; that the proposed
mortar will match the historic mortar in terms of ¢ ] ‘tonling; that the proposed patching
mortar will match the color, texture, finish and ddd!l% of the or mmai stone; that the cleaning ot the facades
will be done in the gentlest effective method without causing damage to the masonry: that the water pressure
will not exceed 500 psi; and that the proposed work will protect the building's fagade and structure from
future damage due to water infiltration and aid in the long term preservation of the building.

PLEASE NOTE that this permit is contingent upon the Commission’s review and approval of samples of
masonry cleaning, joint cutting method(s), pointing, limestone patching, replacement brick and metal
refinishing, prior to the commencement of work. Samples should be installed adjacent to clean, original
surface(s) being repaired; allowed to cure; and cleaned of residue. Submit digital photographs of all samples
to obrazee@ipe.nye.gov for review.

This permit is also contingent on the understanding that the work will be performed by hand and when the
temperature remains a constant 45 degrees Fahrenheit or above for a 72 hour period trom the
commencement of the work.

PLEASE ALSO NOTE that this Certificate of No Effect is being issued in conjunction with Modification of
Use 16-4453 (LPC 16-0984), approving a request that the Landmarks Preservation Commission issue a
report to the City Planning Commission in support of an application for the issuance of a special permit,
pursuant to Section 74-711 of the Zoning Resolution, for a Modifications of Use; and Certificate of
Appropriateness 16-44354 (LPC 16-1058) approving a proposal to install a guardrail at the rear roof of the

building.

The Commission has reviewed the application and these drawings and finds that the work will have no effect
on significant protected features of the building,

This permit is issued on the basis of the building and site conditions described in the application and
disclosed during the review process, By accepting this permit, the applicant agrees to notify the Commission
if the actual building or site conditions vary or if original or historic building fabric is discovered. The
Commission reserves the right to amend or revoke this permit, upon written notice to the applicant, in the
event that the actual building or site conditions are materially different from those described in the
application or disclosed during the review process.

R AN AR T L

All approved drawings are marked approved by the Commission with a perforated seal indicating the date of
the approval. The work is limited to what is contained in the perforated document. Other work or
amendments to this filing must be reviewed and approved separately. The applicant is hereby put on notice
that performing or maintaining any work not explicitly authorized by this permit may make the applicant

liable for criminal and/or civil penalties, including impt’sonmem and fine. This letter constitutes the permit;
a copy must be prominently displayed at the site while work is in progress. Please direct inquiries to Olivia
Brazee.

Page 3
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Meenakshi Srinivasan )
Chair
3 z £ - ( B

PLEASE NOTE: PERFORA'I‘I}%D'DKAWINGS AND A ;(S(NiY OF THIS PERMIT HAVE BEEN SENT TO:
Valeric Campbell, Kramer Levin Nattalis & Frankel LLP

cer Jared Knowles, Depouty Director,: tion/lst




THE NEW YORK Cf1 /\ND\U\RKS {E Sk i\"\ MION COMMISSION
({NIU%I{H? ITHFLOOR NORT HNiW‘(O‘I\\T\‘ 10007
212 (>C‘) 77’)0 FAX: 2 6(?9— ,u\(}

PERMI T

%

CERTIFICATE O? A P{ QRU,

TATENESS

ISSUE DATE: EXPIRATION DATE: | DOCKET #: COFA #:
11703714 5/13/2020 161058 COFA 16-4454
ADI)RE‘SS'
20 EAST 71ST STREET BOROUGH: ¢ BLOCK/LOT:
HISTORIC DISTRICT MANHATTAN 13185/57

UPPER EAST SIDE

- Dis

[SSUED TO:

Thomas F, Harrison, Principal
Project Operation LLC

¢/o Colony Capital, LLC

2450 Broadway Boulevard, 6th Floor
Santa Monica, CA 90404

Pursuant to Section 25-307 of the Administrative Code of the City of New York, the Landmarks
Preservation Commission, at the Public Meeting of May 13, 2014, following the Public Hearing of April 29,
2014, the Landmarks Preservation Commission voted to approve a proposal to install a guardrail at the rear
facade, as put forward in your application completed on April 3, 2014, and as you were notified in Status

Update Letter 15-7952 (LPC 15-4492), issued on May 20, 2014,

The proposal, as approved, consists of the installation of a black-painted metal guardrail at the rear roof
parapet, to match the design of the existing historic black-painted metal fence at the fifth-floor rear facade
terrace, as shown in digital presentation slides fabeled 1 through 17, dated April 2, 2014, prepared by Li/
Saltzman Architects, PC, submitted as components of the application and presented at the Public | Hlearing
and Public Meeting.

in reviewing the proposal, the Commission noted that the Upper East Side Historie District designation
report deseribes 20 East 71st Street as a neo-ltalian Renaissance style residence designed by C.PH. Gilbert
23; and that the building’s style, scale, materials, and details are among zhc features

and butltin 1922-2
contributing to the w)nud[ architectural {mc' historic character of the Upper East Stde Historie District. The

( ommission further noted that Notice of Violation 05-0300 was issued on February 10, 2005, for the

"installation of Hlagpole at East 71st Street facade without permit(s)™.

With regard Lo this proposal, the Commission found that the proposed guardvinl will mateh the design,




details, and finish of the existing gum‘dmil at the rear fifth-floor roof terrace: that the proposed guardrail will
be visible only in context with the rear facade and the rear facades of adjacent buildings, and from a

: 2 uardrail /willf}mt Jetract from the significant architectural
rict* Based on these findings, the Commission

considerable distance; and that the ?prop sed
features of the building or the Upiper Fast Side Historic Dis
determined the work to be appropriate 16 the building and {0 t1f¢ Upper East Side Historic District and voted

o approve this application.

$SI0TF \tgiatcd that two final signed and sealed
Department of Buildings filing drawifigs showing the approved proposal be submitted to the Landmarks
Preservation Commission for review and approval. Subsequently, on October 21, 2014, the Landmarks
Preservation Commission received final drawings T-000.00, T-001.00, 1T-002.00, T-003.00, DM-100.00,
DM-101.00, DM-102.00, DM-103.00, DM-104.00, DM-105.00, DM-106.60, DM-107.00, A-100.00, A-
101.00, A-102.00, A-103.00, A-104.00, A-105.00, A-106.00, A-107.00, A-500.00, A-501.00, A-600.00, A-
601.00, and A-610.00, dated October 15, 2104, prepared by Peter P. Marino, R.A.; and S-100.00, S-101.00,
Go152.00, 520060 through S-206 00, M-100.00, M-101.00, M-150.00 through M-156.00, M-2060.00
through M-207.00, M-300.00 through M-303.00, M-400.00, M-401.00, P-100.00 through P-105.00, P-
200.00 through P-207.00, SP-100.00, and $P-200.00 through SP-207.00, dated October 15, 2014, and
prepared by Edward J. Hanington, P E.. Accordingly, the staff of the Commission reviewed the drawings,
and found that the proposal approved by the Commission had been maintained. Based on this and the above
findings, the drawings have been marked approved with a perforated seal, and Certificate of Appropriateness

| 6-4454 is being issued.

Please note that this Certificate of Appropriateness is being issued in conjunction with Modification of Use
16-4453 (LPC 16-0984), approving a request that the Landmarks Preservation Commussion issue a report to
the City Planning Commission in support of an application for the issuance of a special permit, pursuant to

Section 74-711 of the Zoning Resolution, for a Modifications of Use; and Certificate of No Effect 16-4455

(LPC 16-1311) approving fagade repairs, window replacement, and roof work.

Please note that NOV 05-0300 will remain in force against the property until the work approved under this
permit is completed and inspected for compliance. Pleasc submit photographs of the completed-work to the
Commission along with a letter from the building owner requesting a Notice of Compliance.

This permit is issued on the basis of the building and site conditions described in the application and
disclosed during the review process. By accepting this permit, the applicant agrees to notify the Commission
if the actual building or site conditions vary or if original or historic building fabric is discovered. The
Commission reserves the right to amend or revoke this permit, upon written notice to the applicant, in the
event that the actual building or site conditions are materially different from those described in the

application or disclosed during the review process.

All approved drawings are marked approved by the Commission with a perforated seal indicating the date of
the approval. The work is limited to what is contained in the perforated document. Other work or
amendments to this filing must be reviewed and approved separately. The applicant is hereby put on notice
that performing or maintaining any work not explicitly authorized by this permit may make the applicant
liable for criminal and/or civil penalties, including imprisonment and fine. This letter constitutes the permit;
a copy must be prominently displayed at the site while work is in progress. Please direet inquiries to Olivia

s

Brazee.

A Rt mni

Meenakshi Srintvasan
Chair
PLEASE NOTE: PERFORATED DRAWINGS AND A COPY OF THIS PERMIT HAVE BEEN SENT TO:

Valerie Campbell, Kramer Levin Naltalis & Frankel LLP




perly, maintained, would cause the Designated Building to

Gt pro

and such portions of the mterior, which , if,

deteriorate. The Declarant is required to perform all work identified in the resulting protessional reports as
first-class condition within the stated time

being necessary to maintain the Designated Building in a sound,

&

periods.

Please note that the restoration work must be completed and approved by the [Landmarks Preservation
temporary Certificate of Occupancy ora permanent

Commission before the owners may apply for or accepta
‘he area of the buildings and the vacant that

Certificate of Occupancy from the Deps ‘ment of Buildi;
are the subject of this special permit. .

¢ ¢

Lok

Please note that this Modification of Use is being issued in conjunction with Certificate of Appropriateness
16-4454 (LPC 16-1058), approving a proposal to install a guardrail at the rear roof of the building; and

Certificate of No Effect 16-4455 (LPC 16-1311) approving fagade repairs, window replacement, and roof

work.

The staff ol the Commission is available to assist you with these matters. Please direct inquiries to Olivia

Brazee.

Meenakshi Srinivasan
Chair

cer Jared Knowles, Depouty Director, Preservation/LPC; Thomas Harrison, OQwner
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Project Description (LR Item 3)
Project 1D:

20-22 EAST 715" STREET

%%QE!‘J&B December 30, 2014
JAN - 8 2018
2Y COMMUNITY BOARD 8

1. Introduction

This statement is made on behalf of Tower Management Holdings LLC (the “Applicant”)
in support of an application to the City Planning Commission (“CPC” or “Commission”) for a
special permit pursuant to Section 74-711 of the New York City Zoning Resolution (the “Zoning
Resolution” or “ZR”) to facilitate the renovation of an existing 5-story building (the * Bmldmg )
located at 20-22 East 71st Street in Manhattan (Block 1385, Lot 57) (the “Development Site”
“Project Area”) and conversion of the Building to its original single-family residential use. The
conversion will not affect the amount of floor area utilized by the Building. The Project Area is
located within a CS-1(MP) zoning district and within the Special Madison Avenue Preservation
District (“MP”) and the Upper East Side Historic District. The Building is a contributing
building to the historic district. As part of the ZR 74-711 special permit, the Applicant 1S
requesting waivers of the provisions of (i) ZR 23-851 requiring a minimum inner court
dimension of 30 feet, (ii) ZR 23-851 requiring a minimum inner court area of 1,200 square feet,
and (iii) ZR 23-86 requiring a minimum distance of 30 feet to the lot line for legal windows.

2. Background

The Building is a 5-story neo-Italian Renaissance style townhouse designed by C.P.H.
Gilbert and was commissioned by Julius Forstmann, a wealthy woolens manufacturer, as a
single-family residence. C.P.H. Gilbert is a noted architect who designed many opulent homes
for New York City’s leading families. It was crected from 1922-1923 and is a contributing
building to the Upper East Side Historic District. The original 1923 Certificate of Occupancy
(“CO”) describes it simply as “Dwelling”.

Julius Forstmann lived in the Building until his death in 1938. In 1942, his heirs sold the
Building to the Archdiocese of New York who used the Building as a multiple dwelling for the
Catholic Center for the Blind. According to the 1943 and the 1987 CO’s, the Building’s
basement housed a kitchen and dining rooms, its first floor included a living room and the floors
above housed a mixture of bedrooms, dormitories and bath rooms as well as an infirmary, a
community living room and store rooms. According to deeds for the Development Site, the
Archdiocese sold the Development Site to 22 East 71* St. Realty Corp (a Canadian real estate
investment company affiliated with Fieldhouse Realty Ltd. and T.T. 3 Inc.) in 1979. In 1982,
T.T. 3 Inc. sold the Development Site to Instalaciones Immobiliarias para Industrias, S.A. de
C.V. (a subsidiary of PEMEX, the Mexican state owned oil and gas company), who then sold it
to Twenty-Two E. 71°" St. Associates (an affiliate of IMG Models) in 1984. It appears from
contemporary newspaper reports that IMG Models occupied the Building at this time. A 1986
CO lists the Bulldmg as being occupied entirely by Use Group 6 offices on the basement through
the Sth floors.! This conversion to Use Group 6 offices made the non-complying residence into a

" See Historical Overview prepared by Christopher Gray attached hereto as Exhibit A for a more detailed building
history. ‘
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complying building. In 2004, Aby Rosen bought the Building and it was leased to an art gallery
-- Salander-O’Reilly Galleries which filed for bankruptcy in 2007. The house was sold to the
applicant in 2012 who purchased the building intending to restore it for use as a personal
residence. It has been vacant since 2007.

From 1923 to at least 1979, the Building was a ecither a single-family residence or a
multiple dwelling with numerous bedrooms and other living rooms. The exterior of the Buildin%
and the distance between the Building and the buildings located to the rear (19 and 21 East 70"
Street) does not appear to have been changed significantly over time. With the exception of the
1985 solarium extension®, which appears to have been erected without permits and which will be
removed, and the mechanical and bulkhead enclosure that was erected on the building’s roof, the
Building has not been expanded or otherwise extended into the rear yard since its original
construction in 1923. The rear wall and windows are in their original location. The windows on
the first through the fifth floors are quite large and meet current building code requirements for
legal required windows in terms of their dimensions for the living spaces they will serve.
Although our consultant, Christopher Gray, has been unable to locate the original plans or filing
drawings at the Department of Buildings or through other sources, the description of the building
in the Department of Buildings New Building Docket from 1922 clearly indicates that the
original building was a dwelling that was 45 feet wide and 88 feet 4 inches deep. New York City
Tax Assessment Records from 1925, 1930 and 1935 state that the Building’s dimensions as
being 45 by 88 feet on a 45 by 100 feet five inches lot. In addition, the landmaps from 1925,
1930 and 1974 show no change in the Building’s depth. The depth of the Building and the
location of the rear windows are typical of many of residential buildings constructed in the late
19th Century and early 20th Century. It is a very common condition in the Upper East Side
Historic District, particularly for town houses and mansions.

In conjunction with the overall restoration and rehabilitation ot the building, including
facade repairs, window replacement, and roof work pursuant to Certificate ot No Effect (“CNE™)
16-4455 (LPC 16-1311) issued by the New York City Landmarks Preservation Commission
(“"LPC”) on November 3, 2014 (submitted herewith) and the installation of a guardrail at the rear
roof of the building pursuant to Certificate of Appropriateness (“CoA™) 16-4454 (LPC 16-1058)
issued by the LPC on November 3, 2014 (submitted herewith), it will be retrofitted with state of
the art HVAC equipment. Because the rear wall of the building is original (other than the
solarium slated for demolition above the basement floor), the demolition or relocation of the rear
wall is not feasible due to structural and landmarks constraints. Restricting “living rooms™ to the
front of the building would render the rear 18 feet (the portion of the Building located within 30
feet of the Development Site’s rear lot line) of the Building unusable for living purposes.

The review of the Building’s history demonstrates that (i) it was built as a residence;(ii)
that the distance between the rear lot line and the original rear wall and windows of the residence
has not changed since its initial construction in 1923 and (iii) as of December 15, 1961 (the
effective date of the New York City Zoning Resolution, as amended), the living rooms in the
back of the building were not in compliance with ZR Section 23-861 which requires a distance of

* A New York Times article dated March 3, 1985 describes the work to convert the Building into offices, including
construction of a greenhouse on the ground floor.



30 feet between any “legally required window” and a rear lot line or with the provisions of (x)
Building Code Section 1205.2.5 which requires that exterior glazed opening shall open on a
yard, court, plaza, or space above a setback that complies with Section 1206 and (y) Building
Code Sections 1206.2 and 1206.3 which state respectively that yards and courts “shall not be less
than the dimensions prescribed by the New York City Zoning Resolution and other applicable
laws, rules, and regulations.” As of December 15, 1961, the rear windows of the Building faced
upon a vard or open area that was an existing legally noncomplying condition for zoning
purposes and which therefore complied with the referenced Building Code Sections.
Commercial use after 1979 did not change the inherent physical conditions of this historic
residential building. For these reasons, the restoration of its original residential use will not
create any new noncompliance contrary to ZR Section 54-31 or Building Code Section 1206.2
and should be permitted.

3. Description of the Surrounding Area

The Project Area is located in the Borough of Manhattan, on the south side of East 71"
Street, 25 feet west of Madison Avenue, on the block bounded by East 70" Street, Fifth Avenue,
East 71% Street and Madison Avenue in Community Board 8 in Manhattan. It is located entirely
within a C5-1 zoning district and is in the Special Madison Avenue Preservation District (MP) in
the Lenox Hill portion of the Upper East Side neighborhood of Manhattan. It is also within the
boundaries of the Upper East Side Historic District and the Madison Avenue Business
Improvement District (BID).

The surrounding area was largely developed in the late 19th century following the
construction of Central Park. In particular, the area along Fifth Avenue attracted the city’s
wealthiest industrialists, who built residences near the park. The structure adjacent to the west of
the Project Area, 18 East 71% Street, is a six-story building with limestone facing that is designed
in the neo-French Classic style. The structure adjacent to the east of the Project Area on a corner
lot with frontages on East 71% Street and Madison Avenue, 870 Madison Avenué, is a five-story
limestone building, designed in the neo-Italian Renaissance style. Each of these buildings is a
contributing building to the Upper East Side Historic District. The buildings adjacent to the
Project Area along East 71st Street, as well as those located across the street, are 5- or 6-story
townhouses that were generally built between the 1890s and the 1930s and reflect this period of
high-end residential development. While some of these townhouses have remained single- -family
residences. several have been converted into multi-family apartments:

(W)
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The remainder of the surrounding area contains a similar mix of historic single-family or multi-
family townhouses in midblock areas along with larger apartment buildings located along the
avenue frontages. The apartment buildings (from 12 to 20 stories) were largely developed later
in the 20th century when apartment living became more popular among wealthy New Yorkers.
The western end of the project block, facing Fifth Avenue, contains the Frick Collection; the
building was formerly the mansion of industrialist Henry Clay Frick and is now a fine art
museum.

in addition to residential uses, the surrounding area contains a number of commercial
uses, particularly along Madison Avenue. High-end fashion stores and boutiques are particularly
prominent in the area and are located on the lower floors of apartment buildings. A few stores
are located in repurposed historic mansions, such as the former Gertrude Rhinelander Waldo
House located at 867 Madison Avenue. 867 Madison Avenue, along with a recently built French
Beaux Arts-style building across the street at 888 Madison Avenue, contain the flagship stores of
the Ralph Lauren fashion line. The surrounding area also contains St. James® Church, located at
East 71st Street and Madison Avenue, a Gothic Revival-style church originally built in the
1880s, and several historic townhouses located along East 69th Street that are now foreign
consulates. The headquarters of the Explorer’s Club is located at 46 East 70th Street and
contains lodging facilities, exhibition spaces, and a library.

Within the 600 foot study area are Fifth Avenue, Madison Avenue, Park Avenue and East
72nd Street. There are five bus lines that service the neighborhood, the M1, M2, M3, M4, and
M72. These bus lines run uptown on Madison Avenue, downtown on Fifth Avenue along
Central Park, and the M72 runs eastward on East 72" Street. The M57 and M31 bus lines run
along West 57" Street. Central Park is located within the 600 foot study area. The study area is
located entirely within the Upper East Side Historic, with the westerly portion of the study area
covering a portion of Central Park.

Individual landmarks located within 600 feet of the Project Area include the J. William
and Margaretta C. Clark House (49 East 68" Street), the Percy and Maud H. Pyne House (680
Park Avenue), the Oliver D. and Mary Pyne Filler House (684 Park Avenue), the William and
Frances Crocker Sloane House (686 Park Avenue), the Henry P. and Kate T. Davison House
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(690 Park Avenue), the Gustav and Virginia Pagenstecher House (21 East 70" Street), the Dave
Hennen and Alice Morris House (19 East 70™ Street), the Alvin W. and Angeline Krech House
(17 East 70" Street), the John Chandler and Corinne deBebian Moore House (15 East 70
Street), 11 East 70" Street, the Henry Clay and Adelaide Childs Frick House (now the Frick
Collection and the Frick Art Reference Library, 1 East 70" Street and 10 East 71% Street), the
Oliver Gould and Mary Brewster Jennings House (7 East 72" Street), the Henry T. and Jessie
Sloane House (9 East 72" Street), and the Gertrude Rhinelander Waldo House (867 Madison
Avenue). Central Park was designated by LPC as a scenic landmark in 1974.

The Project Area is located entirely within a C5-1 zoning district in the Special Madison
Avenue Preservation District (MP). The Special Madison Avenue Preservation District extends
along Madison Avenue from East 61 Street to Fast 97" Street. The MP District was created in
1973 to preserve and reinforce the unique retail and residential character of Madison Avenue and
the surrounding area from East 61° to East 96" Streets. Retail continuity is ensured for the
famed specialty shops by mandating that the ground floor of buildings on Madison Avenue must
be occupied by selected uses. The C5-1 district is bordered by an R8B district on the mid-blocks
to the west and east (except within 100 feet of East 72™ Street). The R8B district also includes
the Limited Height District (LH-1A) which limits buildings to a maximum height of 60 feet.
The easternmost 125 feet of Fifth Avenue, the westernmost 100 feet of Park Avenue, and East
72" Street (except within 100 feet of Madison Avenue which is a C5-1 district) are located
within an R10 district in the Special Park Improvement District (PI).

The Project Area is located within the Upper East Side Historic District, established in
1981. In the late 18" century, following the Civil War, the area developed as a major retailing
and commercial district. The Upper East Side Historic District is composed largely of the
mansions, town houses, apartment houses, private carriage houses and garages, and institutional
buildings erected by or for New York City’s wealthiest citizens in the first decades of the 20"
Century. The Upper East Side Historic District is listed on the State/National Registers of
Historic Places (S/NR)

The Project Area and a portion of the study area located along Madison Avenue are
located within the Madison Avenue Business Improvement District (BID), a public-private
partnership established in 1996 covering the area along Madison Avenue retail corridor between
East 57th Street and East 86th Street. The Madison Avenue BID operates several programs that
seek to enhance the pedestrian experience and the local business environment, including
supplemental security and street cleaning services, streetscape improvements, and promotional
activities.

4/5. Description of the Project Area/Development Site

The Project Area (20-22 East 71% Street) is a 45 foot wide by 100.42 foot deep 4,519
square foot interior lot located on the south side of East 71" Street, 25 feet west of Madison
Avenue, on Lot 57 in Block 1383, Block 1385 is bounded by East 71° Street, Fifth Avenue, East
70" Street and Madison Avenue. It is located within a C5-1 zoning district within the Upper
Fast Side Historic District and the Special Madison Avenue Preservation District, and in
Community District 8.



The Building is a 5-story neo-Italian Renaissance style townhouse designed by C.P.H.
Gilbert and was commissioned by Julius Forstmann as a single-family residence. It contains
16,738 zoning square feet (3.7 FAR).

C5-1 zoning districts permit a maximum floor area ratio (“FAR”) of 10.0 for residential
and community facility use, a basic maximum FAR of 4.0 for commercial use, and a basic
maximum FAR of 10.0 for any combination of residential, commercial (not exceeding 4 FAR)
and community facility uses. Permitted uses in the C5-1(MP) zoning district are residential uses
in Use Groups 1 and 2; community facility uses in Use Groups 3 and 4; transient hotels in Use
Group 5; and retail and other commercial uses in Use Groups 6 and 9 through 11.

6. Description of the Proposed Development

The Applicant is proposing to convert Building, which has been vacant since 2007, to its
original use as a single-family residence. The existing Building is 16,738 square feet (3.7 FAR).
The proposed conversion which involves the removal of the non-historic solarium at the rear
would not affect zoning square footage of the Building (3.7 FAR). The Building has a stone
facade with a rusticated ground floor and an arched front entrance. The second story windows
have stone balustrades. The third floor’s center window has an iron balcony. A stone balustrade
separates the third and fourth floors. The Building has a mansard roof with arched dormers. A
non-original one-story solarium extends from the building’s rear fagade into the yard area (i.e.,
inner court per the Zoning Resolution).

Because the Building predates the existing zoning regulations, it contains features that do
not conform to the zoning requirements for residential uses. In particular, the building’s rear
windows are 11 feet 11 inches from the rear lot line rather than the 30 feet now required by
Section 23-86 of the Zoning Resolution. In addition, the open area at the rear of the building,
which is considered an inner court for zoning purposes, does not provide the minimum
dimension of 30 feet or the minimum of 1,200 square feet of space required for inner courts
under Section 23-851 of the Zoning Resolution. The proposed ZR 74-711 special permit would
waive the requirements for minimum inner court dimension, minimum inner court area, and
minimum distance to the lot line for legal windows.

The proposed conversion would include the restoration and repair of the exterior of the
Building pursuant to the CNE and CoA issued by the LPC and will also include certain interior
alterations. The proposed facade repair work (as further described in the Modification of Use
16-4453 (LPC 16-0984) (“MOU”) issued by the LPC on November 3, 2014 (submitted
herewith), would not substantially alter the Building’s appearance or historic character but would
restore the building’s north and south facades. Exterior restoration work (as described in the
MOU) would include, but would not be limited to: cleaning the limestone front fagade and brick
and stone rear facade, repointing deteriorated mortar joints and repairing cracks in the front and
rear facades, replacing windows with new wood windows to match the original operation and
configuration, cleaning and painting the ironwork, cleaning the bronze balcony railing and entry
door grilles, repairing or replacing the skylights, and repairing the copper bulkhead roof, and
installing a new fence at the roof parapet (pursuant to the CoA) to match the existing balcony



roof. In addition, the non-original one-story solarium on the Building’s rear that occupies a
portion of the yard area would be removed. The arca of the rear fagade that would be atfected by
the removal of the solarium would be renovated and new doors would be installed to replace the
existing interior grade doors. Overall, the proposed fagade repair work would not change the
overall character of the Building or the Upper East Side Historic District.

The modifications to the rooftop mechanical components and skylights would not remove
any significant features of the Building. A new guardrail designed to match the existing fence at
the 5" floor balcony would be installed at the roof parapet in order to comply with current
building codes pursuant to the CoA. The rooftop modifications would not substantially alter the
context of the Building or the surrounding buildings in the Upper East Side Historic District as
the rooftop modifications would not be visible from nearby street level vantage points.
Theretore, the proposed conversion would not result in any substantial contextual or visual
impacts on the Building and the proposed alterations would be compatible with the surrounding
buildings in the Upper East Side Historic District.

7. Action(s) Necessary to Facilitate the Project

This Application requests a special permit pursuant to ZR Section 74-711 to waive the
following sections of the Zoning Resolution to allow for the conversion of the Building to its
original residential use:

e 7R Section 23-861 (Minimum Distance Between Buildings): requiring a minimum
distance of 30 feet to the lot line for legal windows; and

e 7R Section 23-851 (Minimum Dimensions of Inner Courts): requiring a minimum
inner court dimension of 30 feet and minimum inner court arca ot 1.200 square feet.

An as-of-right conversion back to residential use is not permitted because (i) the distance
from the original rear fagade of the Building to the rear lot line at only 11 feet 11 inches is less
than the minimum required 30 feet. and (ii) the area in the rear of the Building with a depth of 11
feet 11 inches and a total area of 536 square feet is less than the required minimum 30 foot
dimension and 1.200 square foot area for inner courts. This is the original condition as built and
would be a permitted legally noncomplying condition if the use had not changed. However,
because the use was changed to office use, the conversion back to residential use is prohibited
since it would create a zoning noncompliance as none of the rear windows could be used for
habitable rooms (bedrooms, living rooms etc.).

8. Conclusion

Based on the foregoing, we respectfully request that the Commission grant the special
permit described herein pursuant to Zoning Resolution Sections 74-711 to allow the conversion of
the Building back to its original residential single-family use. The requested bulk modifications
will enable the Building to be returned to its original single-family residential use, which would
otherwise require the demolition of the historic rear wall as well as significant interior architectural
features such as the grant staircase. The requested actions are consistent with the existing land uses
in the surrounding area, which are predominantly residential.
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Historical Overview
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