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CITY PLANNING COMMISSION 

May 10, 2017 / Calendar No. 23                                    C 150235 ZMK 
 
IN THE MATTER OF an application submitted by 251 Front Street Realty Inc., pursuant to 
Sections 197-c and 201 of the New York City Charter for an amendment of the Zoning Map, 
Section No. 12d, changing from an R6B District to an R7A District property bounded by Water 
Street, Gold Street, Front Street, and a line 100 feet westerly of the westerly street line of Gold 
Street; Borough of Brooklyn, Community District 2, as shown on a diagram (for illustrative 
purposes only), dated December 12, 2016 and subject to the conditions of the CEQR Declaration 
E-404. 

This application for a zoning map amendment was filed by 251 Front Street Realty Inc., on 

January 23, 2015, to change zoning on property located at 251 Front Street (Block 42, Lot 24) 

from an R6B zoning district to an R7A district. This application, in conjunction with the 

application for the related action (N 150234 ZRK), as filed, would facilitate the development of a 

nine-story residential building with 92 dwelling units, including 23 permanently affordable units, 

in the Vinegar Hill neighborhood of Brooklyn, Community District 2.  

 

On April 19, 2017, the applicant revised the application, requesting an R6A district instead of an 

R7A district. The resulting development would be eight stories high and contain approximately 

72 dwelling units, of which 18 would be permanently affordable.   

 

RELATED ACTION 

In addition to the zoning map amendment (C 150235 ZMK) that is the subject of this report, the 

proposed project also requires action by the City Planning Commission on the following 

application, which is being considered concurrently with this application: 

 

N 150234 ZRK Zoning text amendment to designate a Mandatory Inclusionary Housing 

area. 

BACKGROUND 

The development site at 251 Front Street (Block 42, Lot 24) comprises approximately 20,000 

square feet at the corner of Front and Gold Streets in Vinegar Hill in an R6B zoning district. The 

Disclaimer
City Planning Commission (CPC) Reports are the official records of actions taken by the CPC. The reports reflect the determinations of the Commission with respect to land use applications, including those subject to the Uniform Land Use Review Procedure (ULURP), and others such as zoning text amendments and 197-a community-based  plans. It is important to note, however, that the reports do not necessarily reflect a final determination.  Certain applications are subject to mandatory review by the City Council and others to City Council "call-up."
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site was once occupied by St. Anne’s Parish church, which was built in 1860 and demolished in 

the early 1990’s. The site is currently used as an open parking lot.  

 

Vinegar Hill is an approximately eight-block neighborhood dating back to the 18th century, and 

is generally bounded by Bridge Street to the west, Plymouth Street to the north, Little Street to 

the east, and York Street to the south. The neighborhood is generally developed with residential 

uses comprising two- to three-story row-houses, one- to two-story warehouses, and five- to 

seven- story industrial loft buildings. It is surrounded by large public facilities and infrastructure: 

to the north are Con Edison’s Farragut electric substation and the utility’s Hudson Avenue 

generating station on the East River; to the east is the 200-acre Brooklyn Navy Yard; to the south 

are the 1,400-unit Farragut Houses NYCHA development and the Brooklyn Queens Expressway; 

and to the west is the Manhattan Bridge.   

 

The area is well-served by public transit; the York Street subway station on the F line is two 

blocks west of the site, and the B62 and B67 bus lines travel along Gold Street.  

 

In 1997, portions of the neighborhood were designated as a historic district (LP-01952) by the 

Landmarks Preservation Commission (LPC). The historic district comprises three separate 

clusters of two- to three-story homes along Front Street, Gold Street, and Hudson Street, which 

are narrow streets paved with cobblestones. One cluster of eight three-story attached houses is 

adjacent to the proposed project site on Front Street, while another cluster of five houses is on 

Gold Street across from the project site. Following the establishment of the historic district in 

1998, this area, including the project site, was rezoned from M1-2 and M3-1 districts to R6A and 

R6B districts (C 980067 ZMK) to bring the non-conforming residential and community facility 

uses in the area into conformance with zoning, and to promote future contextual residential 

development on several vacant sites.  

 

In 2009, five partial blocks along Bridge Street to the west of the site, including the western edge 

of the subject block, were rezoned from M3-1 and M1-2 districts to an M1-4/R7A (MX-2) mixed 

use district as part of the DUMBO rezoning (C 090310 ZMK) to facilitate residential and 

community facility construction along with commercial and manufacturing uses in the area. 
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The eastern portion of the subject block (Block 42), including the project area, is within an R6B 

zoning district. R6B is a medium-density residential district that allows a maximum floor area 

ratio (FAR) of 2.0 for residential and community facility uses, and has a maximum base height 

and maximum building height of 45 and 55 feet, respectively, or up to five stories. The R6B 

district is not subject to the Voluntary Inclusionary Housing (IH) Program.  

 

The western edge of the subject block, consisting of one tax lot (Lot 1) along Bridge Street, is 

within an M1-4/R7A (MX-2) district and is primarily improved with a 12-story residential loft 

building and a one-story structure that is being converted to residential use. The M1-4/R7A 

district allows a maximum FAR of 2.0 for commercial and industrial uses and 3.45 for 

residential and community facility uses, which can be increased up to 4.60 for participation in 

the Voluntary IH program. Maximum allowable heights range from 75 to 95 feet, or up to nine 

stories, if a development includes a qualifying ground floor and affordable housing.  

 

Under the application as originally filed, the applicant proposed to rezone the development site 

from the existing R6B district to an R7A zoning district. The applicant is also proposing a zoning 

text amendment to designate a Mandatory Inclusionary Housing (MIH) area on the site subject to 

Option 1 of the program, which requires that 25 percent of the residential floor area be set aside 

for housing affordable to households at an average of 60 percent of the Area Median Income 

(AMI), with no units targeted at a level exceeding 130 percent of AMI, and with at least 10 percent 

required at 40 percent of AMI. 

R7A districts are contextual zoning districts with a maximum FAR of 4.6 within MIH designated 

areas, a maximum building height of 95 feet, and a maximum street wall height of 75 feet after a 

15-foot setback on narrow streets. Maximum lot coverage is 100 percent for corner lots and 65 

percent for interior or through lots, and parking is required for 50 percent of market-rate dwelling 

units. No parking is required for affordable units.  

 

The proposed actions would have facilitated the construction of a nine-story residential building 

with approximately 92 dwelling units, of which 23 would have been permanently affordable, 
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including nine units that were to have been targeted to households earning an average of 40 

percent of AMI and 14 units to households earning an average of 60 percent of AMI.  In 

addition, there were 36 required parking spaces provided in an underground parking garage.  The 

proposed building had a base height of 70 feet and a maximum height of 95 feet or nine stories. 

A 15-foot setback was provided at 70 feet, as required for narrow streets in R7A districts.   

 

On April 19, 2017, the applicant revised the application to seek a zoning map amendment from 

the current R6B district to an R6A district. The requested zoning text amendment for the 

designation of the MIH area was not affected. R6A is a contextual zoning district with a 

maximum FAR of 3.6 for residential uses under the MIH program, a maximum base height of 65 

feet and a maximum building height of 85 feet.   

   

The proposed actions, as revised, would facilitate the construction of an eight-story residential 

building with 72 dwelling units, of which 18 would be permanently affordable pursuant to MIH.  

This would be a reduction from 92 units under the original proposal, and a reduction in the 

maximum FAR from 4.6 to 3.6.  The maximum building height would be reduced to 85 feet from 

95 feet. As modified, the application would facilitate the construction of 18 permanently 

affordable units instead of the 23 units proposed in the original application.      

 

ENVIRONMENTAL REVIEW 

This application (C 150235 ZMK), in conjunction with the application for the related action (N 

150234 ZRK), was reviewed pursuant to the New York State Environmental Quality Review Act 

(SEQRA) and the SEQRA regulations set forth in Volume 6 of the New York Code of Rules and 

Regulations, Section 617.00 et seq. and the City Environmental Quality Review (CEQR) Rules of 

Procedure of 1991 and Executive Order No. 91 of 1977. The lead is the City Planning Commission. 

The designated CEQR number is 16DCP002K.  

After a study of the potential environmental impact of the proposed actions, a Negative Declaration 

was issued on December 12, 2016.  

On May 5, 2017, a Revised Environmental Assessment Statement (EAS) was issued which 

describes and analyzes modifications to the proposed actions and reflects clarifications to the 
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Waterfront Revitalization Program assessment included in the original EAS. The Revised EAS 

concluded that the proposed actions would not result in any new or different significant adverse 

environmental impacts not already identified in the previous Negative Declaration.  

A Revised Negative Declaration was issued on May 8, 2017. The Revised Negative Declaration 

reflects the changes to the proposed actions and supersedes the Negative Declaration issued on 

December 12, 2016. 

The Revised Negative Declaration includes an (E) designation (E-404) to avoid the potential for 

significant adverse impacts related to hazardous materials and air quality, as described below: 

The (E) designation would apply to the following site: 

Block 42, Lot 24 (Projected Development Site) 

The (E) designation text related to air quality is as follows: 

Any new residential development located on the above-referenced property must 
ensure that the HVAC stack is located at the highest tier, or at a minimum of 98 feet 
above grade, to avoid any potential significant adverse air quality impacts. 

The (E) designation text related to hazardous materials is as follows: 

Task 1-Sampling Protocol 
 
The applicant submits to OER, for review and approval, a Phase I of the site along 
with a soil, groundwater and soil vapor testing protocol, including a description of 
methods and a site map with all sampling locations clearly and precisely represented. 
If site sampling is necessary, no sampling should begin until written approval of a 
protocol is received from OER. The number and location of samples should be 
selected to adequately characterize the site, specific sources of suspected 
contamination (i.e., petroleum based contamination and non-petroleum based 
contamination), and the remainder of the site's condition. The characterization 
should be complete enough to determine what remediation strategy (if any) is 
necessary after review of sampling data. Guidelines and criteria for selecting 
sampling locations and collecting samples are provided by OER upon request. 
 
Task 2-Remediation Determination and Protocol 
 
A written report with findings and a summary of the data must he submitted to OER 
after completion of the testing phase and laboratory analysis for review and approval. 
After receiving such results, a determination is made by OER if the results indicate 
that remediation is necessary. If OER determines that no remediation is necessary, 
written notice shall be given by OER. 
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If remediation is indicated from test results, a proposed remediation plan must be 
submitted to OER for review and approval. The applicant must complete such 
remediation as determined necessary by OER. The applicant should then provide 
proper documentation that the work has been satisfactorily completed. 
 
A construction-related health and safety plan should be submitted to OER and would 
be implemented during excavation and construction activities to protect workers and 
the community from potentially significant adverse impacts associated with 
contaminated soil, groundwater and/or soil vapor. This plan would be submitted to 
OER prior to implementation. 

 

With the assignment of the above-referenced (E-404) designation for air quality and hazardous 

materials, the Proposed Actions would not result in significant adverse impacts. In order to avoid 

the potential for significant adverse archaeological impacts, the Applicant entered into a 

Restrictive Declaration on March 7, 2017, and recorded on March 8, 2017, agreeing to conduct 

archaeological identification, investigation, and mitigation in accordance with the CEQR 

Technical Manual and NYC Landmarks Preservation Commission (LPC) guidelines for 

archaeological work in New York City. Consequently, no significant adverse impact to 

archaeological resources are expected to result from the proposed action. 

The City Planning Commission has determined that the proposed action will have no significant 

effect on the environment. 

 

UNIFORM LAND USE REVIEW 

This application (C 150235 ZMK) was certified as complete by the Department of City Planning  

on December 12, 2016, and was duly referred to Brooklyn Community Board 2 and the 

Brooklyn Borough President, in accordance with Title 62 of the rules of the City of New York, 

Section 2-02(b), along with the related action (N 150234 ZRK), which was duly referred to 

Brooklyn Community Board 2 and the Brooklyn Borough President on December 12, 2016, in 

accordance with the procedures for non-ULURP matters. 
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Community Board Public Hearing 

Brooklyn Community Board 2 held a public hearing on this application as filed (C 150235 

ZMK) and the application for the related action (N 150234 ZRK) on January 18, 2017. On 

February 8, 2017, the Board adopted a resolution to disapprove the application by a vote of 34 in 

favor, three opposed, and one abstention.  

Community Board 2 attached a letter to their recommendation of disapproval which noted the 

background for their recommendation to disapprove.  

Borough President Recommendation 

The Brooklyn Borough President held a public hearing on the application as filed (C 150235 

ZMK) and the application for the related action (N 150234 ZRK) on February 6, 2017, and on 

March 15, 2017 issued a recommendation to disapprove the application.  

City Planning Commission Public Hearing 

On March 8, 2017 (Calendar No. 4), the City Planning Commission scheduled March 22, 2017, 

for a public hearing on this application (C 150235 ZMK), in conjunction with the related 

application (N 150234 ZRK). The hearing was duly held on March 22, 2017 (Calendar No. 14). 

There were eight speakers in favor of the application, including three members of the applicant 

team, and seven in opposition.  

The applicant’s team, consisting of an attorney, a land use planner, and an architect, made a 

presentation in support of the R7A rezoning. The team stated that the proposed development 

would be in context with its surroundings since the site is adjacent to the DUMBO mixed use 

district, which allows buildings up to nine stories, and is across the street from an R6A district 

mapped on the south side of Front Street, which allows buildings up to eight stories. They further 

stated that they believed that this was an appropriate location for much-needed residential 

development in this area. The applicant’s attorney said that the proposed R7A district, mapped 

with MIH Option 1, would generate 23 permanently affordable units in the proposed building. 

Four additional people spoke in favor of the application, and four read letters in support of the 

project. 
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Seven speakers, including the president of the Vinegar Hill Neighborhood Association, testified 

in opposition. They noted the historic and generally low-rise character of the neighborhood and 

said that the proposed development would not fit within this context. They stated that its narrow 

cobblestone streets could not sustain the additional traffic that the proposed development would 

generate. They also expressed concerns about shadows and the potential burden on 

infrastructure, including the York Street subway station.   

There were no other speakers and the hearing was closed. 

Following the City Planning Commission Public Hearing, area residents submitted additional 

letters and emails to the Commission, in opposition to both the original R7A zoning proposal and 

the subsequently-revised R6A zoning proposal.  

 

WATERFRONT REVITALIZATION PROGRAM  

This application (C 150235 ZMK) was reviewed by the City Coastal Commission for consistency 

with the policies of the New York City Waterfront Revitalization Program (WRP), as amended, 

approved by the New York City Council on October 30, 2013 and by the New York State 

Department of State on February 3, 2016, pursuant to the 3 N 160219 ZRQ New York State 

Waterfront Revitalization and Coastal Resources Act of 1981, (New York State Executive Law, 

Section 910 et seq.). The designated WRP number is 13-094.  

 

This action was determined to be consistent with the policies of the New York City Waterfront 

Revitalization Program. 

 

CONSIDERATION 

The Commission believes that this application (C 170235 ZMK) for a zoning map amendment, 

as revised by the applicant, in conjunction with the related application for a zoning text 

amendment (N 170234 ZRK), is appropriate. 

 

On April 19, 2017, the applicant revised the application from the originally-proposed R7A 

district to an R6A district by extending an existing R6A zoning district on Front Street 
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northward, along the western block frontage of Gold Street. The revision would reduce the 

proposed maximum allowable FAR from 4.6 to 3.6 and the maximum allowable building height 

from 95 feet to 85 feet, with a qualifying ground floor. The applicant stated that this revision 

would reduce the building’s maximum height from nine stories to eight stories, the total number 

of dwelling units from 92 to 72, and the number of permanently affordable units from 23 to 18. 

 

The Commission believes that the proposed R6A zoning district is appropriate. R6A is a 

medium-density contextual zoning district that has been frequently mapped to facilitate small 

apartment building construction, and was mapped directly to the south of the subject rezoning 

area as part of the original 1996 Vinegar Hill rezoning. The area immediately south of the site 

that is within an R6A zoning district is developed with residential buildings of similar height and 

density as proposed by the applicant; five- to seven-story apartment buildings and residential loft 

conversions are located immediately adjacent to the site along Front and Gold Streets, 

interspersed with two- to four-story row houses and one- to two-story warehouses and industrial 

buildings.  

 

The Commission notes that adjoining R6B and R6A districts are commonly mapped across row-

house and brownstone neighborhoods in Brooklyn, including directly adjacent to and within the 

historic districts of Fort-Greene/Clinton Hill, Bedford-Stuyvesant, and Park Slope. R6B zoning 

districts typically allow for infill developments on mid-blocks, while R6A zoning districts 

typically allow limited growth along corridors. The Commission also notes that the existing R6B 

district is not in an Inclusionary Housing designated area and therefore does not incentivize or 

require affordable housing under either the Voluntary or Mandatory Inclusionary Housing 

programs. The proposed rezoning of the R6B district to an R6A zoning district would subject the 

site to the MIH program and would require the provision of permanently affordable housing as 

part of any new residential development. This would be the first MIH area mapped in the 

DUMBO and Vinegar Hill neighborhoods, and would result in approximately 18 units of much-

needed, permanently affordable housing pursuant to the MIH program requirements, the first 

such permanently affordable housing in Vinegar Hill. 
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The Commission notes the presence of a mix of lower-rise, three- to four-story row houses, as 

well as multi-story loft buildings converted to residential use on the same block as the subject 

proposed rezoning. Although not required by zoning, the applicant proposes that the building be 

only four stories along Front Street to better reflect the predominant height of the three- to four-

story historic row houses located mid-block along this street, and also proposes a planted, 35-

foot-wide side yard as a transition area. This reduced height and open space on the southern end 

of the site would transition to a maximum height of eight stories, or up to 85 feet, on the northern 

portion of the project area along Water Street.  

 

The Commission acknowledges the recommendation to disapprove the proposed R7A district by 

Community Board 2 and the Borough President, as well as the concerns raised by area residents. 

The Commission concurs with the Community Board and the Borough President that the initially 

proposed R7A district in the certified application would have resulted in out-of-scale 

development. However, the Commission notes that the revised zoning proposal from R7A to 

R6A responds to some of the concerns of the Community Board and the Borough President 

while still providing an opportunity for appropriate residential development with a requirement 

that would yield permanently affordable housing. 

 

Regarding the Borough President’s recommendation that the southern half of the proposed 

project site be rezoned to R6A instead of the originally-proposed R7A district, the Commission 

concurs that an R7A zoning district could have resulted in out-of-scale development and that the 

revised R6A proposal would result in more appropriately-scaled development. Additionally, the 

Commission supports the Borough President’s recommendation that the applicant work with the 

City Council and the Vinegar Hill Neighborhood Association to provide additional design 

considerations for the site. 

 

The Commission recognizes the testimony and correspondence received after the Public Hearing 

from neighborhood residents, the Vinegar Hill Neighborhood Association, and the Historic 

Districts Council, and understands their concerns regarding allowing additional height and 

density at this location. The Commission agrees that the previously-proposed R7A district could 

have produced a development out-of-scale with the surrounding neighborhood. 
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Regarding the comments received about the demolition of the historic church on the site and the 

site’s current nuisances related to fences and truck repairs, the Commission recognizes the 

existing conditions on the site, and notes that the proposed rezoning would facilitate the 

redevelopment of this site into housing.  

 

Regarding the comments received by the Commission about the potential precedent of expanding 

the existing R6A district along Gold Street, and the zoning district’s direct adjacency to a historic 

district and historic row houses, the Commission notes that this is a common condition found 

throughout New York City. There are numerous instances of R6A districts abutting R6B districts 

within historic districts, including in nearby Fort-Greene/Clinton Hill, Bedford-Stuyvesant, and 

Park Slope. Furthermore, any proposed rezonings in the future would be subject to a separate 

discretionary public review process and decided on the merits of that proposal. 

 

With regard to comments related to the potential for townhouses to be developed under the 

existing R6B districts, and suggestions that they would provide affordable access to 

homeowners, the Commission notes that the current R6B zoning does not require the 

construction of townhouses and allows buildings similar in scale to the five-story apartment 

building at 254 Water Street. The Commission also notes that the existing R6B zoning district 

does not have a Voluntary or Mandatory Inclusionary Housing designation, and would not result 

in the construction of any permanently affordable housing at this site. The proposed R6A district 

would allow up to 72,000 square feet of development on this site and, under MIH Option 1, 

would facilitate the development of approximately 18,000 square feet of permanently affordable 

housing for households earning up to $47,000 on average for a family of three, with at least 10 

percent reserved for households earning up to $31,000 for a family of three. 

 

Recent residential developments within the adjacent R6A zoning district are of a similar scale to 

the proposed development and none include permanently affordable housing. 99 Gold Street, 

located across the street from the project site, is a six-story residential loft conversion with 88 

dwelling units and includes more than 100,000 square feet of floor area. 100 and 102 Gold Street 

are both 6-story new residential buildings with 10 dwelling units each. 206 Front Street is a 
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seven-story new residential building with 31 units. 254 Water Street, located in the R6B district, 

is five-stories, includes 26 dwelling units and a significant number of surface parking spaces.  

 

Regarding comments stating that hotels, entertainment and commercial uses would overtake the 

neighborhood, it should be clarified that R6A districts only allow residential and community 

facility uses and would not allow any of these commercial uses.  

 

With regard to comments about infrastructure capacity and potential impacts of development on 

traffic, noise, and construction, these factors were analyzed as part of the EAS and the actions 

were found to have no negative environmental impacts. 

 

The Commission recognizes comments raised by the tenants of the applicant’s other 

developments, but notes that issues and concerns about poor construction quality and unresolved 

maintenance conditions cannot be addressed by the Commission and are outside the scope of the 

proposed actions. 

 

The proposed zoning text amendment (N 150234 ZRK) is appropriate.  The designation of an MIH 

area would ensure permanent affordability for a portion of the units on the site. The application 

seeks to map Option 1 in this area, which would require that 25 percent of the residential floor 

area, approximately 18,000 square feet or 18 units, be set aside for households with incomes 

averaging 60 percent of AMI, with no units targeted at a level exceeding 130 percent of AMI, and 

at least 10 percent of the floor set at a maximum of 40 percent of AMI. 

 

 

RESOLUTION 

RESOLVED, that  the City Planning Commission finds that the action described herein will 

have no significant impact on the environment; and be it further 

RESOLVED, by the City Planning Commission, pursuant to Sections 197-c and 200 of the New 

York City Charter, that based on the environmental determination and the consideration 

described in this report, the Zoning Resolution of the City of New York, effective as of 
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December 15, 1961, and as subsequently amended, is further amended by changing the Zoning 

Map, Section 12d, changing from an R6B District to an R6A District property bounded by Water 

Street, Gold Street, Front Street, and a line 100 feet westerly of the westerly street line of Gold 

Street; Borough of the Brooklyn, Community District 2, as shown on a diagram (for illustrative 

purposes only), dated April 19, 2017 and subject to the conditions of the CEQR Declaration E-

404.  

The above resolution (C 150235 ZMK), duly adopted by the City Planning Commission on May 

10, 2017 (Calendar No. 23), is filed with the Office of the Speaker, City Council, and the 

Borough President, in accordance with the requirements of Section 197-d of the New York City 

Charter. 

MARISA LAGO, Chair 
KENNETH J. KNUCKLES, Esq., Vice Chairman 
RAYANN BESSER, IRWIN G. CANTOR, P.E., ALFRED C. CERULLO, III,  
JOSEPH DOUEK, RICHARD W. EADDY, CHERYL COHEN EFFRON,  
HOPE KNIGHT, ANNA HAYES LEVIN, ORLANDO MARIN, LARISA ORTIZ, 
Commissioners 
 

MICHELLE R. DE LA UZ, Commissioner, Abstaining 
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