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CITY PLANNING COMMISSION 
 
December 13, 2017 / Calendar No. 14                    C 170024 ZMK 
 
IN THE MATTER OF an application submitted by 116 Bedford Avenue, LLC pursuant to 
Sections 197-c and 201 of the New York City Charter for an amendment of the Zoning Map, 
Section No. 13a, by establishing within an existing R6A District a C1-4 District bounded by North 
11th Street, Bedford Avenue, North 10th Street, and a line 100 feet northwesterly of Bedford 
Avenue, Borough of Brooklyn, Community District 1, as shown on a diagram (for illustrative 
purposes only), dated August 7, 2017 and subject to the conditions of the CEQR Declaration E-
440. 
 
 
The applicant, 116 Bedford Avenue, LLC, filed this application on July 21, 2016, to establish a 

100 foot deep C1-4 commercial zoning district in an existing R6A zoning district, located along 

the western side of Bedford Avenue, between North 10th and North 11th streets, in Williamsburg’s 

Northside neighborhood of Community District 1, Brooklyn. The proposed action would facilitate 

the use of ground floor space for commercial use and bring five existing non-conforming ground 

floor commercial uses on the same block frontage into conformance. 

 

BACKGROUND 

The  area to be rezoned (the “project area”) consists of the western side of Bedford Avenue, 

between North 10th and North 11th Streets, and includes a total of nine tax lots: eight lots fronting 

directly onto Bedford Avenue (Block 2297, Lots 13 through 20) and a small lot fronting onto North 

10th Street (Block 2297, Lot 120). The project area is currently mapped with an R6A zoning 

district, a medium-density residential district, and is within a voluntary Inclusionary Housing (IH) 

designated area. R6A districts within IH areas allow residential uses up to a floor area ratio (FAR) 

of 2.7, or 3.6 with permanently affordable housing, and community facility uses up to an FAR of 

3.0. The maximum building height is 75 feet, or seven stories, with a qualifying ground floor, or 

up to 85 feet, or eight stories, if including permanently affordable housing.  

 

The lots fronting on Bedford Avenue are developed with eight four-story residential buildings, 

five of which (Lots 13, 17, 18, 19, and 20) have existing non-conforming ground floor commercial 

uses.  The applicant owns a mid-block lot that also fronts on Bedford Avenue (Lot 16).   Two lots 
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within the rezoning area (Lots 14 and 15) are entirely residential.  The lot facing North 10th Street 

(Lot 120) is developed with a standalone three-car garage.  

 

The applicant’s property (Block 2297, Lot 16) is a vacant, four-story residential building.  The 

residential units that had been located on the first floor are currently undergoing interior 

renovations for an as-of-right conversion and enlargement to a community facility use. The 

applicant is proposing to extend an existing C1-4 commercial district, located to the south of the 

project area, along the western side Bedford Avenue between North 10th and North 11th streets to 

allow commercial uses on the ground floor and to bring five existing non-conforming commercial 

ground-floor uses along the block frontage into zoning conformance. C1-4 commercial zoning 

districts allow for local service and retail uses on the ground floors of residential buildings up to 

an FAR of 1.0, or up to an FAR of 2.0 without residential use above. C1-4 and C2-4 commercial 

zoning districts, which allow a slightly greater range of commercial uses, are mapped along nearly 

the entire length of Williamsburg’s Bedford Avenue.  

 

The area surrounding the project area is developed with a mix of residential, commercial, 

manufacturing, and community facility uses.  Bedford Avenue is the main commercial corridor of 

the neighborhood and is primarily developed with three- to four-story attached mixed-use walkup 

residential buildings with ground floor commercial uses including clothing stores, grocery stores, 

beauty salons, banks, and eating and drinking establishments. McCarren Park is located one block 

north of the project area and includes soccer and baseball fields, tennis courts, running tracks, and 

a public swimming pool.  

 

ENVIRONMENTAL REVIEW 

This application (C 170024 ZMK), 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 New York City Environmental 

Quality Review (CEQR) Rules of Procedure of 1991 and Executive Order No. 91 of 1977. The 

designated CEQR number is 17DCP021K.  The lead is the City Planning Commission.  
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After a study of the potential environmental impact of the proposed actions, a Negative Declaration 

was issued on August 7, 2017. 

 

On November 22, 2017, a Revised Environmental Assessment Statement (EAS) was issued that 

describes and analyzes modifications to the proposed actions and reflects clarifications to the 

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 November 27, 2017. The Revised Negative 

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

issued on August 7, 2017. 

 

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 170024 ZMK) was certified as complete by the Department of City Planning 

(DCP) on August 7, 2017, and was duly referred to Brooklyn Community Board 1 and the 

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

Section 2-02(b). 

Community Board Public Hearing 

Brooklyn Community Board 1 held a public hearing on the application (C 170024 ZMK) on 

September 5, 2017, and on September 18, 2017, adopted a resolution to disapprove the application 

by a vote of 31 in favor, none opposed, and no abstentions.  

Borough President Recommendation 

The Brooklyn Borough President held a public hearing on the application (C 170025 ZMK) on 

September 13, 2017, and on October 20, 2017, issued a recommendation approving the application 

with the following conditions:  
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1. “That the applicant, 116 Bedford Avenue, LLC: 

a. Retain Brooklyn-based contractors and subcontractors, especially those that are 

designated Local Business Enterprises (LBE) consistent with section 6-108.1 of the 

City’s Administrative Code, as well as Minority- and Women-Owned Business 

Enterprises (MWBE), as a means to meet or exceed standards per Local Law 1 (no 

less than 20 percent participation), as well as to coordinate the monitoring of such 

participation with an appropriate monitoring agency 

b. Encourage the eventual tenant to develop a plan to promote local hiring 

c. Create a well-thought-out operating plan, in coordination with block residents, 

Community Board 1 (CB 1), and local elected officials that will ensure quality-of-

life for neighboring buildings and their tenants, as a binding clause of any 

commercial lease.” 

City Planning Commission Public Hearing 

On October 18, 2017 (Calendar No. 9), the City Planning Commission scheduled November 1, 

2017, for a public hearing on this application (C 170024 ZMK). The hearing was duly held on 

November 1, 2017 (Calendar No.  19). One speaker testified in favor of the application and one 

speaker testified in opposition. 

The applicant’s attorney made a presentation in support of the proposed action, stating that it would 

facilitate the conversion of ground floor community facility space at the applicant’s property into 

a commercial space and bring five other existing non-conforming ground floor commercial uses 

on this block front into conformance. He also said that the property owner was a responsible 

landlord committed to resolving any future noise, safety, or security issues with neighbors.    

One resident of an adjacent residential building spoke in opposition to the application. He stated 

that two existing restaurants within the project area generated noise and vermin, and that the three 

other existing commercial storefronts were currently vacant, and that therefore there was no need 

to allow another commercial use. The speaker stated that he believed that commitments made by 

the applicant in writing to the Community Board and Borough President, to be responsive to 

neighborhood concerns about business operation, would not be kept and urged the Commission to 

deny the application. 
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There were no other speakers and the hearing was closed. 

CONSIDERATION 

The Commission believes that this application (C 170024 ZMK) for a zoning map amendment is 

appropriate. 

 

The proposed zoning map amendment would facilitate the use of the ground floor at 116 Bedford 

Avenue for commercial use and would bring five other commercial uses currently located on the 

ground floors of similar mixed-use buildings on the block into conformance with zoning. C1-4 

commercial districts allow local retail uses on the ground floors of residential buildings and are 

mapped one block south of the project area, between South 10th and South 9th Streets as well as 

along other portions of Bedford Avenue throughout the area and provide local neighborhood 

services.  The Commission believes that extending an existing C1-4 district to include the proposed 

project area would be consistent with the land use pattern along the Bedford Avenue corridor, one 

of Williamsburg’s major commercial thoroughfares. 

 

The Commission notes the recommendation and concerns of the community board, the Borough 

President and the testimony of the nearby resident at its public hearing regarding the proliferation 

of restaurants and bars throughout the neighborhood and the potential effects on the quality of life 

of residents.  

 

The Commission also notes that, in his recommendation to approve the application, the Borough 

President requested that the applicant establish an operating plan to mitigate any quality-of-life 

problems generated by the commercial use, and that the plan be a binding clause of a future 

commercial leasing agreement.  Although the request is outside of the purview of this application, 

the applicant has made commitments regarding such an operating plan to the Borough President 

in a letter dated October 13, 2017.     

 

The Commission received a letter from the applicant, dated October 26, 2017, stating that the 

applicant would designate a superintendent or management company as a point of contact to 

receive and address any on-site noise complaints at 116 Bedford Avenue. The letter also stated 
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that the applicant would install security cameras and consult with neighbors about the appropriate 

level of exterior lighting. Finally, the letter stated that the applicant would require the future 

commercial tenant to consult a sound engineer to recommend sound attenuation measures for the 

ground floor commercial space to minimize the transmission of noise to neighboring residential 

properties if a commercial use is developed.  

 

The Commission is sympathetic to the quality-of-life concerns raised by the Community Board, 

the Borough President and the nearby resident. The Commission notes that the C1-4 commercial 

overlay is the least intense commercial district that still permits retail uses.  Eating and drinking 

establishments are permitted in C1-4 districts, but they are limited to a capacity of less than 200 

persons and those that permit live music and dancing are not allowed in the C1-4 district. However, 

considering the neighbor’s concern over eating and drinking establishments on this block, the 

Commission strongly encourages the applicant to fulfill the commitments laid out in his letters to 

the Commission and the Borough President to ensure that any future commercial use would be 

operated with minimal negative effects and with the utmost regard for the concerns of area 

residents. 

 

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 December 15, 1961, 

and as subsequently amended, is further amended by changing the Zoning Map, Section 13a, by 

establishing within an existing R6A District a C1-4 District bounded by North 11th Street, Bedford 

Avenue, North 10th Street, and a line 100 feet northwesterly of Bedford Avenue,  Borough of 

Brooklyn, Community District 1, as shown on a diagram (for illustrative purposes only), dated 

August 7, 2017, and subject to the conditions of the CEQR Declaration E-440. 

The above resolution (C 170024 ZMK), duly adopted by the City Planning Commission on 

December 13, 2017 (Calendar No. 14), is filed with the Office of the Speaker, City Council, and 
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the Borough President, in accordance with the requirements of Section 197-d of the New York 

City Charter. 

MARISA LAGO, Chair 
RAYANN BESSER, MICHELLE R. DE LA UZ, RICHARD W. EADDY,              
CHERYL COHEN EFFRON, HOPE KNIGHT, ANNA HAYES LEVIN,             
ORLANDO MARIN, LARISA ORTIZ, Commissioners 
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