
CITY PLANNING COMMISSION 

September 19, 2017 / Calendar No. 3                                               C 170400 ZMK 

 

IN THE MATTER OF an application submitted by YYY Brooklyn NY LLC pursuant to Sections 

197-c and 201 of the New York City Charter for the amendment of the Zoning Map, Section No. 

12d: 

  

1. changing from an R6 District to a C6-4 District property bounded by the easterly centerline 

prolongation of Tillary Street, a line 210 feet easterly of Prince Street, the easterly 

prolongation of a line 200 feet southerly of Tillary Street, and Prince Street; and 

 

2. establishing a Special Downtown Brooklyn District bounded by the easterly centerline 

prolongation of Tillary Street, a line 210 feet easterly of Prince Street, the easterly 

prolongation of a line 200 feet southerly of Tillary Street, and Prince Street;  

 

Borough of Brooklyn, Community District 2, as shown on a diagram (for illustrative purposes 

only) dated June 19, 2017, and subject to the conditions of CEQR Declaration E-437. 

 

 

This application for a zoning map amendment was filed by YYY Brooklyn NY LLC (the 

applicant) on May 5, 2017. The applicant is proposing to change an R6 zoning district at the 

northeast corner of Tillary Street and Prince Street (Block 2050, Lots 100, 104, and part of Lot 1) 

to a C6-4 zoning district. This application, in conjunction with the related action (N 170401 

ZRK), would facilitate a new, approximately 234,000-square-foot mixed residential development 

with ground floor retail, located at 202-208 Tillary Street and 67-73 Prince Street in the 

Downtown Brooklyn neighborhood of Community District 2, Brooklyn. 

RELATED ACTION 

In addition to the zoning map amendment (C 170400 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 170401 ZRK Zoning text amendment to designate a Mandatory Inclusionary Housing 

(MIH) area, and to extend the Special Downtown Brooklyn District 

(SDBD).  

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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BACKGROUND 

The applicant is proposing a zoning map amendment to change an R6 district to a C6-4 district to 

facilitate a new, 21- to 23-story, 234,285-square-foot mixed-use development to be located at 

202-208 Tillary Street and 67-73 Prince Street (Block 2050, Lot 100). The project area is located 

on a superblock bounded by 150-foot-wide Tillary Street to the north, 58-foot-wide Navy Street 

to the east, 75-foot-wide Myrtle Avenue to the south and 50-foot-wide Prince Street to the west. 

The project area consists of two tax lots (Lots 100 and 104) and a small portion of Lot 1. 

 

Lot 104 is located at the northwest corner of the superblock, at the intersection of Tillary Street 

and Prince Street, and is improved with an eight-story, 80-foot-high, approximately 65,000-

square-foot community facility with sleeping accommodations that is currently overbuilt to a 

floor area ratio (FAR) of 7.5 and is non-complying in floor area. The existing building includes a 

200-bed “Tillary Street Women’s Shelter” operated by Institute for Community Living and a 62-

bed “Opportunity House” men’s shelter operated by Church Avenue Merchant Block 

Association. Both operators are mission-driven, non-profits under nine-year renewable funding 

agreements with the New York City Department of Homeless Services (DHS) and maintain a 20-

year lease with the private property owner. The existing building will remain and stay in use. 

 

The development will occur on Lot 100. Lot 100 is an irregular “L”-shaped lot with 79 feet of 

frontage along Tillary Street and approximately 88 feet of frontage on Prince Street. It is 

improved with an existing five-story, 56-foot-high, 114,500-square-foot public storage facility 

(Use Group 16) that is currently overbuilt to a FAR of 5.86 and is non-conforming and non-

complying with the existing R6 zoning district. The existing building will be demolished to 

facilitate the new development. 

   

Lot 1 is the site of New York City Housing Authority’s (NYCHA) Ingersoll Houses campus, 

which contains 12 residential buildings ranging from six to 11 stories in a tower-in-a-park 

setting. A small, irregular “L”-shaped portion of the lot that is adjacent to the development site 

(Lot 100) is included in the rezoning area and comprises approximately 13,700 square feet. This 

small portion includes an underutilized, fenced-off open space and a surface loading area that is 
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currently used by the public storage facility, controlled by the applicant, under a license 

agreement with NYCHA.   

 

The project area (Block 2050, Lots 100, 104, and part of Lot 1) is currently within an R6 zoning 

district that covers the entirety of Block 2050. The Special Downtown Brooklyn District (SDBD) 

is immediately to the west of the project area, across Prince Street. R6 districts allow residential 

uses with maximum FAR of 2.43 pursuant to Height Factor (HF) regulations or 3.6 pursuant to  

Quality Housing (QH) regulations, and up 4.8 FAR for community facility uses. Buildings 

developed under HF regulations have maximum base heights of 60 feet and maximum building 

heights governed by the sky exposure planes. Under QF regulations, R6 zoning districts have 

minimum base heights of 40 feet, maximum base heights of 65 feet, and maximum heights that 

can rise to 70 feet (75 feet for MIH projects).  

 

The applicant is proposing to change the existing R6 district to a C6-4 district within the SDBD. 

The proposed zoning change would extend the C6-4 district and the SDBD eastward across Lots 

100, 104 and a small portion of Lot 1, creating a rectangular-shaped project area, measuring 210 

feet by 200 feet. A C6-2 district is mapped to the northwest of the project area, across Tillary 

Street, which is outside of the SDBD, while a C6-4 district, located immediately to the west, is 

within the SDBD. The C6-4 zoning district is also within the SDBD’s Flatbush Avenue 

Extension Height Limitation Area, which limits building height to 400 feet. 

 

C6-4 districts within the SDBD allow a mix of commercial, community facility, and residential 

uses. Commercial and community facility uses have a maximum FAR of 10, or up to 12 with a 

public plaza, arcade, or subway stair improvement bonus.  Residential use has a maximum FAR 

of 10, or up to 12 under the R10 Inclusionary Housing or MIH program. The R10 Inclusionary 

Housing program requires approximately 5- to 13-percent of floor area for affordable housing 

units, depending on the use of public subsidy, while the MIH program mandates 25- to 30-

percent of floor area for affordable housing within MIH designated areas.   

 

Building bulk in these districts is governed by either the SDBD’s “standard” or “tower” 

regulations. Buildings developed under the “standard” regulations in C6-4 districts may have a 



 

4  C 170400 ZMK 

minimum base height of 60 feet, and a maximum base height of 125 feet along a narrow street or 

150 feet along a wide street, with a maximum building height limit of 250 feet. Under the 

“tower” regulations, above a base of 85 feet, residential buildings have to set back 15 feet along 

a narrow street and 10 feet along a wide street, with no maximum height limit; however, a height 

limitation area supersedes the C6-4 height regulations. Accessory parking requirements are also 

governed by the SDBD, which requires parking for 20 percent of a development’s dwelling 

units. There are, however, no minimum parking requirements for affordable units. 

 

The proposed zoning change would facilitate a new 234,285-square-foot mixed-use building 

with 220,552 square feet of residential use and 13,723 square feet of ground floor retail, for a 

total FAR of 12. The proposed development would consist of two residential towers atop a one-

story retail podium. A new, 21-story, 212-foot-high residential tower would front on Prince 

Street and a new, 23-story, 235-foot-high residential tower would front on Tillary Street. The 

proposed development would contain approximately 262 dwelling units with approximately 25 

percent of the units (79 units totalling about 55,138 square feet of floor area) reserved for 

households at an average of 60 percent of the area median income (AMI). The proposed unit mix 

would include approximately 26 percent studios, 44 percent one-bedroom units and 30 percent 

two- and three-bedroom units. Additionally, the development would include underground 

parking for 44 cars and 132 bikes. The development would comply with C6-4 QH bulk 

regulations and the Flatbush Avenue Height Limitation Area maximum height limit of 400 feet.  

The project area is near three major economic centers: Downtown Brooklyn, DUMBO and the 

Brooklyn Navy Yard.  This area is developed with a mix of medium- and high-density 

residential, commercial, hotel and community facility uses, consistent with their location 

adjacent to Downtown Brooklyn. The area to the north is the mixed residential and commercial 

neighborhood of Bridge Plaza, with a diverse character including two- to five-story residences, 

eight- to twelve-story commercial and residential loft buildings and scattered vacant lots. To the 

east is the mixed residential, commercial and industrial neighborhood of Wallabout, consisting of 

row houses, medium-density apartment buildings, medium-scale industrial lofts and low-rise 

industrial buildings; and the primarily residential neighborhood of Fort Greene, consisting of 

three- to five-story brownstones, medium-density apartment buildings and a modicum of 
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community facilities. To the south and west is Downtown Brooklyn, the City’s third-largest 

Central Business District.  

 

The surrounding area also includes three NYCHA campuses: Farragut Houses three blocks to the 

north (1390-units), Walt Whitman Houses two blocks to the east (1659-units) and Ingersoll 

Houses on the same block as the project area (1826-units).    

 

The project area is well-served by transit, including access to subway lines at the Dekalb Avenue 

B, Q, R, N, and D station four blocks south and the Nevins Street 2, 3, 4, and 5 station six blocks 

south. The B 54, 62, and 69 bus routes run along Tillary Street. Moreover, the New York City 

Department of Transportation (DOT) is currently undertaking a reconstruction of Tillary Street, 

which would improve safety, enhance the pedestrian and bicycle experience, provide wider 

medians and neck downs, and upgrade the visual appearance of Tillary Street. 

 

In addition to the proposed zoning map amendment, the applicant proposes zoning text 

amendments to extend the SDBD boundary and SDBD’s Flatbush Avenue Height Limitation 

Area over the project area and to revise Appendix F in the Zoning Resolution to designate the 

project area as an MIH area with Option 1. Option 1 requires that 25 percent of residential floor 

area must be reserved for housing units affordable to residents with household incomes 

averaging 60 percent of AMI. Within that 25 percent, at least 10 percent of the square footage 

must be affordable for households at 40 percent of AMI. 

 

ENVIRONMENTAL REVIEW 

This application (C 170400 ZMK), in conjunction with the application for the related action (N 

170401 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 17DCP176K.  

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

Declaration (CND), signed by the Applicant, was issued on June 16, 2017. The CND was 
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published in the City Record on June 27, 2017 and in the New York State Environmental Notice 

Bulletin on June 28, 2017.  Pursuant to the SEQRA regulations set forth in Volume 6 of the New 

York Code of Rules and Regulations, Section 617.00 et seq., a 30-day comment period followed. 

No comments were received.  

On September 15, 2017, a Revised EAS and Revised CND were issued. The Revised EAS and 

Revised CND reflect revisions to the air quality analysis completed after the issuance of the CND 

on June 16, 2017 and incorporates modifications to the E-designation for air quality regarding the 

stack location of Building B. The Applicant signed the Revised Conditional Negative Declaration 

on September 15, 2017. 

In connection with the Proposed Actions, an (E) designation (E-437) would be assigned to sites 

within the Development site (Block 2050, Lot 100) to avoid potential significant adverse impacts 

related to hazardous materials, air quality and noise.  

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 
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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. 

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) designation for hazardous materials, the Proposed 

Actions would not result in significant adverse impacts.  

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

Building A (Block 2050, Lot 100): Any new residential and/or commercial 

development on the above-referenced properties must use natural gas for HVAC 

systems and ensure that the heating, ventilating and air conditioning stack is located 

at the highest tier or at least 238 feet above grade to avoid any potential significant 

adverse air quality impacts.  

 

Building B (Block 2050, Lot 100): Any new residential and/or commercial 

development on the above-referenced properties must use natural gas for HVAC 

systems and ensure that the heating, ventilating and air conditioning stack is located 

at the highest tier or at least 218 feet above grade and the stack is located at 41 feet 
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from the lot line facing Prince Street and at least 42 feet from lot line facing Tillary 

Street to avoid any potential significant adverse air quality impacts.  

 

With the assignment of the above-referenced (E) designation for air quality, the Proposed Actions 

would not result in significant adverse impacts.  

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

In order to ensure an acceptable interior noise environment, future 

residential/commercial uses must provide a closed window condition with minimum 

of 31 dB(A) window/wall attenuation along northern and western facades, in order to 

maintain an interior noise level of 45 dB(A). In order to maintain a closed-window 

condition, an alternate means of ventilation must also be provided. Alternate means 

of ventilation includes, but is not limited to, central air conditioning. 

With the assignment of the above-referenced (E) designation for noise, the Proposed Actions 

would not result in significant adverse impacts. 

In addition, the City Planning Commission has determined that the Proposed Actions will have no 

significant effect on the quality of the environment, once it is modified as follows: 

The Applicant agrees to contact the New York City Department of Transportation, prior to 

the issuance of the first temporary or permanent certificate of occupancy for any portion of 

the Proposed Development, to inform them of the need to implement the following traffic 

mitigation measures: 

a) Transferring one second of green time at the intersection of Tillary Street and 

Flatbush Avenue from the northbound/southbound signal phase to the 

eastbound/westbound through-right phase in the weekday AM and PM peak hours; 

b) Transferring one second of green time at the intersection of Tillary Street and Prince 

Street from the eastbound phase to the northbound phase in the weekday AM hour;  

and 

c) Transferring one second of green time at the intersection of Tillary Street and Gold 

Street, which operates on the same signal controller as the Tillary Street and Prince 
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Street intersection, from the eastbound/westbound phase to the southbound phase 

in the weekday AM hour. 

Since certification of the Proposed Actions, the provision of the above traffic mitigation measures 

has been incorporated into a restrictive declaration (the “Restrictive Declaration”) that has been  

recorded against the Project Site on August 23rd, 2017. The Restrictive Declaration restricts the 

manner in which the Project Site may be developed or redeveloped by requiring the Declarant to 

notify the New York City Department of Transportation (“DOT”) prior to filing any builder’s  

pavement plan with the New York City Department of Buildings in connection with an application 

for a permit for the Proposed Development, and also to notify DOT prior to issuance of the first 

temporary or permanent certificate of occupancy for any portion of the Proposed Development. In 

consultation with DOT, the proposed traffic mitigation measures were deemed to be reasonable 

and appropriate. Consequently, no significant adverse impacts related to traffic would occur. 

 

UNIFORM LAND USE REVIEW 

This application (C 170400 ZMK) was certified as complete by the Department of City Planning 

(DCP) on June 19, 2017 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 application for the related action (N 170401 ZRK), which was 

duly referred to Brooklyn Community Board 2 and the Brooklyn Borough President on June 19, 

2017, in accordance with the procedures for non-ULURP matters. 

Community Board Public Hearing 

At the general meeting on June 14, 2017, Brooklyn Community Board 2 unanimously (37-0-0) 

authorized its Executive Committee to act on the board’s behalf while on summer recess. 

Community Board 2 held a public hearing on this application (C 170400 ZMK) on June 21, 

2017. On June 26, 2017, by a vote of eight in favor, one opposed, and with no abstentions, the 

Executive Committee adopted a recommendation in favor of the application with a condition 

requesting that the applicant provide a letter of commitment for the amenities requested by the 

Ingersoll Houses’ Tenants Association. On June 22, 2017, the applicant provided written 

commitment to Community Board 2 for the following:  
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 Ensure that the proposed landscaped open space adjacent to the proposed development is 

open to and accessible by Ingersoll Houses residents; 

 Provide an enclosure and refrigerated trash containers to accommodate the Ingersoll 

Houses' refuse, in order to eliminate the unsightly garbage and control odor; and 

 Include commercial uses in the proposed development that will be beneficial to the 

Ingersoll Houses, including a daycare facility and medical offices, likely urgent care. 

 

Borough President Recommendation 

The Brooklyn Borough President held a public hearing on this application (C 170400 ZMK) on 

July 25, 2017, and on August 16, 2017 issued a recommendation to approve the application with 

the following conditions: 

1. “The requested C6-4 should be limited to C6-2 MIH unless the developer files a legal 

mechanism that provides for the following: 

a. A demonstration by the developer of a framework with an agreement with the 

NYCHA of the following: 

b. Construction of an enclosed collection room with refrigerated refuse containers of 

sufficient size to replace the existing refuse collection station 

c. Landscaping of the Ingersoll Houses open space between the developer's property 

and the adjacent Ingersoll Houses campus, based on a design developed in 

consultation with NYCHA and the Ingersoll Houses’ Tenants Association, and 

such space made freely available to residents of Ingersoll Houses 

2. Require that prior to the issuance of a building permit that evidence be filed with the 

New York City Department of Buildings (DOB) that: 

a. An amount, to be determined by the City Council in consultation with NYCHA, 

has been placed in the New York City Comptroller's Office fiduciary account, 

pursuant to Directive 27, dated April 9, 2013, for the benefit of NYCHA to be 
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used toward the construction of the enclosed refuse collection room, and the 

implementation of a landscaping plan approved by NYCHA and Ingersoll 

Houses’ Tenants Association 

b. The design of any building facade along the shared property boundary with 

Ingersoll Houses not exceeding 23 feet in height plus parapet height be developed 

and executed in consultation with the Ingersoll Houses’ Tenants Association 

pursuant to a written letter of affirmation from the same 

c. Require that, prior to the issuance of a Temporary and/or Final Certificate of 

Occupancy, the developer submit evidence to DOB attesting that the enclosed 

refuse collection room and landscaping on the adjacent NYCHA property have 

been completed and that the perimeter wall constructed in accordance with the 

agreed-upon design 

d. That DOB issue a Schedule A and Final Certificate of Occupancy restricting the 

13,723 square feet of ground-floor commercial area to community facility use, 

according to the following priorities: child care center, affordable urgent care, and 

local arts or cultural uses, based on reasonable lease terms, and determined in 

consultation with the Ingersoll Houses’ Tenants Association, Brooklyn 

Community Board 2 (CB 2), and local elected officials 

e. That furthermore, the developer provide in writing to the City Council, prior to its 

vote, the extent of the following commitments: engagement with Brooklyn 

Community District 2 (CD 2) area child care operators that serve its public 

housing population, affordable medical care providers, and locally-based arts or 

cultural organizations 

f. That, in order to ensure available space for the New York City Administration for 

Children's Services (ACS) to secure daycare slots, a requirement that ACS be 

offered a portion of the retail space first, prior to affordable medical care and/or 

arts and cultural groups, and that ACS be given 90 days to respond with intent to 

lease such space 
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g. A demonstration by the developer to pursue a zoning text amendment to permit a 

voluntary affordable housing bonus permitting C6-4 bulk and FAR, provided that 

the additional 4.8 FAR (in excess of C6-2 MIH), contain affordable housing floor 

area at a rate of 40 percent, affordable at no less than 60 percent Area Median 

Income (AMI) average rent. Otherwise, the City Planning Commission (CPC) 

and/or City Council should set forth that the requested C6-4 zoning district should 

be conditioned on such a text change to create a special permit affordable housing 

bonus or other legal mechanism that commits an additional 14,000 sq. ft. of 

affordable housing at an average rent based on 60 percent AMI. If such condition 

is not met, the CPC or City Council should modify the proposed C6-4 to C6-2 

MIH. However, to the extent that the City Council deems that public benefit 

accommodations are sufficiently met by the developer's commitments to improve 

the Ingersoll Houses campus and accommodate child care centers, affordable 

medical care facilities and/or arts/cultural entities, Borough President Adams 

supports the City Council's discretion to reduce additional requirements for 

affordable housing 

3. That prior to considering the application, the City Council obtain commitments in 

writing from the developer, YYY Brooklyn NY LLC, that clarify how it would 

memorialize the extent that it would: 

a. Provide for a greater percentage of affordable two-and three-bedroom units as 

compared to the market rate apartment mix, as a means to accommodate a greater 

percentage of families with children, consistent with ZR 23-96(c)(ii) 

b. Provide for a segment of studio and one-bedroom units with rents set between 30 

percent and 40 percent of AMI, as a means to accommodate senior citizen 

households that would not otherwise qualify for these units 

c. Utilize one or more locally-based housing development non-profits to serve as the 

administering agent, and promote affordable housing lottery readiness, in order to 

meet the 50% lottery preference for residents of CD 2 
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d. Continue to explore additional resiliency and sustainability measures such as 

incorporating blue/green/white roof treatment, Passive House construction 

principles, solar panels, and wind turbines in the development 

e. Facilitate a dialogue with car-sharing companies to increase the number of 

available car share vehicles to accommodate additional demand that would be 

generated by this development and stage the placement of automobiles in the 

development's parking garage 

f. Retain Brooklyn-based contractors and subcontractors, especially those who are 

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

the City's Administrative Code and 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 coordinate the oversight of such 

participation by an appropriate monitoring agency 

Be it Further Resolved:  

1. That the CPC and/or the City Council, in order to establish AMI-equivalent 

affordable housing eligibility as a qualifier for those rent-burdened households that 

would be able to pay the same rate or achieve a reduction in their rent by leasing an 

MIH lottery unit, should advocate for the modification of the MIH section of the ZR 

pertaining to MIHdesignated areas to be adopted with a requirement that extends 

eligibility while taking into account rent-burdened status 

2. That the New York City Department of Transportation (DOT) investigate the 

feasibility of adding one or more bicycle stations along the perimeter of the 

development block and review existing Citi Bike stations to determine 

appropriateness of adding bicycle docks, in consultation with CB 2 and local elected 

officials 

3. That the developer commit to a building service workforce that is recruited from the 

local population and paid prevailing wages, with appropriate benefits.” 
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City Planning Commission Public Hearing 

On August 7, 2017 (Calendar No. 8), the CPC scheduled August 23, 2017 for a public hearing on 

this application (C 170400 ZMK), in conjunction with the related application (N 170401 ZRK). 

The hearing was duly held on August 23, 2017 (Calendar No. 25). There were four speakers in 

favor of the application and none in opposition. 

The applicant’s representative described the project and the actions requested. The applicant’s 

development consultant discussed the applicant’s proposed workforce development program that 

would target residents from NYCHA’s Ingersoll Houses. The project architect described the 

design of the building and the aspects of the design that he said would be finalized in 

coordination with NYCHA’s Ingersoll Houses’ Tenants Association. These aspects include the 

eastern façade of the building that faces NYCHA, the proposed landscaped open space 

improvement and the proposed enclosure for new refrigerated refuse containers.   

The Vice President of Ingersoll Houses’ Tenants Association spoke in favor of the application 

and described the applicant’s engagement with the group. The Vice President said it was helpful 

that the applicant had approached NYCHA early in the development process and that NYCHA 

would benefit from the proposed development.   

There were no other speakers and the hearing was closed. 

 

CONSIDERATION 

The Commission believes that this application for a zoning map amendment (C 170400 ZMK), 

in conjunction with the related application for a zoning text amendment (N 170401 ZRK), is 

appropriate. 

Together these actions would facilitate a new, 21- to 23-story, 234,285-square-foot mixed-use  

building, with approximately 220,552 square feet of residential use, including 55,138 square feet 

of permanently affordable residential floor area, and 13,723 square feet of ground floor retail 

space in Downtown Brooklyn. 

The proposed rezoning would result in the development of 236 new apartments at this location, 

including an estimated 79 permanently affordable apartments, helping address the dire need for 
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more housing, including affordable housing in the city. Additionally, this location is an 

extremely transit-rich area of Brooklyn with multiple subway and bus lines within a few blocks.  

The Commission believes that this proposal is consistent with the City’s policy objectives for 

promoting housing production and affordability across the city, and would facilitate the 

redevelopment of a public self-storage facility within a growing, mixed-use neighborhood. 

The Commission believes that extending the existing C6-4 district across Prince Street is 

appropriate. C6-4 districts permit a wide range of high-density uses and are predominantly 

mapped in Central Business Districts (CBD) in Manhattan, Brooklyn and Queens. The 

Commission believes that the proposed development is consistent in size and scale to other 

recent developments in the surrounding area, including  the  35- to 42-story residential buildings 

along the Prince and Gold Street corridors, which rise up to 400 feet in height and the 12- to 14-

story hotels along Tillary Street, which rise up to 222 feet in height. Given the area’s proximity 

to Brooklyn’s growing CBD,  access to mass transit, and its adjacency to a multitude of retail, 

office jobs, and cultural facilities within Downtown Brooklyn, the Commission believes that the 

proposed zoning change to allow a mix of high density residential, commercial and community 

facility uses here, is appropriate.      

Furthermore, the proposed C6-4 zoning district would facilitate the development of 

approximately 13,723 square feet of local retail on the ground floor of the proposed 

development. The proposed uses along the ground floor would help activate the streetscape and 

anchor the eastern end of Tillary Street, adding eyes-on-the-street, creating space for much-

needed neighborhood services and amenities, and helping draw pedestrians towards Prince 

Street. The ground floor retail entrances along the eastern side of the building, fronting NYCHA, 

described as part of the proposed development during the public review process, would enliven 

and activate the pedestrian paths at this corner of NYCHA’s campus and provide Ingersoll 

Houses’ residents with direct access to the proposed local retail. By thoughtfully considering all 

faces of the building, the proposed development would create a better urban design condition 

that would seamlessly integrate the NYCHA campus to the urban fabric and would align with 

DOT’s Tillary Street Reconstruction project. Additionally, through discussions with Ingersoll 

Houses’ Tenants Association, the applicant has expressed a willingness to investigate the 
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feasibility of including a daycare, medical facility, or cultural uses in the base of the new 

development. 

The proposed C6-4 rezoning boundary would also include Lot 104 and a portion of Lot 1. Lot 

104 contains two homeless shelters that operate under funding agreements with DHS. This site is 

overbuilt by approximately 2.7 FAR, above the permissible 4.8 FAR, and does not comply with 

the existing R6 zoning. The proposed rezoning would generate approximately 39,000 square feet 

of additional floor area, creating a 62 percent built out condition, and bringing the building into 

compliance. The small portion of Lot 1, included in the rezoning boundary, is owned by 

NYCHA, and used by applicant under a licensing agreement. The proposed rezoning would 

generate approximately 162,600 square feet of additional floor area for NYCHA, which could 

potentially be purchased by the applicant. The Commission believes that the inclusion of both 

Lot 104 and the small portion of Lot 1 allows for a rational rezoning boundary that would 

provide NYCHA with additional development rights and would not put the homeless shelters 

(Lot 104) at risk of market pressures. 

The proposed zoning text amendment to Appendix F would establish a new MIH area coterminous 

with the rezoning area, requiring any new residential development on the site to provide permanent 

affordability for 25 percent of the residential floor under Option 1. This action would ensure that 

the proposed development generates 55,138 square feet of permanently affordable housing, or 

approximately 79 apartments, in a neighborhood with rising rents. The Commission notes that this 

development would bring much-needed permanent affordable housing to Downtown Brooklyn, 

without public subsidy, and is a significantly higher set-aside than is currently required by the R10 

Inclusionary Housing program across the SDBD.  

The proposed zoning text amendment to Article X, Chapter 1 would extend the SDBD and the 

SDBD’s Flatbush Avenue Extension Height Limitation Area, placing a maximum height limit of 

400 feet over the project area. This action gives the Commission confidence that any new 

development within the rezoning area would remain consistent with the intent of the original 

SDBD height limitation area and create a step-down in heights to the 11-story Ingersoll Houses. 

The Commission appreciates the applicant’s early engagement with the Ingersoll Houses’ 

Tenants Association prior to and during the formal public review process, and the applicant’s 
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stated willingness to include improvements to NYCHA’s land, create a workforce development 

plan for Ingersoll Houses’ residents, and consider Ingersoll Houses’ Tenants Association’s 

requested community facility uses for the ground floor, although it recognizes that these stated 

commitments are outside the purview of the requested actions. The Commission encourages 

NYCHA to memorialize the proposed improvements.   

Regarding the recommendation by Community Board 2, the Commission notes that the applicant 

stated, in a letter to the Community Board on June 22, 2017, that it would create a landscaped open 

space along the eastern lot line to be open and accessible to the public, including the adjacent 

Ingersoll Houses residents; it would provide an enclosed and refrigerated storage area for 

NYCHA’s refuse along the southern lot line, which is currently used as an open storage area today; 

and, at the request of Ingersoll Houses residents, that it would explore opportunities to include 

community facility uses such as a daycare facility and medical offices  in the base of the proposed 

development. 

Regarding the Borough President’s recommendation that the Department of City Planning pursue 

a new zoning text amendment to modify the citywide MIH regulations to increase incrementally 

in relationship to requested increases in density, and that the City Planning Commission and City 

Council modify MIH applicability to account for the rent-burdened status of households, the 

Commission notes that MIH is a recently approved, citywide policy that requires affordable 

housing be provided as part of new residential developments. Modifying these broad, citywide 

requirements would require significant policy development and public review and would be 

outside the scope of the proposed actions for this site.  

Regarding the recommendation by the Borough President that the proposed development provide 

a greater percentage of two- and three-bedroom units as compared to the market rate apartment 

mix, the Commission notes that the applicant, in a letter sent to the Borough President dated August 

8, 2017, stated the importance of family-sized housing in this neighborhood, and that the proposed 

project would include a higher percentage (30 percent) of two- and three-bedroom units than the 

overall Downtown Brooklyn market. However, the Commission encourages the applicant to 

further consider the Borough President’s request and reach out to HPD to discuss potential ways 

to increase two- and three-bedroom units within the development.   
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Regarding the recommendation by the Borough President that the proposed development provide  

studio and one-bedroom units for seniors with household incomes at an average between 30 and 

40 percent of AMI, the Commission notes that the project is not seeking public subsidy for the 

proposed development and therefore a crucial number of market rate units are necessary to 

subsidize the permanently affordable units. Furthermore, Downtown Brooklyn is a strong market 

neighborhood where MIH policy is especially effective in yielding new affordable housing, while 

still allowing a sufficient financial return to support new market-rate development. In contrast, in 

many other parts of Brooklyn the market conditions are not strong enough to support affordable 

housing development without public subsidy. Nevertheless, the Commission encourages the 

applicant to reach out to HPD to discuss means to reach deeper affordability at lower AMI bands 

to promote senior housing within the development.  

Regarding the recommendation by the Borough President that the applicant utilize a local not-for-

profit administering agent, the Commission notes that pursuant to MIH regulations, a developer 

participating in the inclusionary housing program is required to utilize a not-for-profit entity, 

vetted and approved by HPD, to manage the affordable housing lottery and units, and that 

marketing of those units must be conducted by a third-party entity in an open and public way, also 

monitored by HPD and advertised on HPD’s Housing Connect electronic application portal. 

Regarding the recommendation by the Borough President that the applicant demonstrate a 

framework with an agreement with NYCHA for the proposed improvements, the Commission 

notes that the applicant, in a letter sent to the Chair of NYCHA dated August 7, 2017, has stated a 

commitment to providing the proposed improvements subject to approval by NYCHA.  

Regarding the recommendation by the Borough President that the New York City Department of 

Buildings restrict the ground-floor commercial area to community facility uses, prioritizing child 

care center, affordable urgent care, and local arts or cultural uses, the Commission supports 

bringing these types of uses to the area to serve the NYCHA Ingersoll residents and the greater 

neighborhood. The Commission notes, however, that ground floor commercial use should strike a 

balance between these uses and more active ground floor uses, and that the request is outside the 

scope of the requested actions.  
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Regarding the recommendation by the Borough President that the applicant explore additional 

resiliency and sustainability measures, hire locally, and use minority- and women-owned 

businesses, the Commission notes this is outside the scope of the proposed actions, but encourages 

the applicant to use best practices for building construction, management, and maintenance. 

Specifically regarding project sustainability, the Commission notes that the applicant, in a letter 

sent to the Borough President dated August 8, 2017,  stated that it would seek Enterprise Green 

Communities certification and New York State Energy Research and Development Authority 

(NYSERDA) certification for the building, provide a mix of green roof features and/or solar 

panels, and review the viability of bioswales adjacent to the development site.  

Regarding the recommendation by the Borough President that the applicant approach car-sharing 

companies to increase the number of available car-share vehicles on-site, the Commission notes 

that this is outside the scope of the proposed actions, but encourages the applicant to explore 

opportunities to provide car-shares within the development’s parking garage.   

Regarding the recommendation by the Borough President that DOT investigate the feasibility 

expanding Citi Bike stations and docks to the perimeter of the development block, the 

Commission notes that this is outside the scope of the proposed actions, but encourages DOT to 

explore this endeavor.  

Regarding the recommendation by the Borough President that the applicant commit to building a 

service workforce that is recruited locally, the Commission notes that the applicant stated at the 

public hearing that it would develop a local employment and jobs training program in conjunction 

with the development to provide employment opportunities, including construction and permanent 

jobs, to the local community and Ingersoll Houses’ residents. The Commission welcomes the 

applicant’s statement, but recognizes that this is outside the scope of the requested actions.    

RESOLUTION 

Therefore, the City Planning Commission, deeming the actions herein to be appropriate, adopts 

the following resolution:  

 

RESOLVED, that having considered the Environmental Assessment Statement (EAS) for which 

the Conditional Negative Declaration (CND) was issued on June 16, 2017, and a revised CND 
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was issued on September 15, 2017, with respect to this application (CEQR No. 17DCP176K), 

the City Planning Commission finds that the action described herein will have no significant 

impact on the environment as described above; and be it further 

 

RESOLVED, by the City Planning Commission, pursuant to Section 200 of the New York City 

Charter, that based on the environmental determination and consideration described in this 

report, and be it further 

RESOLVED, by the City Planning Commission, pursuant to Sections 197-c and 201 of the New 

York City Charter that based on the environmental determination and 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 No. 12d: 

 

1. changing from an R6 District to a C6-4 District property bounded by the easterly centerline 

prolongation of Tillary Street, a line 210 feet easterly of Prince Street, the easterly 

prolongation of a line 200 feet southerly of Tillary Street, and Prince Street; and 

 

2. establishing a Special Downtown Brooklyn District bounded by the easterly centerline 

prolongation of Tillary Street, a line 210 feet easterly of Prince Street, the easterly 

prolongation of a line 200 feet southerly of Tillary Street, and Prince Street;  

 

Borough of Brooklyn, Community District 2, as shown on a diagram (for illustrative purposes 

only) dated June 19, 2017, and subject to the conditions of CEQR Declaration E-437. 

 

 

The above resolution (C 170400 ZMK), duly adopted by the City Planning Commission on 

September 19, 2017 (Calendar No. 3), 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,  ALFRED C. CERULLO, III,  

MICHELLE DE LA UZ, JOSEPH DOUEK, CHERYL COHEN EFFRON,  

HOPE KNIGHT, ANNA HAYES LEVIN, ORLANDO MARIN, Commissioners 


























































