
CITY PLANNING COMMISSION 

September 25, 2019 / Calendar No. 14                                  C 180524 ZMK               
 

IN THE MATTER OF an application submitted by Fleet Center, Inc. pursuant to Sections 197-
c and 201 of the New York City Charter for an amendment of the Zoning Map, Section No. 16c: 
 
1. changing from an R6 District to a C6-4 District property bounded by the easterly centerline 

prolongation of former Fair Street, a line 200 feet easterly of Fleet Place, a line 150 feet 
northerly of Willoughby Street, and Fleet Place; and 
 

2. establishing a Special Downtown Brooklyn District bounded by the easterly centerline 
prolongation of former Fair Street, a line 200 feet easterly of Fleet Place, a line 150 feet 
northerly of Willoughby Street, and Fleet Place; 

 
Borough of Brooklyn, Community District 2, as shown on a diagram (for illustrative purposes 
only) dated June 17, 2019, and subject to the conditions of CEQR Declaration E-539. 
 

This application for a zoning map amendment was filed by Fleet Center, Inc. on March 18, 2019 

to change an R6 zoning district to a C6-4 zoning district and expand the boundary of the Special 

Downtown Brooklyn District (SDBD), in conjunction with the related application for a zoning text 

amendment (N 180525 ZRK), to facilitate the development of a new 14-story, approximately 

200,000-square-foot, commercial office building at 101 Fleet Place (Block 2061, Lot 100) in 

Downtown Brooklyn, Community District 2. 

RELATED ACTIONS 

In addition to the zoning map amendment (C 180524 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 180525 ZRK Zoning text amendment to modify the boundary of the SDBD and to 

designate a Mandatory Inclusionary Housing (MIH) area.  

BACKGROUND 

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

zoning district and zoning text amendment to expand the boundary of the SDBD and create an 

MIH area coterminous with the rezoning area. The area to be rezoned (project area) is located mid-
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block on the eastern side of Fleet Place between Myrtle Avenue and Willoughby Avenue. It 

includes portions of three tax lots (Block 2061, Lots 80, 100, and 110) that comprises a 32,800-

square-foot area.  

The project area is located on the eastern edge of Downtown Brooklyn, which has transformed 

into a vibrant, mixed-use central business district by development facilitated by the 2004 City-led 

Downtown Brooklyn Plan. High-density buildings with a mix of uses, at a Floor Area Ratio (FAR) 

of 10.0 and higher, are common in Downtown Brooklyn, particularly in the core, which is located 

west of Flatbush Avenue Extension. Most major office buildings in the area are located west of 

Flatbush Avenue Extension, including the MetroTech campus, two blocks to the west. The 1.6-

million-square-foot, mixed use, City Point development with over 600,000 square feet of retail 

space in a multi-story podium, is located two blocks to the southwest of the project area. The area 

east of Flatbush Avenue Extension (west of the project area) contains several high-rise residential 

buildings, along with a four-story office building and a former car wash. The block containing the 

project area is primarily residential, built to medium densities with some ground-floor retail uses 

in the mixed-use buildings fronting Myrtle Avenue. South of the project area, across Willoughby 

Street, is the Brooklyn campus of Long Island University, a major secondary educational 

institution. Retail uses are located on the ground floors of the recently constructed mixed-use 

buildings north and west of the project area. 

Built form in the surrounding area includes the 32- to 42-story high-rise residential towers to the 

west and northwest, and the nine- to 15-story residential buildings directly to the north of the 

project area. Located on the same block (directly adjacent to the development site) are the 

University Towers, a 550-unit “height factor” apartment complex of three 15-story towers 

surrounded by parking lots. One block to the north is the New York City Housing Authority 

(NYCHA) Ingersoll Houses, a campus of 20 buildings, predominantly six stories in height.  

The project area is well-served by transit. The Metropolitan Transportation Authority (MTA) 

DeKalb Avenue station is located two blocks south of the project area, providing access to the 

B/Q/R lines. The Jay Street MetroTech station, located five blocks to the west, provides access to 

the A/C/F/R lines, and the Nevins Street station, located four blocks to the south, provides access 

to the 2/3/4/5 lines. Approximately two blocks south of the project area is University Place, a 1.1-
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acre New York City Department of Parks and Recreation (DPR)-owned mapped park. About three 

blocks southwest is the site of the future Willoughby Square, a 1.15-acre public park. 

The project area is located within an R6 zoning district, which is a medium-density residential 

district that allows a diverse range of building heights and types with residential and community 

facility uses. R6 allows residential use up to a maximum FAR of 2.43 and community facility use 

up to a maximum FAR of 4.8 with no height limit (subject to a sky exposure plane). Using the 

optional Quality Housing regulations, R6 districts allow residential use up to a maximum FAR of 

2.2 on narrow streets and 3.0 on wide streets, and a maximum height of 55 feet on narrow streets 

and 75 feet on wide streets. Parking is required for 70-percent of units under the height factor 

regulations or 50-percent of units under the optional Quality Housing regulations. 

The development site at 101 Fleet Place (Block 2601, Lot 100) is a 20,073-square-foot, irregularly 

shaped, interior lot with approximately 127 feet of frontage on Fleet Place.  It is improved with a 

one-story brick building, which contains an early childhood education facility, operating since the 

approval of a 25-year lease by the New York City Human Resources Administration in 1990 (C 

900625 PSK).  The childcare facility has continued to operate on the site after the expiration of the 

original lease under a series of subsequent short-term leases between the childcare provider and 

the landowner. 

There are two lots adjacent to the applicant’s property which are also partially within the proposed 

project area.  Block 2061, Lot 80 is an irregularly-shaped corner lot with frontage on Fleet Place 

and Willoughby Street that is part of a larger zoning lot that makes up the University Towers 

apartment complex of three 15-story towers and adjacent accessory parking lot. An approximately 

11,000-square-foot portion of the parking lot for this development is within the project area. 

Block 2061, Lot 110 is an irregularly-shaped corner lot with frontage on Fleet Place and Myrtle 

Avenue and contains a 15-story mixed-use building constructed in 2015 with ground floor retail 

and 205 residential units above. An approximately 2,000-square-foot portion of the accessory 

parking lot for this development is within the project area. 

The applicant proposes to develop a new 14-story, approximately 200,000-square-foot, 10.0 FAR 

commercial office building. The proposed building would have a street wall height of 84 feet and 
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would rise to a total height of 196 feet after a 20-foot setback. The first two floors of the building 

would provide a 14-foot setback at the street level to allow additional sidewalk space, while the 

third through sixth floors would be set to the street line, providing an overhang in front of the lobby 

entrance. A rear yard ranging from 20 to 30 feet in depth would be provided at varying locations 

in compliance with commercial rear yard requirements in the proposed zoning district. No off-

street parking would be provided, as the C6-4 district has no parking requirement for commercial 

uses. One loading berth would be provided at the northern edge of the building, as required by 

zoning. 

To facilitate the proposed development, the applicant proposes zoning map and text amendments. 

The applicant proposes a zoning map amendment to change the R6 zoning district by extending a 

C6-4 zoning district from across Fleet Place to the development site and extend the boundary of 

the SDBD. C6-4 districts are high-density, mixed use districts intended for commercial and 

residential buildings that require central locations or serve the metropolitan region and are mapped 

primarily within the city’s central business districts. Residential, commercial, and community 

facility uses are allowed at a maximum FAR of 10.0, with no fixed height limit. MIH developments 

in C6-4 districts have a maximum FAR of 12.0. 

Within the SDBD, C6-4 districts have two options for height and setback regulations. One option 

is the contextual zoning envelope for R10 districts, which allows a maximum base height of 125 

feet and maximum height of 185 feet on narrow streets. Alternatively, buildings may use the tower 

regulations, which require setbacks for portions of buildings above 85 feet and limit lot coverage 

to 65 percent above 150 feet and 50 percent above 300 feet. Generally, no height limit applies to 

C6-4 districts; however, in the area adjacent to the project area, height is limited to 400 feet because 

of a height limitation area within the SDBD. C6-4 districts require no parking for commercial uses 

and most community facility uses, but for residential uses, parking is required for 20 percent of 

residential units within the SDBD. 

The applicant also proposes a zoning text amendment (N 180525 ZRK) to amend two sections of 

the Zoning Resolution. The applicant proposes an amendment to Article X, Chapter 1, Appendix 

E of the Zoning Resolution (Special Downtown Brooklyn District Maps) to modify the boundary 
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of the SDBD to cover the project area, and to extend the Flatbush Avenue Extension Height 

Limitation Area to cover the project area, limiting the height of any new building to 400 feet. 

The applicant also proposes an amendment to Appendix F of the Zoning Resolution to designate 

an MIH area coterminous with the project area. The proposed text amendment would map MIH 

Options 1 and 2. Option 1 requires that 25 percent of residential floor area be set aside for 

affordable housing units for residents with incomes averaging 60 percent of the Area Median 

Income (AMI), with 10 percent residential floor area set aside for residents with incomes averaging 

40 percent of the AMI. Option 2 requires that 30 percent of residential floor area be set aside for 

affordable housing units for residents with incomes averaging 80 percent of the AMI. No more 

than three income bands can be used to average out to 80 percent, and no income band can exceed 

130 percent of the AMI. 

ENVIRONMENTAL REVIEW 

This application (C 180524 ZMK), in conjunction with the application for the related zoning text 

amendment (N 180525 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 19DCP069K. 

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

was issued on June 17, 2019. The Negative Declaration included (E) designations to avoid the 

potential for significant adverse impacts related to hazardous materials, air quality, and noise (E-

539). The requirements of the (E) designation are described in the Environmental Assessment 

Statement and Negative Declaration. 

On September 23, 2019, a Revised EAS was issued that describes and analyzes modifications to 

the proposed actions and concludes that the modifications would not result in any new or different 

significant adverse environmental impacts. A Revised Negative Declaration was issued on 

September 23, 2019, that supersedes the Negative Declaration issued on June 17, 2019. The City 

Planning Commission has determined that the proposed actions will have no significant effect on 

the environment. 
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UNIFORM LAND USE REVIEW 

This application (C 180524 ZMK) was certified as complete by the Department of City Planning 

on June 17, 2019 and 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 application for a zoning text amendment (N 180525 ZRK), which was referred in 

accordance with the procedures for non-ULURP actions. 

Community Board Public Hearing 

On June 19, 2019, Brooklyn Community Board 2 held a public hearing on this application (C 

180524 ZMK) and on June 24, 2019, by a vote of seven in favor, none opposed, and one abstaining, 

the Executive Committee, authorized by the Community Board to act on its behalf during the 

summer recess, adopted a resolution recommending approval of the application. 

Borough President Recommendation 

This application (C 180524 ZMK) was considered by the Brooklyn Borough President, who on 

August 14, 2019, issued a recommendation to disapprove the application with the following 

conditions: 

“That the proposed C6-4 district be modified to C6-1 and the boundaries of the proposed zoning, 

Mandatory Inclusionary Housing (MIH) area, and Special Downtown Brooklyn District (SDBD) 

be modified as follows: to 175 feet rather than 150 feet from Willoughby Avenue and to 175 feet 

rather than 200 feet from Fleet Place. 

That, as a means to realize the public benefit such as space set aside for any combination of a child 

care facility, local arts and cultural groups, and/or affordable medical services, the City Council 

might consider a C6-4 district if, prior to considering the application, Fleet Center Inc. provides 

commitments, in writing, that if the C6-4 is adopted, a legally binding mechanism will be 

established to ensure only commercial and/or community facility development. Furthermore, the 

issuance of a Certificate of Occupancy (C of O) in response to an application filing with the New 

York City Department of Buildings (DOB), should be conditioned on the designation of no less 
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than 15 percent of the zoning floor area for community facility use with the remaining floor area 

reserved for commercial use. 

That in seeking City Council approval, Fleet Center Inc. shall clarify how it would: 

Engage residents of nearby New York City Housing Authority (NYCHA) developments to 

expand on a vision of desired community beneficial uses to occupy 101 Fleet Place that 

would fulfill various needs for their communities in an open dialogue with the tenant 

associations of Raymond V. Ingersoll and Walt Whitman houses, in consultation CB 2 and 

local elected officials 

Subject to New York City Department of Education (DOE) space requirements, lease a 

nearby location for interim or ongoing use as a child care center by a DOE-designated 

operator 

In lieu of ongoing use, commit to filing a portion of the represented commercial space, either 

on or above the ground floor as community facility, leased through coordination with the 

New York City Department of Citywide Administrative Services (DCAS) and DOE on 

behalf of such designated child care operator, based on reasonable lease terms, provided that 

DOE responds to Fleet Center Inc. to express its interest in leasing such space for child care 

services within 90 days 

Commit to filing a portion of the represented commercial space (either at or above the ground 

floor) as community facility occupancy, to be leased by DOE and/or SCA for occupancy by 

a public school based on reasonable lease terms, provided that DOE and/or SCA respond to 

Fleet Center Inc. to express interest in leasing such space as a public school within 90 days 

Set aside a portion of the zoning floor area designated as community facility for affordable 

medical services, in consultation with CB 2 and local elected officials 

Set aside a portion of the commercial space for one or more local non-profit organizations 

such as arts and/or cultural entities at below-market lease terms, as warranted 

Explore additional resiliency and sustainability measures such as incorporating 

blue/green/white roof treatment, rain gardens, and/or solar panels 
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Retain Brooklyn-based contractors and subcontractors, especially those who are designated 

local business enterprises (LBEs) consistent with Section 6-108.1 of the City’s 

Administrative Code and minority- and women-owned business enterprises (MWBEs) 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” 

City Planning Commission Public Hearing 

On August 14, 2019 (Calendar No. 2), the City Planning Commission scheduled August 28, 2019 

for a public hearing on this application (C 180524 ZMK) and the application for the related zoning 

text amendment (N 180525 ZRK). The hearing was duly held on August 28, 2019 (Calendar No. 

28). Five speakers testified in favor of the application, and one in opposition. 

An applicant representative described the public review process, stating that there were positive 

comments received at both the Community Board and Borough President public hearings. He 

stated that the applicant was willing to adhere to the Borough President’s recommendation to limit 

the building to commercial and community facility uses and to provide 15 percent of the building 

as community facility space; however, there is no zoning or legal mechanism to enforce the 

requirement. He stated that the tenant profile of the developer is almost exclusively commercial 

and community facility. He also stated that Fleet Place, while a narrow street, is a one-way street 

that was found adequate to handle the traffic expected to be produced by the proposed 

development. Another applicant representative further described the history of the development 

group, and stated that he wanted to provide small floorplate office spaces that are more affordable 

for community facility tenants and smaller firms. He stated that he has no interest in residential 

development. 

Three other speakers testified in favor. A representative of 32BJ Building Service Workers Union 

testified in favor, stating that the building would provide prevailing wage jobs to service workers. 

A representative of an organization that connects public housing residents to jobs in new 

developments stated that he supported the proposed development because it would bring jobs to 

the residents of the nearby public housing buildings. A representative of the Downtown Brooklyn 

Partnership testified in favor of the application, stating that the proposed development would 
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provide much-needed small floorplate office space to Downtown Brooklyn and noted other 

successful examples of commercial office buildings on narrow streets. 

A Queens resident spoke in opposition of the proposal. 

There were no other speakers and the hearing was closed. 

CONSIDERATION 

The Commission believes that this application for a zoning map amendment (C 180524 ZMK), as 

modified herein, in conjunction with the related application for a zoning text amendment (N 

180525 ZRK), is appropriate, as modified. 

The applicant has proposed to develop a 200,000-square-foot commercial and community facility 

building at a height of approximately 200 feet after a setback at below 85 feet. The project area is 

adjacent to higher-density mixed-use districts on the edge of Downtown Brooklyn, a central 

business district with growing demand for commercial office space. The project area represents an 

opportunity for commercial and mixed-use development to meet the growing demand. The 

extension of a commercial zoning district to the east side of Fleet Place, expansion of the SDBD, 

and increase in density is appropriate to facilitate commercial office, retail, and hotel uses, while 

the existing R6 district limits density and uses to housing and community facilities only. 

The adjoining C6-4 zoning district on the west side of Fleet Place is mapped over blocks with 

frontages on two wide streets – Flatbush Avenue Extension, a 128-foot wide street, and Tillary 

Street, a 150-foot wide street. Typical zoning and land use patterns direct higher density districts 

to block ends and wide streets, and lower density to midblocks and narrow streets to ensure light 

and air to the street. The project area is located on the midblock of the east side of Fleet Place 

between Willoughby Street and Myrtle Avenue, a narrow street, mapped to a width of 60 feet in 

2004 but built to 50 feet. The Commission is concerned that the proposed C6-4 zoning district 

could result in a building that would overwhelm the narrow Fleet Place by limiting light and air. 

Furthermore, the project area’s location and size, and the site’s irregular shape, do not provide 

sufficient flexibility for development within the project site to distribute uses and services on 

multiple frontages. Instead, development in the project area would concentrate all activity, 

including pedestrian access, vehicular pick up and drop off, and a loading dock, on the midblock 
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of a narrow street. The Commission believes that the proposed C6-4 district would result in an 

inappropriate concentration of activity on a narrow street.  

The Commission notes the recommendation of the Brooklyn Borough President to change the 

proposed C6-4 district to a C6-1 district. C6-1 districts are medium-density districts that allow 

commercial uses to a maximum of 6.0 FAR, community facility uses to a maximum of 6.5 FAR, 

and residential uses to a maximum of 4.6 FAR for MIH buildings. Buildings in the C6-1 district 

within the SDBD have different bulk regulations for residential and nonresidential buildings. 

Residential buildings using MIH are subject to the quality housing regulations of the R7-2 district. 

Such buildings have a maximum base height of 75 feet and maximum building height of 135 feet. 

Buildings that are entirely commercial or commercial and community facility are subject to the 

tower regulations of the SDBD, requiring a 15-foot setback above a height of 85 feet on a narrow 

street and limiting lot coverage to 65 percent above a height of 150 feet and 50 percent above a 

height of 300 feet. No parking is required for commercial or community facility uses. Residential 

developments have a parking requirement of 20 percent of units. 

The Commission believes that a C6-1 district will result in a more appropriate building form and 

density on a narrow street. Therefore, the Commission herein modifies the zoning map amendment 

application (C 180524 ZMK) to change from a proposed C6-4 district to a C6-1 district. As 

modified, these actions will facilitate the development of a new medium-density, approximately 

130,000-square-foot commercial and community facility building. 

Regarding the Brooklyn Borough President’s recommendation to modify the zoning district 

boundaries by 25 feet on the southern and eastern edges, the Commission believes that such a 

modification would not enhance the land use rationale, but rather would further isolate the zoning 

district to the midblock area. 

The Commission also notes the Brooklyn Borough President’s recommendations for the City 

Council to include a request to obtain written commitments from the applicant pertaining to several 

aspects of the proposed development. The Commission notes that these recommendations are 

directed to the City Council and are not within the scope of the Commission’s review. 
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RESOLUTION 

RESOLVED, that having considered the Revised Environmental Assessment Statement, for which a 

Revised Negative Declaration was issued on September 23, 2019 with respect to this application (CEQR 

No. 19DCP069K), the City Planning Commission finds that the actions 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 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. 16c: 

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

prolongation of former Fair Street, a line 200 feet easterly of Fleet Place, a line 150 feet 

northerly of Willoughby Street, and Fleet Place; and 

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

prolongation of former Fair Street, a line 200 feet easterly of Fleet Place, a line 150 feet 

northerly of Willoughby Street, and Fleet Place; 

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

only) dated September 25, 2019, and subject to the conditions of CEQR Declaration E-539. 

The above resolution (C 180524 ZMK), duly adopted by the City Planning Commission on 

September 25, 2019 (Calendar No. 14), 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 
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MICHELLE de la UZ, JOSEPH DOUEK, HOPE KNIGHT, ANNA HAYES LEVIN, 
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