
   
 

   
 

CITY PLANNING COMMISSION 

August 19, 2020 / Calendar No. 11                                                                    C 190377 ZMK 
 

IN THE MATTER OF an application submitted by SUW 4 LLC pursuant to Sections 197-c and 201 of 
the New York City Charter for the amendment of the Zoning Map, Section No. 22d by: 

        1.  changing from an R5 District to an R6 District property bounded by a line midway between 59th 
Street and 60th Street, Bay Parkway, 60th Street, and a line 100 feet northwesterly of Bay Parkway; 
and 

       2.  establishing within the proposed R6 District a C2-4 District bounded by a line midway between 
59th Street and 60th Street, Bay Parkway, 60th Street, and a line 100 feet northwesterly of Bay 
Parkway; 

Borough of Brooklyn, Community District 12, as shown on a diagram (for illustrative purposes only) dated 
November 12, 2019 and subject to the conditions of CEQR Declaration E-554. 
 
 

This application for a zoning map amendment (C 190377 ZMK) was filed by SUW 4 LLC on 

April 11, 2019. This application, in conjunction with the related action (N 190378 ZRK), would 

facilitate the development of a nine-story, 47,500-square-foot mixed-use building with 

residential, commercial and community facility uses at 5914-5920 Bay Parkway in the Mapleton 

neighborhood of Brooklyn, Community District 12. 

 
RELATED ACTIONS 

In addition to the zoning map amendment (C 190377 ZMK) that is the subject of this report, 

implementation of the proposed project also requires action by the City Planning Commission 

(CPC) on the following application, which is being considered concurrently with this 

application: 

N 190378 ZRK            Zoning text amendment to designate a Mandatory Inclusionary Housing 

(MIH) area.  

 

BACKGROUND 

The applicant seeks a zoning map amendment to change an R5 zoning district to an R6/C2-4 

zoning district, and a zoning text amendment to establish an MIH area coterminous with the 

rezoning area. The development site, coterminous with the rezoning area, is located along Bay 

Disclaimer
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Parkway between 59th and 60th streets, and consists of four vacant tax lots (Block 5515, Lots 

43, 44, 45 and 46) totaling approximately 10,018 square feet of lot area.  

 

The development site is located at the intersection of Bay Parkway and 60th Street, both major 

thoroughfares and wide streets.  The applicant owns all four lots, each with approximately 2,500 

square feet of lot area.  The development site has approximately 100 feet of frontage on each 

street and a lot area of 10,018 square feet. It was previously improved with four single- and two-

family homes, which were demolished in 2018. The site has been vacant since. The rest of the 

lots on this block contain two-to three-story detached and semi-detached one- and two-family 

homes. The development site is one block north of the area included in the 2005 Bensonhurst 

Rezoning (C 050296 ZMK). This 120-block rezoning was initiated by the Department of City 

Planning to preserve the existing scale and character of the predominantly low-rise 

residential community of Bensonhurst, which is bounded by Bay Parkway and 61st Street to the 

north, McDonald Avenue to the east, Avenue U to the south and Stillwell Avenue to the west.  

The rezoning replaced R5 and R6 residential districts with contextual zoning districts, including 

R4A, R4-1, R5B, R6A and R7A, replaced a C4-3 commercial district with a C4-2A contextual 

zoning district, and replaced C1-2, C1-3 and C2-2 commercial overlays with a C2-3 commercial 

overlay. 

 

The area surrounding the development site is comprised of residential, commercial and 

community facility uses. The 100-acre Washington Cemetery is located two blocks to the north 

of the development site. The area to the north and west of the development site is predominantly 

comprised of two-story detached and semi-detached one-and two-family homes. Three-story 

multi-family walk-up buildings are located immediately adjacent to the development site along 

Bay Parkway, a 100-foot-wide corridor comprised of mixed-use buildings with ground floor 

retail and residences above, multi-family apartment buildings, one-story buildings with 

commercial uses and community facility buildings. The area to the east of the development site 

is predominantly comprised of one-story commercial buildings, which include auto body shops, 

showrooms, and building supply and wholesale establishments. Several community facilities are 

located to the south and east of the development site.  A nine-story medical building is located 

immediately to the south across 60th Street. The Bishop Kearney High School and PS 226 are 
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located a block south of the development site. Saint Athanasius Church and Saint Athanasius 

Catholic Academy are located further south along Bay Parkway.  

 

The development site is well served by public transit and located within the Transit Zone. The 

McDonald Avenue subway station is located a quarter-mile east of the development site and 

provides service to the F train, and the 63rd Street station is located half a mile to the southwest 

and provides service to the N train. The B6 bus, runs north-south along Bay Parkway and 

connects East New York and Bensonhurst. The B9 bus runs east-west along 60th Street and 

connects Bay Ridge to Marine Park. Both bus lines have stops across the street from the project 

area. 

 

The development site is located within an R5 zoning district. R5 zoning districts are medium-

density residential districts that allow residential and community facility uses. R5 zoning districts 

allow a maximum floor area ratio (FAR) of 1.25 for residential uses and 2.0 for community 

facility uses. In certain predominantly built-up R5 zoning districts, optional R5 infill regulations 

allow a maximum FAR of 1.65 on corner lots and a maximum FAR of 1.8 on interior and 

through lots for residential uses. For new buildings, R5 zoning districts allow a maximum street 

wall of 30 feet and a maximum building height of 40 feet after a setback of 15 feet.  

 

The proposed actions would facilitate the development of a nine-story mixed-use building with 

47,500 square feet of floor area with a total FAR of 4.75. This would include 6,200 square feet of 

commercial floor area (0.62 FAR) on the ground floor, 6,600 square feet of community facility 

floor area (0.66 FAR) on the second floor and 34,700 square feet of residential floor area (3.5 

FAR) on the upper floors. The new building would contain 36 residential units, 11 of which 

would comply with Option 3 (Workforce Option) of the MIH program. The proposed 

development would have a base height of 65 feet, and rise to a total height of 95 feet after a 10-

foot setback. There would be 25 enclosed parking spaces within the cellar. The curb cut for the 

parking facility would be located at the westernmost portion of the development site on 

60th Street. 
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To facilitate the proposed development, the applicant is seeking a zoning map amendment and a 

zoning text amendment. The applicant seeks a zoning map amendment to change an R5 zoning 

district to an R6/C2-4 zoning district. R6 zoning districts are medium-density residential zoning 

districts that allow residential and community facility uses. R6 zoning districts allow a maximum 

FAR of 3.6 for residential uses and a maximum FAR of 4.8 for community facility (within 

developments complying with MIH). MIH buildings are required to comply with the quality 

housing requirements, which allow a maximum base height of 65 feet (six stories) and a total 

building height of 115 feet (11 stories). For quality housing developments, parking is required 

for 50 percent of market rate residential units and no parking is required for affordable units 

located within the Transit Zone. 

 
A C2-4 district is a commercial overlay mapped with residential districts along streets that serve 

local retail needs. C2-4 districts allow a maximum FAR of 2.0 for a range of local retail and 

service-related uses, such as grocery stores, restaurants, beauty salons and laundromats. C2-4 

commercial overlays require one parking space per 1,000 square feet of floor area. When 

mapped with residential zoning districts, commercial uses are limited to the first floor in mixed-

use buildings. 
 

The applicant also proposes a zoning text amendment to designate an MIH area coterminous 

with the development site. The MIH area would be mapped with Option 1, Option 2 and Option 

3. Option 1 requires at least 25 percent of the residential floor area to be reserved for households 

with an average of 60 percent of the area median income (AMI) and no unit can be targeted to 

households exceeding 130 percent of the AMI. Option 2 requires at least 30 percent of the 

residential floor area to be reserved for households with an average of 80 percent of the AMI. No 

more than three income bands can be used to meet the required average of 80 percent of the 

AMI, and no income band can exceed 130 percent of the AMI. Option 3, the Workforce Option, 

requires 30 percent of the residential floor area to be reserved for households with an average of 

115 percent of the AMI. No unit can be designated to residents with incomes above 135 percent 

of the AMI. At least five percent of the residential floor area must be used for households with 

an average income of 70 percent of the AMI, and an additional five percent of the residential 
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floor area must be used for households with an average income of 90 percent of the AMI. The 

applicant intends to pursue Option 3 for the proposed development. 
 
 

ENVIRONMENTAL REVIEW 

This application (C 190377 ZMK), in conjunction with the application for the related action (N 

190378 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 19DCP208K. 

 

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

Declaration was issued on November 12, 2019.  

 
UNIFORM LAND USE REVIEW 

In response to the COVID-19 pandemic, the Mayor issued Emergency Executive Order No. 100 

on March 16, 2020 that suspended certain time requirements relating to the Uniform Land Use 

Review Procedure (ULURP) and other land use processes as of March 12, 2020. The suspension 

included portions of sections 195, 197-c and 197-d of the New York City Charter, as well as 

sections of the Administrative Code and the Rules of the City of New York, pertaining to time 

limitations. The CPC ceased meeting immediately after issuance of the Executive Order until 

August 3, 2020, when the regular schedule of meetings was resumed. The ULURP time 

requirements suspended by Emergency Executive Order No. 100 are expected to begin running 

by September 14, 2020. 

 

This application (C 190377 ZMK) was certified as complete by the Department of City Planning 

on November 12, 2019 and was duly referred to Brooklyn Community Board 12 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 action (N 

190378 ZRK), which was referred in accordance with the procedures for non-ULURP matters. 
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Community Board Public Hearing 

Community Board 12 held a public hearing on this application (C 190377 ZMK) on January 23, 

2020 and, on January 28, 2020, by a vote of 29 in favor, one opposed and none abstaining, 

recommended approval with the condition “that the applicant provide additional parking spaces.” 

In response to Community Board's request, the applicant has proposed to provide 25 parking 

spaces, which is 10 spaces more than what is required by zoning. 

 

Borough President Recommendation 

The Brooklyn Borough President held a public hearing on this application (C 190377 ZMK) on 

January 29, 2020, and on February 19, 2020, recommended approval with the following 

conditions:  

“That prior to considering application, City Council obtain commitments in writing from 

the applicant, clarifying how it would: 

a. Memorialize a bedroom mix having at least 50 % two- or three-bedroom 

affordable housing units, and at least 75 % one or more one-bedroom affordable 

housing units 

b. Utilize a combination of locally-based affordable housing development non-

profits to serve as administering agent, and having one or more such entities play 

a role in promoting affordable housing readiness 

c. Set aside a portion of non-residential space for arts/cultural entities and non-profit 

organizations at below market- lease terms, as warranted 

d. Memorialize the incorporation of resilience and sustainability measures, such as 

blue roofs, passive house design, and/or wind-turbines 

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

designated local business enterprises (LBEs) consistent with Section 6-108.1 of 

the City's Administrative Code, and MWBEs as means to meet or exceed 

standards per Local Law 1 (no less than 20% participation), as well as coordinate 

the oversight of such participation by an appropriate monitoring agency.” 

 

City Planning Commission Public Hearing 
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On February 19, 2020 (Calendar No. 2), the CPC scheduled March 4, 2020 for a public hearing 

on this application (C 190377 ZMK) and the related action (N 190378 ZRK). The hearing was 

duly held on March 4, 2020 (Calendar No. 15). One speaker testified in favor of the application 

and none in opposition.  

The applicant’s land use attorney and the developer spoke in favor of the application. The land 

use attorney described the requested actions, the proposed development, and the surrounding 

area, including the retail and medical offices near the development site along Bay Parkway.  

There were no other speakers and the hearing was closed. 

CONSIDERATION 

The CPC believes that this application for a zoning map amendment (C 190377 ZMK), in 

conjunction with the related application for a zoning text amendment (N 190378 ZRK), is 

appropriate.  

Together the requested actions would facilitate a nine-story, 47,500-square-foot mixed-use 

building with 36 residential units, 11 of which would be permanently affordable, retail uses on 

the ground floor and community facility uses on the second floor. 

The proposed rezoning to an R6/C2-4 zoning district would facilitate the redevelopment of a 

vacant site with a building that includes residential, commercial and community facility uses. 

The project area is located at the intersection of Bay Parkway and 60th Street, both major 

thoroughfares. The CPC notes that the existing zoning and land uses at the intersection of Bay 

Parkway and 60th Street are compatible with the proposed zoning district. The rezoning would 

facilitate extension of the existing R6 zoning district, currently south of 60th Street, across 60th 

Street. The CPC believes mapping a C2-4 commercial overlay rather than extending the adjacent 

C1-3 commercial overlay is appropriate. C2-4 commercial overlays have a lower parking 

requirement and allow a wider variety of local commercial uses than permitted in the C1-3 

commercial overlay. The CPC believes that the proposed density is appropriate at the 

development site, as it is located at the intersection of two wide corridors, and is also well served 

by public transit. 
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The proposed rezoning would allow the development of new housing, commercial and 

community facility uses. The CPC notes that the proposed development would include local 

retail uses on the ground floor and community facility uses on the second floor.  The CPC 

believes that a mixed-use building is appropriate for this location and encourages the applicant to 

explore potential tenants for the community facility space that would serve the needs of building 

residents and the surrounding community.  

 

The proposed zoning text amendment (N 190378 ZRK) is appropriate. The action will designate 

a new MIH area coterminous with the rezoning area, supporting the creation of new affordable 

housing in a community district where the median income is $47,294. It is consistent with the 

goals of Housing New York to promote the development of affordable housing across the city, 

particularly in areas well served by transit. The text amendment will map an MIH area with 

Options 1, 2 and 3, and the applicant intends to use Option 3 for the proposed development in 

order to create 11 affordable housing units that will remain permanently affordable. 

 

Regarding feasibility of the proposed MIH Option 3, the CPC notes that in a letter dated March 

16, 2020, the applicant states that they believe that there is demand for rent-stabilized, middle-

income affordable housing within the neighborhood, and that they would be able to successfully 

rent out the units in the 115% to 135% AMI range. 

 
The CPC recognizes the Brooklyn Borough President’s conditions, but notes that these 

recommendations are outside the scope of the proposed actions.  

 

 

RESOLUTION 

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

Negative Declaration was issued on November 12, 2019 with respect to this application (CEQR 

No. 19DCP208K), the City Planning Commission finds that the actions described herein will 

have no significant impact on the environment; and be it further 
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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. 22d,  

1. changing from an R5 District to an R6 District property bounded by a line midway 

between 59th Street and 60th Street, Bay Parkway, 60th Street, and a line 100 feet northwesterly 

of Bay Parkway; and 

2. establishing within the proposed R6 District a C2-4 District bounded by a line midway 

between 59th Street and 60th Street, Bay Parkway, 60th Street, and a line 100 feet northwesterly 

of Bay Parkway; 

Borough of Brooklyn, Community District 12, as shown on a diagram (for illustrative purposes 

only) dated November 12, 2019 and subject to the conditions of CEQR Declaration E-554. 

The above resolution (C 190377 ZMK), duly adopted by the City Planning Commission on 

August 19, 2020 (Calendar No. 11), 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 
DAVID J. BURNEY, ALLEN P. CAPPELLI, ESQ., ALFRED C. CERULLO III, 
MICHELLE DE LA UZ, JOSEPH I. DOUEK, RICHARD W. EADDY, HOPE KNIGHT, 
ANNA HAYES LEVIN, ORLANDO MARIN, LARISA ORTIZ, RAJ RAMPERSHAD 
Commissioners 
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