
 

 

CITY PLANNING COMMISSION 

 

January 18, 2023 / Calendar No. 5                                    C 210090 ZMK 

                    CORRECTED1 

 

IN THE MATTER OF an application submitted by Plaza Realty, LLC pursuant to Sections 

197-c and 201 of the New York City Charter for the amendment of the Zoning Map, Section 

No. 22d, changing from an C8-2 to an C4-5A District property bounded by Avenue O, Coney 

Island Avenue, a line 590 feet southerly of Avenue O, and a line midway between East 10th 

Street and Coney Island Avenue, Borough of Brooklyn, Community District 12, as shown on a 

diagram (for illustrative purposes only) dated September 6, 2022, and subject to the conditions of 

CEQR Declaration E-684.  

 

This application for a zoning map amendment was filed by Plaza Realty, LLC on October 29, 

2020, to change a C8-2/OP zoning district to a C4-5A/OP zoning district. This application, in 

conjunction with the related action, would facilitate the development of two attached eight-story, 

216,423-square-foot mixed-use buildings containing 231 dwelling units, approximately 60 of 

which would be designated as permanently income-restricted, as well as 36,456 square feet of 

commercial floor area at 1880-1888 Coney Island Avenue in the Midwood neighborhood of 

Community District 12, Brooklyn.  

RELATED ACTION 

In addition to the zoning map amendment (C 210090 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 210091 ZRK Zoning text amendment to designate an MIH area with Options 1 and 2. 

 

 
1 The report (C 210090 ZMK) has been administratively corrected on February 3, 2023. The original report 

inadvertently referenced an incorrect zoning boundary in the Docket and Resolution sections. 

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 seeks a zoning map amendment to change a C8-2/OP zoning district to a C4-

5A/OP zoning district across 15 tax lots located at 1880-1888 Coney Island (Block 6617, Lots 6, 

7, 8, 9, 10, 11, 12, 14, 17, 23 (p/o), 26 (p/o), 28, 33, 34, 35) in the Midwood neighborhood of 

Brooklyn, Community District 12. The applicant also seeks a zoning text amendment to establish 

an MIH area coterminous with the project area. The proposed actions would facilitate the 

development of two attached eight-story, 216,423-square-foot mixed-use buildings containing 

commercial and residential uses. 

 

The project area is located on the eastern portion of Block 6617, bounded by 80-foot-wide 

Avenue O to the north, 100-foot-wide Avenue P to the south, 60-foot-wide East 10th Street to 

the west, and 100-foot-wide Coney Island Avenue to the east, totaling approximately 65,260 

square feet of lot area. The project area comprises all or portions of 15 lots, including the 

applicant-owned development site (Block 6617, Lots 11, 12, 14, 17, 23, 26, and 28), as well as 

lots to the north and south that are not owned by the applicant (Block 6617, Lots 6, 7, 8, 9, 10, 

33, 34, and 35).  

 

The development site is approximately 51,280 square feet with approximately 450 feet of 

frontage on Coney Island Avenue and an irregular depth between 100 and 152 feet. Lots 23 and 

26 are irregularly shaped and extend in depth beyond 100 feet of Coney Island Avenue. The 

areas beyond 100 feet of Coney Island Avenue would be utilized as a portion of the development 

site but would remain as undeveloped, landscaped open space in the R5 district. The 

development site would be comprised of two merged zoning lots: Zoning Lot A, which would 

encompass the southern portion of the site (Lots 26 and 28) totaling 35,431 square feet in area; 

and Zoning Lot B, which would consist of the northern end of the site (Lots 11, 12, 14, 17 and 

23) totaling 15,853 square feet in area. The development site contains a large retail use, a surface 

parking lot, and vacant land. The vacant land was previously improved with a two-story 

commercial building that was demolished in July 2022, and the two vacant lots would be used as 

an interim parking lot. 
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Among the eight non-applicant owned lots, one is a two-family home (Lot 6), with a floor area 

ratio (FAR) of 1.43; six are three-story mixed-use buildings with ground floor retail (Lots 7, 8, 9, 

10, 33, and 34), with FARs ranging from 1.65 to 3.13; and one is a three-story commercial 

building (Lot 35) with an FAR of 2.25. The residential uses on the non-applicant owned lots are 

currently non-compliant under the C8-2 zoning district. 

 

The surrounding area consists of residential, commercial, community facility, and light 

manufacturing/industrial uses, including automotive uses. Building typologies vary in density, 

use, and scale, reflecting the underlying mixed-use character of the surrounding area. Building 

typologies range from single and two-family residential homes, mixed-use two- to three-story 

residentials buildings with ground floor commercial uses, three-story residential rowhouses, 

multi-family five- to seven-story residential buildings, and one- to two-story 

industrial/commercial buildings, including automotive repair shops, insurance and law offices, 

and local retail stores. Coney Island Avenue is a principal north-south mixed use and commercial 

corridor, and Avenue O is an east-west arterial. Kings Highway, located to the south, is also a 

principal corridor for southern Brooklyn. The surrounding area contains several large community 

facility uses, including churches, schools, and cultural centers, and several open spaces, 

including threes playgrounds and the Ocean Parkway Malls.  

 

The project area is well served by public transit. Three bus lines have stops within two blocks of 

the project area: the B9 runs along Avenue N, connecting Bay Ridge to Marine Park; the B68 

runs directly along Coney Island Avenue, connecting Prospect Park to Coney Island; and the 

B82 runs along Kings Highway, connecting Bensonhurst to Spring Creek. The Kings Highway B 

and Q subway stop is located approximately one-half mile to the east of the project area. 

 

The project area and portions of the surrounding area are located within the Special Ocean 

Parkway District (OP), which was approved in 1977 (CP-23284), and includes blocks east and 

west of Ocean Parkway. The OP was established to preserve the character of one- and two-

family homes along Ocean Parkway itself, and to limit the proliferation and bulk of community 

facilities within the area. The OP limits new community facility developments and enlargements 

to the residential bulk regulations of the underlying zoning district and requires all new 
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developments fronting on Ocean Parkway to have 30-foot landscaped unobstructed front yards. 

In 1993, the Special Ocean Parkway Subdistrict was established (N 930182 ZRK). The 

subdistrict encourages large single- or two-family homes and permits a maximum FAR of 1.5. 

The subdistrict is present beyond 100 feet in depth from Coney Island Avenue to the west and 

includes portions of two irregularly shaped lots within the development site. 

 

The project area is also mapped with an C8-2 zoning district. The existing C8-2 district was 

mapped in 1961 to reflect the mix of warehouse, auto-oriented commercial, and community 

facility uses that existed along Coney Island Avenue at that time. Parts of this commercial 

corridor still contain many automotive and warehouse uses, as well as some non-conforming 

residential uses. C8-2 zoning districts are general commercial districts that permit a wide range 

of commercial uses at a maximum FAR of 2.0.  Some community facility uses are permitted at a 

maximum FAR of 4.8. C8-2 districts do not permit residential uses. The height of a development 

may not exceed 60 feet, or four stories, whichever is less, before setting back and complying 

with sky exposure plane regulations. One accessory parking spot is required for every 400 square 

feet of commercial space. 

 

The surrounding area is predominately mapped with R4-1, R5, R5B, R6/C2-3, R7A/C2-3, and 

C8-2 zoning districts. The underlying C8-2 zoning district extends one block to the north and 

south to Kings Highway along the western side of Coney Island Avenue. Immediately to the east 

of the project area along Coney Island Avenue is an R7A zoning district with intermittent C2-3 

commercial overlays. R7A zoning districts, with a maximum FAR of 4.0, typically produce high 

lot coverage seven-to-nine story apartment buildings. An R5 district is mapped to the west of the 

project area to McDonald Avenue. R5 zoning districts, with a maximum FAR of 1.25, typically 

produce three- and four-story attached houses and small apartment buildings. The area further to 

the east and north of Coney Island Avenue is zoned R4-1 and R5B. R4-1 zoning districts, with a 

maximum FAR of 0.75, permit only one- and two-family detached and semi-detaches houses. 

R5B zoning districts, with a maximum FAR of 1.35, typically produce three-story rowhouses. 

Lastly, a majority of the Coney Island Avenue to the north is zoned R6/C2-3 between Avenue N 

and Avenue M. R6 zoning districts, with a maximum FAR of 2.43, typically produce a diverse 

mix of building types and heights depending on height factor or Quality Housing regulations. 
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The applicant proposes to develop two, attached eight-story 216,423 square-foot, mixed-use 

buildings with approximately 179,967 square feet of residential uses and 36,456 square feet of 

ground floor commercial retail space. The two buildings, Building A and Building B, would 

correspond with the previously mentioned merged zoning lots, Zoning Lot A and Zoning Lot B, 

respectively. The buildings would also include approximately 9,500 square feet of rooftop active 

recreational space. The buildings would rise to 90 feet after a 10-foot setback from the street line. 

Transition rules would apply to the development site between the C4-5A and R5 district to the 

west, permitting a maximum height of 55 feet within 25 feet of the adjacent R5 district. This 

would result in a single-story base at the rear of the proposed development, measuring 

approximately 35 feet from the adjacent R5 district, before the remainder of the building rises to 

eight stories. The rear yard would remain undeveloped as landscaped open space in the R5 

district in the OP Subdistrict. As such, the proposed development would not be impacted by the 

bulk or FAR limitations for the OP Subdistrict. 

 

The development would include 231 apartments, 60 of which approximately would be 

designated as permanently income-restricted under MIH. Building A would contain 156 dwelling 

units and Building B would contain 75 dwelling units. Though only 86 parking spaces are 

required for the development, the applicant proposes 242 parking spaces located in the sub-grade 

levels of the building. Each building would contain an approximately 15-foot entryway for 

accessory parking and adjacent loading berths. The loading berth for Building A would be 

approximately 12 feet wide, while the loading Bay for Building B would be approximately 17 

feet wide. Both entryways would be accessible via 12-foot curb cuts.      

  

In order to facilitate the proposed development, the applicant proposes a zoning map amendment 

to rezone the C8-2/OP zoning district to an C4-5A/OP zoning district and a zoning text 

amendment to designate a new MIH area (N 210091 ZRK).  
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The proposed C4-5A district would allow most uses permitted within the current C8 district 

besides heavier industrial uses, as well as additional residential uses. The proposed C4-5A would 

allow a maximum permitted FAR of 4.0 for commercial uses and 4.5 for community facility 

uses. RC4-5A districts have an R7A residential equivalent, which would allow a maximum 

residential FAR of 4.6. The district has a minimum base height of 40 feet, with a maximum street 

wall of 75 feet, after which the building must set back (10 feet along a wide street and 15 feet 

along a narrow street) before rising to a maximum height of 95 feet (with a qualifying ground 

floor) or nine stories. C4-5A districts have mandatory non-residential ground floors. Parking 

requirements vary by use with the commercial requirement waived in the proposed district. For 

residential units, 50 percent is required, and income-restricted dwelling units are waived.   

 

The applicant also proposes a zoning text amendment (N 210091 ZRK) to modify Appendix F to 

designate an MIH area mapped with Options 1 and 2 coterminous with the project area. Option 1 

requires that at least 25 percent of the residential floor area be provided as housing permanently 

affordable to households with incomes at an average of 60 percent of the area median income 

(AMI). Within that 25 percent, at least 10 percent of the square footage must be used for units 

affordable to residents with household incomes at an average of 40 percent of the AMI, with no 

units targeted to households with incomes exceeding 130 percent of the AMI. Option 2 requires 

that at least 30 percent of the residential floor area be provided as housing permanently 

affordable to households with incomes at an average of 80 percent of the AMI. The applicant is 

proposing to utilize Option 1, which would result in 60 permanently income-restricted 

apartments. 

 

The application (C 210090 ZMK) required a Racial Equity Report on Housing and Opportunity 

(RER), pursuant to Local Law 78 of 2021, due to the increase in permitted residential floor, 

which was submitted prior to certification. The Homecrest neighborhood tabulation area, in 

which the project area is located, is identified as having a Higher Displacement Risk. The project 

area is within the Sheepshead Bay, Gerritsen Beach, and Homecrest Public Use Microdata Area 

(PUMA). The population of the PUMA is 63.2 percent white non-Hispanic, 8.9 percent 

Hispanic/Latino, 4.2 percent Black non-Hispanic and 19.5 percent Asian non-Hispanic. The 

remaining 4.3% identified as non-Hispanic or some other race or combination of races. The 
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Asian non-Hispanic, Black non-Hispanic, and Hispanic/Latino populations in the PUMA have 

increased (by 41 percent, 26 percent, and 21 percent, respectively) while the White non-Hispanic 

population has decreased by 7 percent and the overall population has increased by approximately 

6 percent overall. The AMI of the PUMA in its entirety is $65,726, slightly higher than Brooklyn 

and New York City as a whole.  

 

ENVIRONMENTAL REVIEW 

This application (C 210090 ZMK), in conjunction with the application for the related action (N 

210091 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 20DCP131K. 

 

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

Declaration was issued on September 2, 2022. 

 

UNIFORM LAND USE REVIEW 

This application (C 210090 ZMK) was certified as complete by the Department of City Planning 

on September 6, 2022 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 action (N 210090 ZRK), which was duly referred in accordance 

with the procedures for non-ULURP matters. 

 

Community Board Public Hearing 

Brooklyn Community Board 12 held a public hearing on this application (C 210090 ZMK) on 

October 24, 2022, and, by a vote of four in favor, 24 opposed, and one abstaining, adopted a 

resolution recommending disapproval of the application. 

 

Borough President Recommendation  
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The Brooklyn Borough President held a public hearing on this application (C 210090 ZMK) and 

the related action (N 210091 ZRK) on November 21, 2022, and, on November 28, 2022 issued a 

recommendation of approval of the application with the following conditions: 

 

“1. That prior to consideration by City Council, Plaza Realty LLC commit to: 

a. Redesign the massing along Coney Island Avenue to articulate two separate 

buildings 

b. Produce a more family-oriented unit mix with a percentage of three-bedroom 

apartments 

c. Retain a qualified non-profit administering agent for the 1800-1888 Coney Island 

MIH lottery 

d. Incorporate sustainability measures, such as blue roofs, passive house design, 

and/or onsite energy generation  

e. Coordinate with New York City Department of Environmental Protection (DEP), 

the New York City Department of Parks and Recreation (NYC Parks), and the 

New York City Department of Transportation (DOT) to install rain gardens along 

Coney Island Avenue as part of a Builders Pavement Program (BPP), in 

consultation with CB 12 and the local Council Member 

f. Retain Brooklyn-based contractors/suppliers, and provide employment 

opportunities to area residents  

g. Work with DOT, CB 12, and the local Council Member to develop and 

implement a traffic management plan 

Be it further resolved: 

1. That DOT initiate a study of Coney Island Avenue between Caton Place and Avenue P, 

as requested in 2019, to identify solutions for long-standing safety issues along the 

corridor” 



 

 
Page 9             C 210090 ZMK 

City Planning Commission Public Hearing 

On November 30, 2022 (Calendar No. 2), the City Planning Commission scheduled December 

14, 2022 for a public hearing on this application (C 210090 ZMK), in conjunction with the 

related application (N 210091 ZRK). The hearing was duly held on December 14, 2022 

(Calendar No. 10). Five speakers testified in favor of the application and none in opposition.  

 

Speakers testifying in favor of the application included three members of the project team. The 

applicant’s representative presented an overview of the application, describing the surrounding 

neighborhood and zoning and the character of Coney Island Avenue. The applicant 

representative stated that the proposed development is a building of 90 feet in height with 245 

vehicular parking spaces in response to community board preferences. He stated that the building 

would be in context with the surrounding area and outlined the number of income-restricted units 

that would be provided. He noted the historical lack of income-restricted housing in this area and 

the need for more housing development. He noted the appropriateness of housing development in 

this area due to the width of Coney Island Avenue and available public transit options. He also 

discussed the applicant’s intention to abide by the borough president’s conditions of approval 

and continue to work on the proposed massing, bedroom mix, and sustainability measures.  

 

There were two other speakers who spoke in favor of the application, citing the lack of income-

restricted housing in the area. 

 

There were no other speakers, and the hearing was closed. 

 

CONSIDERATION 

The City Planning Commission believes this application for a zoning map amendment (C 

210090 ZMK) and the related application for a zoning text amendment (N 210091 ZRK) are 

appropriate. 

 

The proposed zoning map amendment will rezone the existing C8-2/OP district mapped along 

the east side of Coney Island Avenue to a C4-5A/OP district. The rezoning will facilitate the 

development of two, attached eight-story, 216,423-square-foot mixed-use buildings containing 
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231 dwelling units, approximately 60 of which would be designated permanently income-

restricted under Option 1 of the Mandatory Inclusionary Housing (MIH) Program, as well as 

approximately 36,456 square feet of ground floor commercial floor area. 

 

The Commission believes the proposed density, height, and mix of uses permitted by the 

proposed C4-5A/OP district is appropriate at this location. The current C8-2/OP district does not 

allow residential development and is not reflective of the existing conditions on Coney Island 

Avenue, which include non-complying mixed-use residential and commercial buildings within 

the project area. The proposed residential use with commercial uses at the ground floor is 

appropriate, as the surrounding area is largely residential with ground-floor commercial uses 

concentrated along Coney Island Avenue, as well as Avenue O and Avenue P.  

 

Because C4-5A districts have a residential equivalent of R7A, buildings facilitated by the 

proposed R7A district would present a moderate increase in height and density in context with 

the existing development patterns in the area. The proposed eight-story buildings are in context 

in the area, with several nearby buildings rising to similar heights, ranging from 70 to 95 feet in 

height. Further, the site is located along Coney Island Avenue, a 100-foot-wide street, and in 

close proximity to Avenues O and P, both of which are 80-foot-wide and 100-foot-wide streets, 

respectively, and are appropriate for increased bulk and density. The location is well-suited for 

additional density, as it is served by three bus lines and two train lines.  

 

The Commission believes that the proposed zoning text amendment for MIH (N 210091 ZRK) is 

appropriate. 

 

Pursuant to MIH Option 1, the proposed development is required to provide 25 percent of the 

residential floor as permanently income-restricted housing. This will result in approximately 

45,309 square feet of income-restricted floor area, or approximately 60 permanently income-

restricted apartments. These apartments will be available to households earning, on average, 60 

percent of the AMI, providing much-needed income-restricted housing in a neighborhood that 

has seen few income-restricted units. From 2014 to 2021, only 43 new income-restricted units 

(units at less than 120% AMI) have been produced in Community District 12; this proposed 
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development will double the number of income-restricted units currently in the district. The 

development is in line with the City’s policy to develop income-restricted housing near transit, 

and the goals outlined in Housing New York and Where We Live, New York City’s housing 

reports that outline goals and strategies to affirmatively further the development of fair housing. 

 

The project area, with strong transit accessibility to job centers and robust mixed-use and 

commercial activity, is ideal for the development of permanently income-restricted units to be 

facilitated by the zoning text amendment. Mapping the project site with MIH options 1 and 2 

will ensure that households in need of income-restricted housing will have options in this 

neighborhood which is rich in resources. 

 

Regarding the borough president’s recommendation that the applicant retain a qualified 

administering agent for the MIH lottery, the Commission notes that the zoning requires an HPD 

approved not-for profit administering agent and a regulatory agreement that will govern the 

provision of the affordable dwelling units.  

 

Though the rest of the borough president’s recommendations are beyond the scope of this 

application, the Commission notes that the applicant intends to revise plans that address the 

concerns regarding the monolithic massing design and family-oriented unit mix. The 

Commission strongly urges the applicant to incorporate design and sustainability features 

including solar panels, blue roofs, green roofs etc. The Commission further notes that such 

measures would advance the goals and requirements set forth in Local Laws 92/94 of 2019.  

The Commission supports any effort by the applicant to coordinate with the Department of Parks 

and Recreation, Department of Transportation and/or the Department of Environmental 

Protection as they advance the project on implementing streetscape and green infrastructure 

improvements. The Commission also firmly encourages the applicant to reduce the proposed 

number of accessory parking spaces due to the robust availability of public transit options in this 

area. 

 

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

which a Negative Declaration was issued on September 2, 2022 with respect to this application 

(CEQR No. 20DCP131K), the City Planning Commission finds that the action described herein 

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

 

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

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

in this report, the Zoning Resolution of the City of New York, effective as of December 15, 

1961, and as subsequently amended, is further amended by changing the Zoning Map, Section 

No. 22d, changing from an C8-2 to an C4-5A District property bounded by Avenue O, Coney 

Island Avenue, a line 590 feet southerly of Avenue O, and a line midway between East 10th 

Street and Coney Island Avenue, Borough of Brooklyn, Community District 12, as shown on a 

diagram (for illustrative purposes only) dated September 6, 2022, and subject to the conditions of 

CEQR Declaration E-684.  

 

The above resolution (C 210090 ZMK), duly adopted by the City Planning Commission on 

January 18, 2023 (Calendar No. 5), 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. 

 

DANIEL R. GARODNICK, Chair 

KENNETH J. KNUCKES, Esq., Vice Chairman 

GAIL BENJAMIN, LEILA BOZORG, JUAN CAMILO OSORIO, ALFRED C. 

CERULLO, III, ANTHONY W. CROWELL, DAVID GOLD, Esq., RASMIA KIRMANI-

FRYE, ORLANDO MARÍN, RAJ RAMPERSHAD, Commissioners 

JOSEPH DOUEK, Commissioner, VOTING NO 

LEAH GOODRIDGE, Commissioner, ABSTAINING 
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COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: 1880-1888 Coney Island Avenue Rezoning
Applicant: Plaza Realty, LLC Applicant’s Primary Contact: Eric Palatnik
Application # C210090ZMK Borough: 
CEQR Number: 20DCP131K Validated Community Districts: K12

Docket Description: 
IN THE MATTER OF an application submitted by Plaza Realty, LLC pursuant to Sections 197-c and 201 of the New 
York City Charter for the amendment of the Zoning Map, Section No. 22d, changing from a C8-2 District to a C4-5A 
District property bounded by Avenue O, Coney Island Avenue, a line 590 feet southerly of Avenue O, and a line midway 
between East 10th Street and Coney Island Avenue, Borough of Brooklyn, Community District 12, as shown on a 
diagram (for illustrative purposes only) dated September 6, 2022, and subject to the conditions of CEQR Declaration E-
684.

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Unfavorable
# In Favor: 4 # Against: 24 # Abstaining: 1 Total members appointed to 

the board: 29
Date of Vote: 10/25/2022 4:00 AM Vote Location: 5901 13th Avenue & Zoom

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 10/24/2022 10:30 PM

Was a quorum present? Yes 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location: 5910 13th Avenue, Brooklyn & on Zoom at

CONSIDERATION: 

Recommendation submitted by BK CB12 Date: 10/28/2022 7:17 PM



 
 
 

 
 
 
 

Brooklyn Borough President Antonio Reynoso 
Brooklyn Borough Hall 

209 Joralemon Street, Brooklyn, NY 11201 
 
 

City Planning Commission 
120 Broadway, 31st Floor, New York, NY 10271 

calendaroffice@planning.nyc.gov 
 

   
Uniform Land Use Review Procedure (ULURP) Application 
1880-1888 CONEY ISLAND AVENUE REZONING – 210090 ZMK, 210091 ZRK 
 

An application by Plaza Realty, LLC pursuant to sections 197-c and 201 of the New York City Charter 
affecting all or p/o 15 lots on the west side of Coney Island Avenue between avenues O and P, 
within the Special Ocean Parkway District (OP). The applicant seeks a zoning map amendment to 
change the project area from C8-2/OP to C4-5A/OP, and a zoning text amendment to establish a 
coterminous Mandatory Inclusionary Housing (MIH) area. These actions would enable a 
development of two attached eight-story buildings with 231 units, 36,456 square feet (sf) of ground-
floor commercial space, and 245 parking spaces in the cellar. Approximately 60 units would be 
affordable pursuant to MIH Option 1 or 70 units would be affordable pursuant to MIH Option 2. 
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RECOMMENDATION FOR: 1880-1888 CONEY ISLAND AVENUE REZONING – 210090 ZMK, 210091 ZRK 

 
An application by Plaza Realty, LLC pursuant to sections 197-c and 201 of the New York City Charter 
affecting all or p/o 15 lots on the west side of Coney Island Avenue between avenues O and P, within 
the OP. The applicant seeks a zoning map amendment to change the project area from C8-2/OP to C4-
5A/OP, and a zoning text amendment to establish a coterminous MIH area. These actions would enable 
a development of two attached eight-story buildings with 231 units, 36,456 sf of ground-floor 
commercial space, and 245 parking spaces in the cellar. Approximately 60 units would be affordable 
pursuant to MIH Option 1 or 70 units would be affordable pursuant to MIH Option 2. 

 
Brooklyn Borough President Antonio Reynoso held a public hearing on this ULURP application on 
November 21, 2022. There were four speakers, all in opposition to the item. 
 
Community Board Position 
Community Board 12 (CB 12) disapproved this application on October 25, 2022.  
 
The Borough President received 36 written testimonies in opposition from area residents, who 
cited insufficient street parking, unsafe pedestrian conditions, and perennial traffic congestion 
along Coney Island Avenue. The letters also expressed concern about the development’s massing 
on East 10th Street and the proposed bedroom mix.  
 
Approval Rationale 
Borough President Reynoso recognizes CB 12’s concern about the proposed development’s bulk and 
height, given its mid-block location and the neighborhood’s largely low-rise character. Transition rules 
permitting a 55-foot maximum height within 25 feet of the adjacent R5 district would result in a one-
story base with a 35-foot setback for the floors above. This would reduce shadows for the detached 
two-story homes on East 10th Street.  
 
The Borough President believes that the applicant’s proposed C4-5A density on this block of Coney 
Island Avenue is appropriate and beneficial, given its location along a wide street and the 
equivalent R7A district mapped across the street. Since the existing C8-2 district permits a 23-story 
commercial building as-of-right, the C4-5A contextual district is an appropriate tool to ensure 
predictability within the zoning envelope, including a 95-foot height limit. The Borough President 
further appreciates that by targeting an existing commercial district, this rezoning will not cause a 
loss of M-zoned land in Brooklyn. He has seen too many City-led and private applications to rezone 
manufacturing districts (especially M1-1) for predominantly market-rate residential use. 
 
The Borough President is concerned about CD 12’s low rental vacancy rate and limited supply of 
income-restricted housing. New construction in the district has yielded only 40 affordable units 
over the past five years. Beyond a a critical need for affordable housing, there is high demand for 
family-sized units with three or more bedrooms. Establishing an MIH area over most of the block 
would promote affordable housing construction near jobs and amenities.  

 
The Borough President requests that the applicant reconsider the development’s 450-foot façade along 
Coney Island Avenue and modify the monolithic design to distinguish the two proposed buildings. 
Beyond this position, Borough President Reynoso seeks to maximize the project’s public purpose via 
non-profit administering agent, resilient and sustainable design, a commitment to local employment.  
 
Ensuring a Family-Oriented Bedroom Mix  
The applicant has proposed a 230-unit building with 47 studios, 106 one-bedrooms, and 78 two-
bedroom apartments. Given the proportion of families in CD 12 and young median age in the area (39.9 
years, according to the 2015-2019 American Community Survey (ACS)), Borough President Reynoso  
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does not believe that this distribution is responsive to local housing needs. Given the development’s 
scale, right-sizing the affordable housing bedroom mix is as important as maximizing the number of 
MIH units. The Borough President therefore requests that the applicant provide three-bedroom units.  
 
One useful tool is a ZR provision [Section 23-96(c)(1)(ii)] that empowers the NYC Department of 
Housing Preservation and Development (HPD) to mandate that 50 percent of MIH units are provided 
with two or more bedrooms, and 75 percent are constructed as one-bedroom or larger apartments. 
This mechanism would ensure that the 1880-1888 Coney Island Avenue provides housing that meets 
the host community’s needs, and achieve larger units at MIH rents, which is challenging even in the 
best of times. Therefore, prior to City Council review, Plaza Realty, LLC should commit to providing a 
family-oriented bedroom mix with at least 50 percent of the MIH units at 1880-1888 Coney Island 
Avenue constructed as two- or three-bedroom apartments.  
 
Engaging a Non-Profit Administering Agent 
An administering agent is responsible for ensuring that inclusionary housing complies with the 
regulatory agreement that governs the development’s affordable housing plan. Borough President 
Reynoso believes that housing non-profits are best positioned to maximize local participation in MIH 
lotteries. These organizations have the means to provide targeted outreach, marketing, and education 
for inclusionary housing projects.  
 
Given the increasing number of MIH applications in this part of Brooklyn, it is vital to identify qualified 
non-profit organizations and build their capacity to administer such developments. Therefore, prior to 
consideration by City Council, Plaza Realty, LLC should commit to retain a non-profit administering 
agent for the 1880-1888 Coney Island Avenue affordable housing lottery. 
 
Advancing Sustainability and Resiliency 
Borough President Reynoso believes that energy-efficient and environmentally sustainable buildings 
help mitigate climate change. Local Laws 92 and 94 of 2019 require most new construction to 
incorporate a green roof and/or a solar installation. Developers are increasingly pursuing impactful 
strategies such as passive house design and onsite energy generation. Accordingly, Plaza Realty, LLC 
should seek City and State incentives to offset the cost of installing green and solar roofs. The New York 
State Energy Research and Development Authority (NYSERDA) manages various programs to promote 
efficient buildings. New York City offers the Green Roof Tax Abatement and the Green Infrastructure 
Grant Program, administered by the Department of Environmental Protection (DEP). 
 
The Borough President advocates stormwater management practices that support DEP’s green 
infrastructure strategy and reduce burdens on wastewater treatment plants. This includes maximizing 
opportunities to integrate rain gardens with tree pits in the public right of way. Based on ZR 
requirements, the development’s 450-foot frontage on Coney Island Avenue would yield 18 new street 
trees. The Borough President believes that some proportion of these could be consolidated with rain 
gardens, as part of the required Builder’s Pavement Plan (BPP) for 1880-1888 Coney Island Avenue. 
Though DEP has completed over two dozen green infrastructure improvements along Avenue P and 
Quentin Road west of Ocean Parkway, there are no rain gardens in design or construction along Coney 
Island Avenue. Therefore, this project could achieve a significant public benefit, and mitigate its own 
sewer impacts by constructing rain gardens along its facade. Plaza Realty, LLC should solicit input from 
CB 12 and local elected officials in its implementation plan and commit to incorporate sustainability and 
resiliency measures at 1880-1888 Coney Island Avenue prior to review by City Council. 
 
Maximizing Local Jobs 
According to the NYU Furman Center, double-digit unemployment remains a pervasive reality across 
Brooklyn, with more than half the community districts reporting poverty rates of 20 percent or higher. 
The ongoing COVID-19 pandemic has only exacerbated widespread job insecurity. One way to address  



- 3 - 

 

 
the borough’s economic crisis is to promote Brooklyn-based businesses and advocate local hiring and 
promote Brooklyn-based businesses. Therefore, Plaza Realty, LLC should commit to retain area 
contractors and suppliers and provide employment opportunities to CB 12 residents.    

 
Achieving a DOT Study of Coney Island Avenue 
The Borough President received numerous testimonies describing problematic roadway conditions such 
as regular gridlock, double-parking, and slow bus service along Coney Island Avenue. Local residents 
also noted multiple unsafe crossings despite the presence of several schools in the area. Borough 
President Reynoso recognizes these concerns, and notes that Coney Island Avenue is a major local 
truck route in Southern Brooklyn. He is therefore concerned that with a single frontage for its 
commercial, parking, and residential access, this development could exacerbate existing vehicular 
conflicts and frequent pedestrian injuries.  
 
If this application is approved, the Borough President believes that the developer should work 
proactively with the Department of Transportation (DOT), CB 12, and the local Council Member to 
develop and implement a traffic management plan. However, the City must also make a concerted 
effort to institute traffic calming and pedestrian safety measures in this part of Southern Brooklyn. 

 
In 2014, DOT designated Coney Island Avenue between Avenue M and Avenue O as a priority corridor 
for safety improvements. The agency identified several key issues, including long crossing distances, 
regular speeding, underutilized median space, and the intersection of Avenue O and Coney Island 
where one-way traffic meets two-way traffic. The prescribed improvements included signal timing, 
safety islands, and pavement markings. 
 
In 2019, following two pedestrian deaths in the district, local elected officials submitted a letter to DOT 
urging immediate action along the priority corridor, and expansion to a larger section spanning Caton 
Avenue to Avenue P. To date, DOT has made no commitments to complete the proposals outlined in 
2014 or expand pedestrian safety improvements to a larger stretch of Coney Island Avenue. The 
Borough President agrees that the City should not leave this dangerous corridor unaddressed. As 
adjoining neighborhoods experience increased density from rezonings, it is essential that DOT work in 
tandem to ensure the safety of all area residents.  

 
 
Recommendation 
Be it resolved that the Brooklyn Borough President, pursuant to sections 197-c and 201 of the New York 
City Charter, recommends that the City Planning Commission and City Council approve this application 
with the following conditions: 

 
1. That prior to consideration by City Council, Plaza Realty LLC commit to: 

 
a.  Redesign the massing along Coney Island Avenue to articulate two separate buildings 

 
b.  Produce a more family-oriented unit mix with a percentage of three-bedroom 

apartments 
 

c.  Retain a qualified non-profit administering agent for the 1880-1888 Coney Island 
Avenue MIH lottery 

 
d.  Incorporate sustainability measures, such as blue roofs, passive house design, and/or 

onsite energy generation 
 



- 4 - 

 

 

e. Coordinate with DEP, DPR, and DOT to install rain gardens along Coney Island Avenue 
as part of a BPP, in consultation with CB 12 and the local Council Member 

 
f.  Retain Brooklyn-based contractors/suppliers, and provide employment opportunities to 

area residents 
 

g.  Work with DOT, CB 12, and the local Council Member to develop and implement a 
traffic management plan  

 
 

Be It Further Resolved  
 
1.  That DOT initiate a study of Coney Island Avenue between Caton Place and Avenue P, as requested 

in 2019, to identify solutions for long-standing safety issues along the corridor. 
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