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CITY PLANNING COMMISSION 
November 5, 1997/Calendar No. 14 C 970280 ZSK 
IN THE MATTER of an application submitted by the Palm Beach Home for Adults pursuant 
to Sections 197-c and 201 of the New York City Charter for the grant of a special permit 
pursuant to Section 74-904 of the Zoning Resolution to permit the enlargement of an existing 
domiciliary care facility for adults and Section 74-902 of the Zoning Resolution to permit the 
allowable floor area ratio of Section 23-144 (for non-profit residences for the elderly) to apply 
to a proposed approximately 10,706 square foot enlargement of an existing domiciliary care 
facility, without an increase in the total number of beds (192), at 2900 Bragg Street (Block 
8815, Lot 112) at the southwest corner of Emmons Avenue, within Area H of the Special 
Sheepshead Bay District, in a C2-2 District mapped within an R5 District in Community 
District 15, Borough of Brooklyn. 

This application for a special permit was filed by Palm Beach Home for Adults (PBAH) on 

December 3, 1996 to permit a 10,700 square foot enlargement of an existing 192 bed 

domiciliary care facility. The project site is located at the corner of Bragg Street and 

Emmons Avenue in the Sheepshead Bay section of Brooklyn in Community District 15. 

RELATED ACTIONS 

In addition to the special permit which is the subject of this report, implementation of the 

proposed development also requires the following action which is being considered 

concurrently with this application: 

1. N970281 ZCK: Chairman's Certification pursuant to Section 62-711(a)(1) of the Zoning 

Resolution that the proposed development is exempt from the waterfront public access 

requirements pursuant to Section 62-41 of the Zoning Resolution, because the propsed 

enlargement is less than 50 percent of the existing floor area and not more than 20,000 square 

feet and a visual corridor is not required pursuant to Section 62-421 of the Zoning Resoution 

because there is a mapped street (Bragg Street) adjacent to the zoning lot. 

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".



BACKGROUND 

This is an application for a special permit to permit the expansion of the Palm Beach Home 

for Adults in Sheepshead Bay in Community District 15 in Brooklyn. The existing facility is 

a 192 bed domiciliary care facility that is five stories and 54 feet high with a gross floor area 

of 60, 400 square feet on a 48,325 square foot lot. The site and the existing building is 

configured on a north-south axis typical of waterfront lots on the north side of Sheepshead 

Bay. 

The applicant is proposing a 10,706 square foot enlargement, for a total floor area of 71,100 

square feet, in order to increase the number of single rooms and reduce the number of double 

rooms and provide an adult day care center for 30 people. The proposed enlargement would 

include the adult day care center on the ground level, an expanded dining area and two new 

lounges. The first floor of the three-story enlargement will parallel the 30 foot waterfront yard 

while the second and third floors would set back in a step-like manner. 

The subject property is zoned R5 with a C2-2 overlay and is in Area H of the Sheepshead 

Bay Special District. It is bounded by Emmons Avenue on the north, Bragg Street on the 

east, Sheepshead Bay on the south and Ocean Avenue on the west. The surrounding area is 

characterized by mixed uses; immediately across Emmons Avenue to the north are a sporting 

goods store and a diner, across Bragg Street are restaurants, and across Emmons Avenue is 

an apartment building with ground floor commercial uses. Adjacent to the subject site, to the 

west, is a motel and accessory parking lot. 
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The project site is located in Area H of the Sheepshead Bay Special District which restricts 

building heights to 35 feet and limits commercial uses. The proposed enlargement would 

comply with the height restrictions of the Special District and would be below the height of 

the existing building. The proposed enlargement would allow an increase in the number of 

single rooms and a corresponding reduction in the number of double rooms. There would be 

no increase in the total number of beds. In addition the expansion would enable the creation 

of an Adult Day Care Center by the Palm Beach Home and provide services to community 

residents. 

The enlargement of an existing domiciliary care facility would require a special permit 

pursuant to Section 74-904 (Special permits for domiciliary care facilities for adults) of the 

Zoning Resolution. In addition the proposed development would exceed the permitted (1.25) 

residential FAR of an R5 district . Therefore, a special permit pursuant to Section 74-902 

(Special permit for certain community facility uses in R3 to R9 Districts and certain 

Commercial Districts) of the Zoning Resolution is required that would allow the (1.95) FAR 

of a non profit residence for the elderly. The FAR of the proposed enlargement would be 

1.47. 

ENVIRONMENTAL REVIEW 

This application (C 970280 ZSK), in conjunction with the application for the related action 

(N970281 ZCK), 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 
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Review (CEQR) Rules of Procedure of 1991 and Executive Order No. 91 of 1977. The desi 

gnated CEQR number is 97DCP030K. The lead is the City Planning Commission. 

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

Declaration was issued on June 9, 1997. 

UNIFORM LAND USE REVIEW 

This application (C 970280 ZSK) was certified as complete by the Department of City 

Planning on June 9, 1997, and was duly referred to Community Board 15 and the Borough 

President, in accordance with Article 3 of the Uniform Land Use Review Procedure (ULURP) 

rules. 

Community Board Public Hearing 

Community Board 15 held a public hearing on this application on August 13, 1997, and on 

that date, by a vote of 23 to 6 with 0 abstentions, adopted a resolution recommending 

approval of the application with the following condition: 

1. pending clarification of the accuracy of the application. 

Borough President Recommendation 

This application was considered by the Borough President, who issued a recommendation 

approving the application on September 17, 1997 subject to the following conditions: 

1. That the applicant agree to DCP review of the application for technical correctness; 
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2. that the applicant not institute medical modules without public review. 

City Planning Commission Public Hearing 

On September 17 (Calendar No. 3), the City Planning Commission scheduled October 8, 

1997, for a public hearing on this application (C 970280 ZSK). The hearing was duly held 

on October 8, 1997 (Calendar No. 16). There was one speaker in favor of the application and 

no speakers in opposition. 

The applicant's planning consultant testified that the proposed action would greatly improve 

the operation of the facility and the quality of life of its residents. He stated that the new 

Adult day care center would serve as a resource to members of the surrounding community. 

There were no other speakers and the hearing was closed. 

Waterfront Revitalization Program Consistency Review 

This application, in conjunction with those for the related action, was reviewed by the 

Department of City Planning for consistency with the policies of the New York City 

Waterfront Revitalization Program (WRP), adopted by the Board of Estimate on September 

30, 1982 (Calendar No. 17), pursuant to the New York State Waterfront Revitalization and 

Coastal Resources Act of 1981 (New York State Executive Law, Section 910 et. seq.). The 

designated WRP number is 96-144. 
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This action was determined to be consistent with the policies of the New York City 

Waterfront Revitalization Program. 

CONSIDERATION 

The Commission believes that the grant of this special permit is appropriate. In order to grant 

the special permit pursuant Section 74-902 and Section 74-904 of the Zoning Resolution the 

Commission must find that the project meets the findings of Sections 74-902 and 74-904 of 

the Zoning Resolution. 

The grant of the special permits would permit the expansion of the Palm Beach Home and 

would improve the quality of life for its residents. The distribution of bulk of the proposed 

building would not obstruct access of light and air to adjoining properties and would provide 

a satisfactory site plan. The site and the existing building are configured on a north-south axis 

that parallels Bragg Street. This configuration, typical of the waterfront lots on the north side 

of Sheepshead Bay, results in the optimum access of light and air to Emmons Avenue and to 

adjoining waterfront properties. The Emmons Avenue side and the western edge of the site 

would be unaffected by the proposed enlargement. The existing building, and the proposed 

enlargement at its southern end, would continue to reinforce Bragg Street as an existing view 

corridor from Emmons Avenue to the Bay. The enlargement would maintain a 30 foot front 

yard which in turn will maintain views from the end of Bragg Street to the west. The 

extreme south-east corner of the enlargement is "chamfered" so as to reduce the appearance 

of bulk and to enhance the south-west views of the Bay from Bragg Street. 
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The building when enlarged would harmoniously blend with the existing topography and with 

the adjacent context. The first floor of the enlargement would parallel the 30 foot "waterfront 

yard" while the second and third floors would set back in a step-like manner to reduce the 

scale of the enlargement. The proposed enlargement would be three-stories and less than 35 

feet high, in compliance with Section 94-10 and with all applicable provisions of the 

waterfront zoning controls. The existing building is five-stories high and was constructed 

prior to the adoption of the height limits within Area H (Section 94-10) of the Sheepshead 

Bay Special District. The proposed enlargement would not be visible from Emmons Avenue 

and would "step down" toward the Bay and from the end of Bragg Street, reducing the 

perceived height and bulk of the existing building. 

The front yard facing Sheepshead Bay would be fully landscaped and designed to replicate 

the boardwalks commonly found at Brooklyn waterfront locations. The western side yard, an 

area protected from winds and excessive sun, would be improved by a tenants' garden. The 

existing front yard would include the mandatory sidewalk extension area of the Sheepshead 

Bay Special District as well as a decorative planting area. The proposal includes an enhanced 

on-site tree planting program, offering summer shade and winter wind protection. 

The primary on-grade recreation area would be on the the southern edge of the property and 

would face Sheepshead Bay. Other at-grade outdoor areas would include a covered terrace 

near the front entrance to the building on Bragg Street and a group of small garden plots at 

the west side of the building. The enlargement would include a new roof terrace atop the 
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new three story extension with sitting and planting areas. All of the outdoor areas would be in 

close proximity to indoor recreation rooms, and allow the staff to move regular recreational 

plan elements to outdoor locations during good weather. 

No new supporting services would be required as a result of the expansion of the adult home 

portion of the building because the resident population of the building would not increase 

from the current 192 bed capacity. The proposed enlargement of 10,706 square feet would 

include an adult day care center, at ground level to serve 30 clients, an expanded dining area, 

ten new rooms and two new lounges. The ten new rooms will allow the conversion of 

existing rooms with two beds to single-bed use, improving the quality oflife to residents in 

those rooms. 

The adult day care portion of the enlargement would serve the community by providing daily 

supervised recreational opportunities for those living alone or with their families. Such 

programs prolong the well-being of seniors prior to the need for specialized nursing care. 

The surrounding street system provides more than adequate access to the site. Emmons 

Avenue is one of the widest streets in this part of Brooklyn, in close proximity to the Knapp 

Street entrance / exit of the Belt Parkway. The B4 and B44 bus lines serve the area along 

Emmons Avenue. 

The existing adult home related vehicular arrival and departure rate, and the traffic generated 
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thereby would not change as a result of the enlargement. The existing and proposed 192 bed 

adult home would continue to be served by an approximate average daily staff of 10. The 

daily visitor rate would continue to be approximately 35 people. 

The proposed adult day care center would have a capacity of 30 clients and 12 staff. The 

clients will arrive in the morning and depart in the afternoon by four or five vans. Staff 

would arrive and depart by various modes with no more than seven car arrivals/departures. 

Thus the morning peak hour vehicular arrival traffic rate will be less than a dozen vehicles -- 

a rate well within the screens of the CEQR Technical Manual and well within the capacity of 

the surrounding street system. 

The Palm Beach Home, under the direction of a full-time recreational director, currently 

offers recreational programs for large, small and individual groups of residents. Activities 

include various clubs, trips, musical/theatrical presentations, and meetings of the Resident 

Council. These recreational activities would continue to be provided when the enlargement is 

completed. Activities from 9 AM to 3 PM for the attendees of the day care center would 

include the availability of speech, occupational and physical therapy sessions, nutrition and 

medication review as well as medical screening and the provision of two meals a day. 

Furthermore, the Home's staff provides help with daily living activities for those residents that 

require assistance with personal hygiene, dressing and grooming. Each room includes a 

private bathroom and is maintained by an in-house housekeeping service. A residents' lounge 

is located on each floor. The first floor contains a group dining room, recreation areas and a 
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hair salon. 

As a modem building, designed to the latest in life-safety and accessibility standards, the 

enlargement will not need additional support services. 

Regarding the Borough President's and Community Board's recommendation concerning 

technical correctness of the application the Commission notes that the Department of City 

Planning reviewed the application prior to certification and that such review has determined 

that the application was correct. The Borough President's recommendation concerning 

medical modules relates to the use of the facility and therefore would be subject to regulation 

by the Zoning Resolution. 

FINDINGS 

The City Planning Commission hereby makes the following findings pursuant to Sections 74- 

902 and 74-904 of the Zoning Resolution: 

Section 74-902 

that the distribution of the bulk of the total development will not unduly obstruct the 
access of light and air to adjoining properties or public streets, and will result in 
satisfactory site planning and satisfactory urban design relationships of buildings to 
adjacent streets and surrounding developments, 

that the proposed development will not require any significant additions to the 
supporting services of the neighborhood or that provision for adequate supporting 
services has been made; and 

that the streets providing access to such use will be adequate to handle the traffic 
generated thereby or provision has been made to handle such traffic. 
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Section 74-904 

that there is a program for residents including a maintenance and security plan for the 
facility; 

that there is a plan designating open space recreation areas for the use of the residents 
of the facility; 

that the architectural landscaping treatment and the height of the proposed building 
containing such uses blends harmoniously with the topography of the surrounding 
area; 

that the proposed facilities will not require any significant additions to the supporting 
services of the neighborhood or that provision for adequate supporting services has 
been made; 

that the streets providing access to such use are adequate to handle the traffic 
generated thereby or provision has been made to handle such traffic; and 

RESOLUTION 

RESOLVED, that the City Planning Commission finds that the action described herein will 

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

RESOLVED, that the City Planning Commission, in its capacity as the City Coastal 

Commission, has reviewed the waterfront aspects of this application and finds that the 

proposed action is consistent with WRP policies; 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 

and findings described in this report, the application of Palm Beach Home for Adults for the 

grant of a special permit pursuant to Section 74-904 of the Zoning Resolution to permit the 

enlargement of an existing domiciliary care facility for adults and Section 74-902 of the 
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Zoning Resolution to permit the allowable floor area ratio of section 23-144 (for non-profit 

residences for the elderly) to apply to a proposed approximately 10,706 square foot 

enlargement of an existing domiciliary care facility, without an increase in the total number of 

beds (192), at 2900 Bragg Street (Block 8815, Lot 112) at the southwest corner of Emmons 

Avenue, within Area H of the Special Sheepshead Bay District, in a C2-2 District mapped 

within an R5 District in Community District 15, Borough of Brooklyn is approved, subject to 

the following terms and conditions: 

1. The property that is the subject of this application (C 970280 ZSK) shall be developed 
in size and arrangement substantially in accordance with the dimensions, specifications 
and zoning computations indicated on the following plans, prepared by Schuman 
Lichtenstein Claman Efron Architects, filed with this application and incorporated in 
this resolution: 

Drawing No. Title Last Date Revised 
Z-1 Tax Map, Zoning Map 5/16/97 

Attachment #3, #4, #5, #6 

Z-2 Proposed Site Plan 4/29/97 
Attachment #2 

Z-3 First Floor Plan 4/29/97 

Z-4 Typical Floor Plan 4/29/97 

Z-5 Roof Deck & Fourth 4/29/97 
Floor Plan 

Z-6 Building Elevations 4/29/97 

Z-7 Building Elevations 4/29/97 

2. Such development shall conform to all applicable provisions of the Zoning Resolution, 
except for the modifications specifically granted in this resolution and shown on the 
plans listed above which have been filed with this application. All zoning 
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computations are subject to verification and approval by the New York City 
Department of Buildings. 

Such development shall conform to all applicable laws and regulations relating to its 
construction, operation and maintenance. 

In the event the property that is the subject of the application is developed as, sold as, 
or converted to condominium units, a homeowners' association, or cooperative 
ownership, a copy of this resolution and any subsequent modifications shall be 
provided to the Attorney General of the State of New York at the time of application 
for any such condominium, homeowners' or cooperative offering plan and, if the 
Attorney General so directs, shall be incorporated in full in any offering documents 
relating to the property. 

All leases, subleases, or other agreements for use or occupancy of space at the subject 
property shall give actual notice of this special permit to the lessee, sublessee or 
occupant. 

Upon the failure of any party having any right, title or interest in the property that is 
the subject of this application, or the failure of any heir, successor, assign, or legal 
representative of such party, to observe any of the covenants, restrictions, agreements, 
terms or conditions of this resolution whose provisions shall constitute conditions of 
the special permit hereby granted, the City Planning Commission may, without the 
consent of any other party, revoke any portion of or all of said special permit. Such 
power of revocation shall be in addition to and not limited to any other powers of the 
City Planning Commission, or of any other agency of government, or any private 
person or entity. Any such failure as stated above, or any alteration in the 
development that is the subject of this application that departs from any of the 
conditions listed above, is grounds for the City Planning Commission or the City 
Council, as applicable, to disapprove any application for modification, cancellation or 
amendment of the special permit hereby granted. 

Neither the City of New York nor its employees or agents shall have any liability for 
money damages by reason of the city's or such employee's or agent's failure to act in 
accordance with the provisions of this special permit. 

The above resolution (C 970280 ZSK), duly adopted by the City Planning Commission on 

November 5, 1997 (Calendar No. 14), is filed with the Office of the Speaker, City Council, 

and the Borough President together with a copy of the plans of the development, in 

accordance with the requirements of Section 197-d of the New York City Charter. 
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JOSEPH B. ROSE, Chairman 
VICTOR G. ALICEA, Vice-Chairman 
ALBERT ABNEY, ANGELA M. BATTAGLIA, AMANDA M. BURDEN, A.I.C.P., 
IRWIN G. CANTOR, P.E., KATHY HIRATA CHIN, ESQ., 
ALEXANDER GARVIN, ANTHONY I. GIACOBBE, ESQ., 
WILLIAM J. GRINKER, BRENDA LEVIN, EDWARD T. ROGOWSKY, 
JACOB B. WARD, ESQ., Commissioners 
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PALM BEACH HOME FOR ADULTS 

970280 ZSK 

RECOMMENDATION REPORT BY THE 

PRESIDENT OF THE BOROUGH OF BROOKLYN 

BACKGROUND 

An application has been submitted by the Palm Beach Home For Adults to 
xpand its existing facility located in Sheepshead Bay, Brooklyn. The 

applicant is seeking a special permit for the enlargement of an existing 
nursing home in Community District 15. 

A related non-Uniform Land Use Review Procedure (ULURP) application 
has been submitted to the Department of City Planning (DCP) by Palm 
Beach Home for Adults. That application seeks an authorization from the 
City Planning Commission (CPC) to modify requirements of the Zoning 
Resolution regarding waterfront public access and a certification from the 
chairperson of the CPC regarding visual corridor requirements. 

The existing Palm Beach Home for Adults has a certificate of need for its 
192 beds from the New York State Department of Health. 

BOROUGH PRESIDENT'S PUBLIC HEARING 

On August 13, 1997 the Borough President's Executive Assistant held a 

public hearing on this application. An architect representing the Palm 

Beach Home for Adults was the only speaker on the item.. 

The architect presented the application, explaining that there was a need 
to expand this 192 bed, five story adult home by converting semi-private 
rooms to private rooms, and developing an adult day care center for 
thirty people within the Sheepshead Bay Special District Area H. He 

described the proposed expansion as a modest three story outcrop on a 

waterfront block. The special permit would permit the enlargement of the 
existing domiciliary care facility and the 10,706 square feet of area 
requested. The other action requesting certification from CPC is 
required under the waterfront provisions of the Zoning Resolution. 

The Borough President's Executive Assistant asked the representative if 
the Palm Beach Home would consider providing other medical services at 
the home to serve program participants and the community at large, in 
addition to establishing an adult day care program. The representative 
responded by saying that it is not. He went on to say that the only 
medical services that are provided, and will continued to be provided, are 
the regularly scheduled visits by four doctors who have appointments 
with residents on different days throughout the week. 



The Borough President's Executive Assistant asked the representativ if 
there would be additional cars generated by the expansion of this 
facility. The representative indicated there would be no additional 
traffic. He stated that some additional parking spaces are provided and 
that the project falls well within all the CEQR Technical screens on 
arrivals and departures. 

CONSIDERATION 

on August 15, 1997 Community Board 15 voted to recommend approval of 
the application with the understanding that concerns raised at its public 
hearing would be forwarded to DCP in order to request a review of the 
application for technical correctness and that no medical modules be 
instituted without public review. 

The Borough President believes the Palm Beach Home provides needed 
care to the elderly and should be allowed to expand. This expansion will 
allow the Palm Beach Home for Adults to provide more comfortable living 
space to its residents and establish a worthwhile adult day care 

program. The day care program will not cause a significant increase in 

traffic, but will provide services to participants who would not fare well 

in a traditional senior center, and offer respite to their caregivers. 

RECOMMENDATION 

Whereas, Palm Beach Home for Adults has received a certificate of need 

for the building expansion from the New York State Department of Health; 

Whereas, on August 15, 1997 Community Board 15 voted 23 to C to 

recommend approval of this application; 

Whereas, the environmental assessment indicated that there would be no 

significant negative impacts from this expansion, especially recjarding 

traffic; 

Whereas, Palm Beach Home for Adults has exercised care and concern in 

developing its plans with input from the community; and. 

Whereas, there is a need for adult residences and adult day care in 

Brooklyn and the Palm Beach Home for Adults has been recognized at 

providing excellent care to its residents; now therefore be it, 



PMAREC. 

Resolved, that the President of the Borough of Brooklyn, pursuant to 
Section 197-c of the New York City Charter that, based on the 
consideration described in this report, recommencil_app val these 
applications sub tohe do How n co ohs b lthe 
the City Planralh siot Ciol 
That the applicant: 

agree to DCP review of the application for technical correctness; 

not institute medical modules without public review. 

Howard Golden, President 
Borough of Brooklyn 


