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CITY PLANNING COMMISSION 
September 13, 1999/Calendar No 2 N 990217 ZRK 
IN THE MATTER OF an application submitted by Narrows Development LLC, pursuant to 
Section 201 of the New York City Charter, for an amendment to the Zoning Resolution of the 
City of New York, relating to Article XI, Chapter 4 (Special Bay Ridge District) creating a new 
Section 114-15, Special Permit for Development of Zoning Lots 40,000 Square Feet or Greater, 
Community District 10, Borough of Brooklyn. 

The application for amendment of the Zoning Resolution was filed by Narrows Development 

LLC, on November 18, 1998 to amend the Special Bay Ridge District (SBRD) regulations with a 

new special permit, Section 114-15: Special Permit for Development on Zoning Lots 40,000 

Square Feet or Greater. The special permit would allow modifications to the Area A residential 

bulk regulations, allow the maximum floor area ratio of the underlying district to be used, and 

permit modifications to all other residential bulk regulations of the underlying R6 district 

regulations for residential buildings in commercial districts. 

RELATED ACTIONS 

In addition to the amendment to the Zoning Resolution which is the subject of this report, 

implementation of a development proposed by Narrows Development LLC also requires action 

by the City Planning Commission on the following applications which are being considered 

concurrently with this application: 

1. C 990218 ZSK: a special permit pursuant to Section 114-15, to develop a five-story 

residential building on the southwest corner of Bay Ridge and Narrows avenues in Area A of the 

Special Bay Ridge District (SBRD) within an underlying R6/C2-3 zoning district. 

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."



2. N 990219 ZCK: City Planning Commission certification, pursuant to Section 114-06, to 

permit a residential building with a curb cut in excess of 12 feet. 

BACKGROUND 

The text amendment was requested by the applicant to facilitate a residential development in the 

form of market rate assisted-living housing for the elderly, on a site located in the Midblock 

Preservation Area (Area A) of the SBRD. The SBRD is divided into five distinct areas each with 

special zoning regulations to control height, coverage, open space and density. Area A 

establishes a maximum floor area ratio of 1.65 for residential and community facility uses, a 2.0 

floor area ratio for commercial uses and a maximum height of 32 feet or three stories. It 

provides for a minimum open space ratio of 27.0 and a minimum lot area per room of 130 square 

feet. 

The proposed text change would apply only to Area A of the District and only to those zoning 

lots 40,000 square feet or more. It would apply only to residential developments in commercial 

districts. It would allow modifications to the residential bulk regulations of the underlying 

zoning district, allow the maximum floor area ratio of the underlying district, and restrict the 

height of any building to 60 feet. In addition, in order to grant the special permit certain findings 

need to be made that relate to the building form in context with the surrounding area. 

The applicant is proposing to build a five story building on a site along Bay Ridge Avenue. The 

development would have a floor area ratio of 2.43, the maximum allowed in the underlying 
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R61C2-3 zoning district. The lot area per room and the open space ratio would be reduced to 

65.95 square feet and 19.78 square feet respectively. 

ENVIRONMENTAL REVIEW 

This application (N 990217 ZRK), in conjunction with the application for the related action 

(C 990218 ZSK and N 990219 ZCK) were 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 designated CEQR number is 97DCP033K. 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 April 19, 1999. 

PUBLIC REVIEW 

On April 19, 1999 this text change application was duly referred to Community Board 10 and the 

Borough President for information and review in accordance with the procedure for referring 

non-ULURP matters. 

Community Board Public Hearing 

Community Board 10 held a public hearing on the related application and a full description of 
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that vote appears in the report for the special permit (C 990218 ZSK). Community Board 10 did 

not issue a recommendation on the text amendment but noted in their recommendation for the 

related application, that the text amendment had limited application in the Special Bay Ridge 

District. 

Borough President Recommendation 

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

approving the application on July 22, 1999. 

City Planning Commission Public Hearing 

On July 21, 1999 (Calendar No. 5), the City Planning Commission scheduled a public hearing for 

this application (N 990217 ZRK). The hearing was duly held on August 4, 1999 (Calendar No. 

6) in conjunction with the hearing on the related action (C 990218 ZSK). 

There were 39 speakers, as described in the report on the related application for a special permit 

(C 990218 ZSK). The speakers in favor of the special permit, including the attorney and project 

team, did not provide any specific testimony relating to the text amendment. 

The speakers in opposition to the text amendment maintained that the amendment would set a 

precedent for future changes to the SBRD because the proposed text amendment would allow for 

modification of the SBRD regulations as well as the underlying residential regulations. They 

stated that previous SBRD text changes had either reduced the height limit of the SBRD or as in 
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the case where it allowed for a increase in height but without any modifications to the underlying 

residential bulk regulation. They stated that that development was a six story, low-income 

senior housing development. 

CONSIDERATION 

The Commission believes that the proposed text amendment is appropriate. 

It would allow the Commission by special permit to approve residential developments in Area A, 

with commercial districts where the development is contextually harmonious with the 

surrounding area but could not be constructed under the current SBRD regulations. The 

proposed text restricts the sites that would be eligible for the permit only to those large sites of at 

least 40,000 square feet. Moreover, in order for the permit to be granted, the design layout and 

siting of the building must be superior to what might otherwise be developed on the site. 

Although the Commission recognizes that the purpose of any special district is to ensure that the 

character of the area be preserved, some degree of flexibility is often called for. This was 

recognized by the Commission when it allowed by authorization a modification to the parking 

and open space requirements of Area C of the SBRD (Section 114-30). Modifications by special 

permit were also provided in Section 114-264 for developments on certain corner lots in excess 

of 40,000 square feet. 

The Commission therefore, believes that the proposed text amendment will allow for an 

appropriate range of built forms on larger zoning lots that fit contextually within the SBRD. 
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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, by the City Planning Commission, pursuant to Section 200 of the New York City 

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

report, the Zoning Resolution of the City of New York, effective as of  December 15, 1961, and 

as subsequently amended, is further amended as follows: 

 

Matter in Underline is new, to be added; 
Matter in Strikeout is old, to be deleted; 
Matter in italics or within #   # is defined in Section 12-10; 
***indicate where unchanged text appears in the Zoning Resolution. 
 
Article 11, Chapter 4 
Special Bay Ridge District 
 
 *   *   * 
 
114-15 
Special Permit for Development on Zoning Lots 40,000 Square Feet or Greater 
 
For any #residential#  #development# on a #zoning lot # 40,000 square feet or greater in a 
#Commercial District# within the Midblock Preservation Area (Area A), the City Planning 
Commission may permit up to the maximum #floor area ratio# of the underlying district to be 
applicable and may permit modification of all other #bulk# regulations provided the 
#development# does not exceed sixty feet in height, and provided the Commission finds that: 
 
(a) the proposed  #development#  blends harmoniously with the existing character of the 

neighborhood; 
(b) the modification of  #lot area# requirements will not result in a density of population in 

the #development# that will adversely affect the surrounding area; 
 
 
(c) the proposed #development# will not adversely impact light and air to surrounding 
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(d) such #bulk# modifications are necessary to construct a #development# of superior 

design, layout and siting than might otherwise be #developed#; and 
 
 
(e) any curb cuts are located so as to minimize pedestrian and vehicular conflicts and 

congestion. 
 
 
The City Planning Commission may prescribe appropriate conditions and safeguards to 
minimize adverse effects on the character of the surrounding area. 
 
 
The above  resolution (N 990217  ZRK) duly adopted by the City Planning Commission on 

September 13, 1999 (Calendar No. 2), 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.   

 

 
JOSEPH B. ROSE, Chairman 
VICTOR G. ALICEA, Vice-Chairman 
ALBERT ABNEY, ANGELA M. BATTAGLIA,  
KATHY HIRATA CHIN, ESQ.,  ALEXANDER GARVIN, 
ANTHONY I. GIACOBBE, ESQ.,  JACOB B. WARD, ESQ., Commissioners 
 
 
IRWIN G. CANTOR, P.E., WILLIAM J. GRINKER, Commissioners, Abstaining  
 
 
AMANDA M. BURDEN, A.I.C.P.,  BRENDA LEVIN, 
/EDWARD T. ROGOWSKY, Commissioners, Voting No 


