CITY PLANNING COMMISSION
May 25, 2016 / Calendar No. 4

C 160124 ZSK

IN THE MATTER OF an application submitted by 19 Kent Development, LLC pursuant to
Section 197-c and 201 of the NYC Charter for the grant of a special permit pursuant to Section 74962 of the Zoning Resolution to modify the permitted floor area requirements of Section 43-12
(Maximum Floor Area Ratio) and to modify the public plaza requirements of Section 37-70 (Public
Plazas) in connection with a proposed mixed-use development located at 19-25 Kent Avenue
(Block 2282, Lot 1), in an M1-2 District, Borough of Brooklyn, Community District 1.

The application for a special permit pursuant to Section 74-962 of the Zoning Resolution was filed
by 19 Kent Development, LLC on November 25, 2015, and revised on January 8, 2016, to facilitate
the construction of an approximately 380,000 square foot mixed office, retail, and industrial
development located at 19-25 Kent Avenue (Block 2282, Lot 1) in Williamsburg’s Northside
neighborhood.

RELATED ACTIONS
In addition to the special permit, which is the subject of this report (C 160124 ZSK),
implementation of the applicant’s proposal also requires action by the City Planning Commission
on the following applications which are being considered concurrently:

C 160125 ZSK

Special Permit by 19 Kent Development, LLC pursuant to Section 74-963
to modify the off-street parking requirements of Section 44-20 and the
loading berth requirements of Section 44-50.

N 160126 ZRK

An amendment to the Zoning Resolution by 19 Kent Development, LLC
and the Department of City Planning modifying Article VII, Chapter 4
(Special Permits by the City Planning Commission), creating a new Special
Permit within Section 74-96 (Modification of Use, Bulk, Parking and
Loading Regulations in Industrial Business Incentive Areas) for a newly
designated M1-2 Kent Avenue Industrial Business Incentive Area, as
modified.

BACKGROUND
The applicant, 19 Kent Avenue Development, LLC, is seeking two zoning special permits, and is
co-applicant with the New York City Department of City Planning (DCP) for a zoning text
amendment, in order to facilitate a new 8-story, 135-foot high, 380,095 square foot mixed-use
development located at 19-25 Kent Avenue (Block 2282, Lot 1) which would include 159,848
square feet of as-of-right commercial and industrial uses, 63,714 square feet of “Required
Industrial Uses”, 156,533 square feet of “Incentive Uses”, and 14,400 square feet of publically
accessible open space located in Williamsburg’s Northside neighborhood, Community District 1,
Brooklyn.

The project area consists of approximately 14 blocks, located one-block east of the East River and
straddling Williamsburg’s Northside neighborhood and southern Greenpoint. The project area is
generally bound by Kent Avenue to the west, Banker Street to the north, Wythe Avenue to the
east, and N. 9th Street to the south. The project area is coincident with a mapped M1-2 zoning
district, a light industrial designation which allows up to 2.0 Floor Area Ratio (FAR) for certain
commercial and light industrial uses, and up to 4.8 FAR for community facility uses. Building
envelopes within M1-2 districts are governed by a sky exposure plane which begins 60-feet above
the street line, and there are relatively high parking requirements, generally requiring one space
per 300-1,000 square feet, depending on use. While many of Brooklyn’s existing loft buildings
could not be constructed under M1-2 zoning regulations, analysis has also shown that it may even
be difficult for a one-story, ground floor horizontal industrial-user with accessory office space, to
utilize all of its available floor area, even if it were financially feasible for new construction.

In 2005, the project area was rezoned from an M3-1 district, which allows heavy, unenclosed
industrial uses, to an M1-2 district, which allows for light industrial and commercial uses, as part
of the Greenpoint-Williamsburg rezoning (C 050111(A) ZMK, et al). This was to better reflect the
types of existing manufacturing and commercial uses that had come to occupy the area and ensure
that new uses would be fully enclosed and compatible with nearby residential and mixed use
neighborhoods. The project area was also included within a newly-generated GreenpointWilliamsburg Industrial Business Zone (IBZ), intended to signal a commitment to land use and
public policies that encourage the retention and growth of such businesses.
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The approximately 21-acre project area consists of 41 zoning lots and approximately 36 individual
property owners based on NYC Department of Finance records, and is characterized primarily by
one- and two-story industrial, warehousing, and distribution buildings, many of which have been
converted into art, recording, and photography studios, event and entertainment venues, bars, and
offices for companies such as Amazon, Adidas, and Vice Media. The project area also consists of
at least four hotels, both existing and under construction, including the 12-story Wythe Hotel and
the 21-story William Vale Hotel. There are also at least 24 existing light industrial firms in the
proposed area, ranging from plastic bag manufacturers and brewers, to construction trades and
furniture fabricators. Of note is a growing motorcycle-related node in the northeast of the project
area, with motorcycle-related repair, apparel retailers, custom fabrication, and showrooms. The
proposed area’s land use breakdown is dominated by commercial (33 percent) and industrial uses
(35 percent), with a significant and growing entertainment and hotel component (20 percent). A
small portion of the area includes at least six pre-zoning residential buildings (1 percent), one of
which also includes a ground floor restaurant and bar. A small portion of the project area is
completely vacant (11 percent), which includes the approximately 80,000 square foot proposed
development site.

While there have been numerous and significant renovations and conversions of existing industrial
buildings within the project area, there has been no new construction beyond hotels, retail, and
entertainment uses since the middle of the 20th-century. Before the area was rezoned during the
Greenpoint-Williamsburg rezoning, the historical manufacturing, distribution, and warehousing
uses in the neighborhood were already changing. During the late 1990’s and early 2000’s, KoRec-Type, one of the nation’s largest typewriter and inked ribbon manufacturers, sold the vast
majority of its holdings in the neighborhood in order to relocate and finance new production space
outside the City, leaving behind a number of underutilized industrial properties. By the mid2000’s, many of these properties had already been converted into small-scale studios, event spaces,
and galleries. In 2009, Brooklyn Bowl opened in a vacant foundry, and the area’s first industrialchic Wythe hotel was developed in a vacant cooperage and rope loft building. Today, the M1-2
district includes approximately 438,000 square feet of built industrial square space, across 19
buildings, and more than 85 percent of this space is controlled by owner-operators. Two of these
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buildings, controlled by Ko-Rec-Type and Albest Metal Stamping, account for approximately
218,000 square feet, or about 50 percent of the remaining industrial space within this M1-2 district.

Immediately north of the project area, towards Greenpoint, a heavy industrial M3-1 zoning district
(2.0 FAR, 60-foot maximum street height) and a light industrial M1-1 zoning district (1.0 FAR,
30-foot maximum street height) are mapped. These areas generally consist of low-scale light
industrial, automotive, and manufacturing uses, with some smaller community facility, retail,
restaurant, and office-related conversions.

The project area is completely within the Greenpoint-Williamsburg Industrial Business Zone (IBZ)
and Ombudsman Area, serviced by the industrial advocacy and non-profit organization Evergreen
(fka East Williamsburg Valley Industrial Development Corporation) as part of their geographic
portfolio. The proposed M1-2 project area consists of approximately 55 percent of the GreenpointWilliamsburg IBZ’s lot area, with the M1-1 and M3-1 zoning districts comprising of 38 percent
and 7 percent of the IBZ, respectively.

Employment within the Greenpoint-Williamsburg IBZ has seen a 65 percent increase in jobs, from
1,445 employees in 2010, to 2,383 employees in 2014, according to 2014 3rd Quarter NYS
Quarterly Census of Employment and Wages (QCEW) data. While a significant portion of this
IBZ’s increase in jobs is due to non-industrial growth, the IBZ’s industrial employment increased
during this same time period by 36 percent, from 835 employees in 2010, to 1,132 employees in
2014. This growth was primarily within the construction, film and recording, repair and
maintenance, and transportation and warehousing sub-sectors. This growth more than made up for
losses in the industrial sub-sectors of wholesale trade and manufacturing, which account for 480
employees in total.

The areas to the east include the Automotive High School (K610), mapped parkland consisting of
the 35-acre McCarren Park and recently-renovated McCarren Park Outdoor Pool, and a mixed-use
M1-2/R6A district (MX-8) within a designated Inclusionary Housing (IH) and Anti-Harassment
area. This zoning allows a mix of light industrial and commercial uses (up to 2.0 FAR), community
facility uses (up to 3.0 FAR), and residential uses (between 3.6 and 4.6 FAR, depending on
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participation in IH), and can rise to a maximum height of 110-feet after a 10- to 15-foot setback at
60-feet. This area is characterized by large converted loft-buildings and medium density apartment
buildings, all with ground floor retail and community facility spaces, and some upper-floor offices.
To the south, another M1-2/R6A district (MX-8) is mapped, as well as an R6B with IH, which
allows residential FAR’s between 2.0 and 2.2 depending on participation in IH, with a maximum
base height of 40-feet, and a maximum building height of 50-feet. This area consists of three- to
four-story row-houses, converted industrial buildings for residential, retail, and commercial uses,
and a smattering of event spaces, bars, and music venues. To the west lies mapped parkland
including the 7-acre East River State Park and Bushwick Inlet Park which includes open and
accessible portions between N. 9th and 10th Streets, and interim public event space located between
N. 11th and 12th Streets, and recently-acquired Bushwick Inlet between N. 12th and 15th Streets,
which are currently under remediation planning phases by the NYC Department of Parks and
Recreation.

The proposed development site, located at 19-25 Kent Avenue (Block 2282, Lot 1), consists of a
200- by 400-foot, 80,000 square-foot block bounded by Kent Avenue to the west, N. 13th Street to
the north, Wythe Avenue to the east, and North 12th Street to the south, is approximately one block
east of the East River and adjacent to the proposed Bushwick Inlet Park. The site is currently
vacant, but was formerly a Sunbelt equipment rental and storage yard which has since-relocated
to Maspeth, Queens. The block to the north consists of the large Albest metal stamping facility
and a small, three-story wood-frame row-house. To the east, across Wythe Avenue, is the 21-story
William Vale Hotel which is currently under construction and will include a ground-floor retail,
medical, and commercial office podium. To the southeast lies Brooklyn Bowl, a bowling alley,
restaurant, and music venue, Brooklyn Brewery’s event space and tasting room, and an Adidas
design office. To the south lies Output, a large-scale nightclub, the 12-story Wythe Hotel,
restaurant, and bar, an Amazon office and photography studio, and the Sherry-Lehman wine and
liquor distribution facility. To the west, towards the East River, is the former Bayside Fuel Oil
Depot, which was recently acquired by the City for the purposes of remediating and converting
the site as part of the larger Bushwick Inlet Park.
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The surrounding streets are all narrow, 60-foot wide and one-direction, while Kent Avenue has a
two-way protected bicycle path (Brooklyn Waterfront Greenway) and Wythe Avenue and Berry
Streets both have marked one-way bicycle lanes. The area is served by two subway lines, the
Nassau Avenue G-train station approximately 6-7 blocks to the northeast, and the Bedford Avenue
L-train station approximately 6-7 blocks to the southeast. The B32 bus route runs north and south
along Kent and Wythe Avenues, respectively, connecting north to Long Island City and south to
the Williamsburg Bridge Plaza bus terminal along Broadway.

The proposed actions would facilitate the development of a new 8-story, 135-foot high, 380,097
square foot, 4.75 FAR commercial, industrial, and retail development at 19-25 Kent Avenue
(Block 2282, Lot 1). About 42 percent of the proposed development (159,848 square feet/1.99
FAR) would be used for as-of-right M1-2 district uses, including commercial office, light
industrial, and retail space, 17 percent (63,714 square feet /0.79 FAR) for “Required Industrial
Uses” including light industrial and manufacturing space, and 41 percent (156,533 square feet/1.96
FAR) for “Incentive Uses” including commercial office and light industrial space. The applicant
has stated that the proposed development would be constructed with light industrial and technology
firms in mind, consisting of 16-foot slab-to-slab heights with 15-foot finished ceilings, two
passenger elevator banks, three loading berths and a freight elevator, communal work spaces, and
flexible floor plates to allow for expansion of growing firms. In addition, the applicant is proposing
to develop two public plazas on the west and east sides of the site, totaling approximately 14,400
square feet of publically accessible open space. The development would also include 275 belowgrade accessory parking spaces and 150 accessory bicycle parking spaces, which would both be
accessed via a ramp located mid-block, on the north side of the site.

The proposed development would set back from the street-line to accommodate the expansion of
15-foot sidewalks, and proposed streetwalls would generally rise between 55- and 70-feet, then set
back a total of 15-feet before rising to a maximum height of 135-feet in a staggered, ziggurat-like
fashion. The proposed ground-floor would primarily consist of small-scale retail and active uses
with significant glazing, building lobbies, off-street loading berths and parking ramp entrance, and
would include an at-grade arcade passing through the middle of the building, length-wide,
connecting the two public plazas.
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In order to accommodate the unique needs of industrial tenants, the private applicant has designed
the lower floors to meet a live load capacity of 200 pounds per square foot and a 30- by 30-foot
column grid to allow for large, column-free floorplates. Consideration for industrial power and
HVAC-needs resulted in the design of two utility service takeoffs feeding into a 4,000 amp
switchboard with flexibility for future tenants including rooftop space for an additional utility
power tap vault, excess shaft capacity for additional or specialized HVAC requirements, and
designated locations for an additional cooling tower and emergency generator. Additionally, the
building design would aim to achieve a “Wired Certified Gold” standard, which includes access
for at least three fiber providers, with easily accessible fiber cabling, a protected and secured
dedicated telecom closet, two points of cabling entry with room to grow, two cable risers that
traverse the building, and streamlined tenant legal contracting with carriers.

The approximately 64,000 square feet of “Required Industrial Uses” would increase the proposed
M1-2 project area’s built industrial square footage by nearly 15 percent, and the applicant has
stated that the project’s estimated 1,500 new, permanent jobs, including 250 industrial jobs, would
increase the overall Greenpoint-Williamsburg IBZ’s total employment by more than 50 percent
and the overall IBZ’s industrial employment by almost 25 percent.

To facilitate the proposed development, the co-applicants seek a zoning text amendment creating
ZR Section 74-96, and the private applicant seeks two special permits pursuant to the newly created
ZR Sections 74-962 and 74-963:

Amendment of the Zoning Resolution (N 160126 ZRK)
With the Department of City Planning as co-applicant, the applicant seeks an amendment to the
Zoning Resolution modifying Article VII, Chapter 4 (Special Permits by the City Planning
Commission), creating a new Special Permit within Section 74-96 (Modification of Use, Bulk,
Parking and Loading Regulations in Industrial Business Incentive Areas) for a newly designated
M1-2 Kent Avenue Industrial Business Incentive Area (IBIA).
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74-96 Definitions
For the purposes of Section 74-96, two new zoning definitions are proposed within Section 74961, including “Required Industrial Use” and “Incentive Use”.

Required Industrial Use
These are uses generally known as light industrial and manufacturing uses, and are location
in Use Groups 11A, 16A excluding animal hospitals and kennels and animal pounds or
crematoriums, 16B, 17B, and 17C, as specified in Sections 32-20 (Use Group 11), 32-25
(Use Group 16), and 42-14 (Use Group 17), and beverages, alcoholic or breweries as listed
in Section 42-15 (Use Group 18A).

Incentive Use
These are uses that are generally permitted by the underlying M1-2 district with the
exception of transient hotels as specified in Section 32-14 (Use Group 5), retail, food and
beverage, and other entertainment and hospitality uses as known as Use Groups 6A, 6C,
7A, 8C, 10A, 12, and 13 as specified in Sections 32-15, 32-16, 32-17, 32-19, 32-21, and
32-22, retail accessory to wholesale known as Use Group 10B as specified in Section 3219, and moving or storage offices, packing or crating establishments, and warehouses as
specified in Section 32-25 (Use Group 16).

74-962 Floor area increase and public plaza modifications
Specifically within the M1-2 Kent Avenue IBIA, the City Planning Commission may increase the
maximum floor area ratio on a zoning lot for the provision of a certain amount of “Required
Industrial Uses” within a new development.

When these “Required Industrial Uses” are included in a development within the designated M12 Kent Avenue IBIA, they can generate additional “Incentive Use” floor area, pursuant to the
proposed Section 74-962 special permit at a ratio of one square foot of “Required Industrial Use”
for every 2.5 square feet of “Incentive Use”, up to a maximum floor area ratio of 2.8 for these uses,
or up to 4.8 FAR for the entire development.
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Additional conditions are placed on a development applying for the 74-962 special permit within
the M1-2 Kent Avenue IBIA, including, among others, modification of the M1-2 envelope and
sky exposure plane into a contextual envelope, with a minimum base height of 40 feet, a maximum
base height of 75, and a maximum building height of 110 feet. Additionally, in conjunction with
the 74-962 special permit, an applicant would be able to increase the maximum building height
from 110 feet, up to 135 feet, for the provision of a public plaza pursuant to portions of Section
37-70, or as modified by the NYC City Planning Commission.

74-963 Parking and loading modifications in Enhanced Business Areas
Specifically within the M1-2 Kent Avenue IBIA, and in conjunction with an application for the
74-962 special permit, the City Planning Commission may reduce or waive off-street parking
requirements and loading berth requirements set in Sections 44-20 and 44-50, respectively. This
special permit cannot apply to bicycle parking requirements.

Special Permit (C 160124 ZSK)
The applicant seeks a special permit pursuant to the proposed ZR Section 74-962 (Floor area
increase and public plaza modifications in Industrial Business Incentive Areas) to increase the
maximum floor area ratio for specific industrial, manufacturing, and commercial uses set forth in
Section 43-12, and modify or waive the requirements for public plazas set forth in Section 37-70.
The special permit would increase the total allowable floor area by 220,249 square feet,
approximately 2.75 FAR, for a specifically-defined set of industrial and commercial uses. This
would include 63,714 square feet, or 0.79 FAR, set aside for Required Industrial Uses, and 156,535
square feet, or 1.96 FAR, set aside for Incentive Uses, pursuant to the new ZR Section 74-96 and
its related conditions and findings. The applicant is also proposing to develop 159,848 square feet,
or 1.99 FAR, for uses permitted in the underlying M1-2 zoning district. The amount, type, and
location of these uses, among other conditions, are included in site- and floor-plans, recorded
against the subject tax lot, and are reviewed as a precondition of any building permit and issuance
of certificate of occupancy for the life of the development. In total, the applicant is proposing to
develop a new 380,097 square foot, 4.75 FAR office, industrial, and retail development, pursuant
to the conditions and findings of this special permit.
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In addition, the applicant is proposing two public plazas on the development site, totaling
approximately 14,400 square feet of publically accessible open space. Within the M1-2 Kent
Avenue IBIA, a public plaza cannot generate any additional floor area, however, pursuant to
proposed Section 74-962(b)(3)(ii) a development that includes a public plaza would be able to
increase their maximum building height from 110 feet, up to 135 feet. The public plazas would
comply with proposed Section 74-962(b)(5) and existing Section 37-70 regulations but for three
sub-sections:

37-712 Area dimensions
Pursuant to 37-712, a non-bonused open area located adjacent to a public plaza must be separated
by a buffer or meet all of the requirements of 37-716 minor portions of public plaza regulations.
The applicant is requesting this waiver to allow the development to include an accessible
pedestrian corridor, passing through the middle of the development site and linking both public
plazas.

37-713 Locational restrictions
Pursuant to 37-713, a public plaza cannot be located within 175 feet of another publicly accessible
open area or public park. The applicant is requesting this waiver to allow their proposed
development to include two public plazas even though there are waterfront esplanade and public
park spaces located west of Kent Avenue along the East River waterfront and Bushwick Inlet.
These existing and planned publicly accessible open spaces and parks are elements of the
Greenpoint-Williamsburg Waterfront Access Plan, and once completed, would connect
Greenpoint-Williamsburg’s East River waterfront.

37-76(b) Mandatory Allocation of Frontages for Permitted Uses: Public entrances
Pursuant to 37-76(b), a public entrance to the principal use of the building is required to be located
within 10 feet of the major portion of the public plaza. The applicant is requesting this waiver to
allow their main entrances to be located mid-block, between the accessible central pedestrian
corridor and the street lines on N. 10th and N. 11th Streets. These two main entrances would be
located approximately 80 feet from the boundary of the nearest public plaza.
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Special Permit (C 160125 ZSK)
The applicant is also seeking a special permit pursuant to the proposed ZR Section 74-963 to
modify the off-street parking requirements of Section 44-20 and the loading berth requirements of
Section 44-50. The special permit would reduce the required off-street accessory parking spaces
from 1,267 to 275 and to reduce the required off-street accessory loading berths from ten to three,
pursuant to the new ZR Section 74-96 and its related conditions and findings. This special permit
can only be applied for in conjunction with a Section 74-962 special permit for bulk, use, and
envelope modification.

ENVIRONMENTAL REVIEW
This application (C 160124 ZSK), in conjunction with the application for the related actions (N
160126 ZRK and C 160125 ZSK), 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 designated
CEQR number is 16DCP065K. The lead agency is the City Planning Commission.

After a study of the potential environmental impact of the proposed action, a Negative Declaration
was issued on January 4, 2016, and a Revised Negative Declaration was issued on May 20, 2016.
The Revised Negative Declaration reflects the modifications to the text amendment application
including project nomenclature, revised project geography, monitoring requirements and
prohibitions to hotels per the special permit provisions. The Revised Negative Declaration
included an (E) designation (E- 373) to avoid the potential for significant adverse impacts related
to air quality and noise as described below:

The (E) designation requirements related to air quality would apply to Block 2282, Lot 1 and the
text is as follows:

Any new commercial development on Block 2282, Lot 1 must exclusively use natural
gas as the type of fuel for heating, ventilating, air conditioning (HVAC) and hot water
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systems. The location of any hot water stacks and one HVAC stack shall be restricted
to at least 70 feet from the southerly lot line facing North 12th Street and 198 feet
from the easterly lot line facing Wythe Avenue to avoid any potential significant
adverse air quality impacts. All HVAC and hot water stacks shall be located at a
minimum of 150 feet above grade.

To preclude the potential for significant adverse air quality impacts from any
Required Industrial Use developed pursuant to Zoning Resolution Section 74-962,
emission stack(s) must be located at least 70 feet from southerly lot line facing North
12th Street and 198 feet from the easterly lot line facing Wythe Avenue and at least
150 feet above grade to avoid any potential significant adverse air quality impacts.
Automobile and woodworking related uses are prohibited.

The (E) designation requirements related to noise would apply to Block 2282, Lot 1 and the text
is as follows:

To ensure an acceptable interior noise environment, future commercial uses on
Block 2282 Lot 1 must provide a closed window condition with a minimum of 26
dBA window/wall attenuation on all building’s façades to maintain an interior noise
level of 50 dBA. To maintain a closed-window condition, an alternate means of
ventilation must also be provided. Alternate means of ventilation includes, but is not
limited to, central air conditioning.

With the implementation of the above (E) designation (E-373), no significant adverse impacts
related to air quality or noise would occur.

The City Planning Commission has determined that the proposed action will have no significant
effect on the environment.
WATERFRONT REVITALIZATION PROGRAM
This application and its related actions (C 160124 ZSK, C 160125 ZSK, and N 160126 ZRK), was
reviewed by the Department of City Planning for consistency with the policies of the New York
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City Waterfront Revitalization Program (WRP), as amended, approved by the New York City
Council on October 30, 2013 and by the New York State Department of State on February 3, 2016,
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 15-132.

This action was determined to be consistent with the policies of the New York City Waterfront
Revitalization Program.

UNIFORM LAND USE REVIEW
This application (C 160124 ZSK) was certified as complete by the Department of City Planning
and was duly referred to Brooklyn Community Board 1 and to the Brooklyn Borough President,
in accordance with Article 3 of the Uniform Land Use Review Procedure (ULURP) rules, along
with the related ULURP action (C 160125 ZSK), and non-ULURP action (N 160126 ZRK), which
were sent to the Community Board and Borough President for information and review in
accordance with the procedure for referring non-ULURP matters.

Community Board Review
Brooklyn Community Board 1 held public hearings on this application (C 160124 ZSK) on
February 9, 2016, February 22, 2016, and March 2, 2016. On March 8, 2016, by a vote of 20 to 8,
with no abstentions and 3 recusals, the Community Board voted to approve this application and
by a vote of 24 to 4, with no abstentions and 3 recusals voted to approve the related special permit
application (C160125 ZSK). However, by a vote of 22 to 4, with 2 abstentions and 3 recusals,
Community Board 1 voted to disapprove the application for the related zoning text amendment
(N106126 ZRK), subject to the following conditions:
1. The text amendment be limited to the block of 25 Kent Avenue.
2. To insure affordability and long term viability of manufacturing space, applicants for
“Special Permit in the Enhanced Business Zone” be required to lease space at 20 percent
below current market rate for leases to similar companies in the same use groups.
3. To insure proper and effective monitoring and enforcement of the “Special Use”, the
developer of the property within the “Enhanced Business Area” must contract with a local
mission-driven nonprofit to serve as an administering agent that will assist in marketing
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vacancies and certify that lease rates and comparables are accurate and affordable.
Additionally, the administering agent shall report on rental rates, tenants, and employment
annually to the EDC.
4. Request the NYC Department of City Planning to develop a tool for industrial businesses
in the nearby M1-1 districts to add height and bulk to expand their operations without the
need to request a variance or go through a ULURP action.
5. Require the applicant to provide good, quality, family sustaining jobs with prevailing
wages.
6. Reduce the FAR to a more reasonable scale.
Borough President Recommendation
This application (C 160124 ZSK) was considered by the Borough President of Brooklyn, who held
a public hearing on March 21, 2016, issued a recommendation approving this application and the
application for the related special permit (C160125 ZSK) on April 8, 2016. The Borough President
also issued a recommendation approving the application for the related zoning text change (N
160126 ZRK) on April 8, 2016, with the following conditions:
1. Initially limit applicability to zoning lots of at least 80,000 square feet
2. In addition to ZR 74-962 (d) Recordation requirement, as a means to adequately
provide regulatory oversight of business enhancing use designated area:
a. Require oversight be pursuant to a regulatory agreement obligating reporting to
the New York City Department of Small Business Services by an administering
agent that shall be consistent with ZR 23-961 (c)(3) and (c)(4)
i. That defined terms in ZR 74-961 include:
1. An administering agent, and that such agent be the entity
responsible for ensuring, pursuant to the regulatory agreement,
that each lease or condominium space is for occupancy in
compliance with such regulatory agreement at initial occupancy, at
annual reporting and following each subsequent re-occupancy, and
2. A regulatory agreement, and that such agreement is an agreement
between the Department of Small Business Services and the owner
of the required Business Enhancing Use floor area requires
compliance with all applicable provisions of the Special Permit

14

C 160124 ZSK

ii. The administering agent shall be governed by DSBS consistent with ZR
23-96 (e)(l), (e)(2)(ii) and (e)(3), with removal consistent with ZR 23-961
(e)(l)
iii. The regulatory agreement shall be consistent with ZR 23-96 (f)(l), (f)(2)
and (f)(3)
iv. The administering agent shall play a role in the occupant selection process
to confirm for business enhancing use consistent with ZR 23- 961 (a)(l)
b. Require plaques depicting floor plan representation of Enhanced Business Area
Required Use area consistent with Special Permit application drawing z-072
Zoning Plan Levels 02 and 03 to be required to be wall-mounted at each building
lobby entrance, walls opposite elevator doors, and corridor boundary
entering/exiting from Enhanced Business Area Required Use area

3. That ZR 74-961 definition for Business Enhancing Use exclude automobile,
motorcycle, trailer, or boat sales from Use Group 16, and limit manufacturing
processes in Use Group 17 to exclusively digital format product
4. That ZR 74-961 Business Enhancing Use accessory retail use (Use Groups 6A, 6C,
7B, 7C, 8B, 8C, 10A, and 12) be limited by permitting up to 100 square feet without
regard to the size of the Business Enhancing Use floor area, though not more than
1,000 square feet based on not being more than 10 percent of floor area per
establishment
Be it further resolved that:
1. The City awards from its $41 million non-profit industrial allocation to such nonprofits
that enable the purchase of Business Enhancing Use floor area from willing developers
2. The Department of City Planning, in order to improve the attractiveness of the Enhanced
Business Area Special Permits to property owners, prepares an application to amend
Zoning Resolution Section 74-96 as follows:
a. That the Special Permits be applicable to zoning lots without any minimum lot
size
b. That for zoning lots up to 6,000 square feet of lot area, modification of 74- 962
(b)(l) conditions for minimum amount of Business Enhancing Use floor area to be
not less than 1,000 square feet of horizontally contiguous floor area
3. That in order to appropriately establish parking and loading berth requirements for
developments approved by the Special Permit, within the Greenpoint-Williamsburg
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Industrial Business Zone, for floor area increase pursuant to ZR 74-962,ZR 74-963
shall be modified as follows:
a. Shall regulate Commercial Use Groups 6-16, according to ZR 36-21 for a C8-3
zoning designation, and that ZR 44-22 be made inapplicable
b. Shall permit every bike space provided above and beyond the requirement of ZR
44-60 to reduce automobile parking by one space for up to 33 percent of the
required number of automobile parking spaces
c. Shall regulate an automatic waiving of required parking according to ZR 36-232
for a C8-3 zoning designation
d. Shall specifically note that the City Planning Commission may prescribe to
require a set standard for a number of parking attendants as an additional
condition and safeguard to minimize adverse effects on the character of the
surrounding area
e. Shall regulate minimum off-street loading berth requirements for truck loading to
be applicable to ZR Section 36-92 instead of Zoning Section 44-54, per the C8-3
District
f. Shall restrict City Planning Commission findings (a) - (d) for applications seeking
to exceed such automatic reductions
4. That in order to facilitate the enlargement of existing buildings in the M1-1 zoning
district in the Greenpoint-Williamsburg Industrial Business Zone, Department of City
Planning:
a. Undertake a study of the Ml-1 blocks to determine to what extent they would be
appropriate for upzoning to Ml-2 and then to implement such a rezoning
b. Prepare an application to amend Zoning Resolution Section 74-96 to make the
Special Permit applicable to M1-1 properties in the Greenpoint Williamsburg
IBZ and to include:
i. An M1-1 floor area increase standard modification of ZR 74-962
consistent with the Ml-1 maximum community facility floor area of 2.4
FAR
ii. Modification of ZR 74-962 (b)(3) conditions of maximum permitted
street wall height be 50 feet, maximum height be 60 feet, though
where a public plaza is provided maximum height may be 75 feet
5. That Department of Transportation investigates feasibility of adding one or more
stations to the 25 Kent Avenue development block and review existing Citi Bike
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stations to determine appropriateness of adding bike docks, as well as reducing,
where they have hindered business operations, in coordination with the affected
industrial property owners and in consultation with CB 1.
6. That, in collaboration with Borough President Adams, the City, and City Council,
legislation shall be introduced mandating provision of prevailing wage salaries for
building service workers where discretionary land use actions have realized an increase
(e.g. of at least 100,000 square feet) of floor area without market restrictions.
7. That the City:
a. Ensure uninterrupted ferry service at North Sixth Street in response to New York
Water Taxi's announcement of terminating service
b. In lieu of directing the full amount of the post-occupancy real property taxes in
the general fund, the City Administration should explore setting aside of the tax
increment earned from the development of 25 Kent Avenue to secure bond
financing for the acquisition and development of the remaining sections of the
Bushwick Inlet Park
City Planning Commission Public Hearing
On March 30, 2016 (Calendar No. 1), the City Planning Commission scheduled April 13, 2016,
for a public hearing on this application (C 160124 ZSK) in conjunction with the public hearings
on the applications for the related actions (C 160125 ZSK and N 160126 ZRK). The hearing was
duly held on April 13, 2016 (Calendar No. 11). There were a total of 18 speakers, 11 in favor and
7 in opposition.

The speakers in favor included representatives of the applicant, including architects, consultants,
and attorneys for 19 Kent Development, LLC. They described the various elements of the proposed
project and its potential benefits, including the creation of 64,000 square feet of new, ground-up,
unsubsidized manufacturing, tech, and creative-office space, and that the text amendment is an
experiment to induce the creation of new industrial space. They also discussed the form of the
proposed development and its loft-style envelope, contextual materials including brick and steel,
the public plazas and the accessible, ground-floor corridor through the center of the development
site, and that they are pursuing a Leadership in Energy and Environmental Design (LEED) Gold
certification for the building.
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Regarding the proposed ratio of Required Industrial Uses, the applicant team stated that they had
worked with the Department of City Planning and City Council staff to create a development
approach that would cross-subsidize the creation of new industrial space within a mixed office and
retail development. They also discussed the surrounding built FAR’s as important context for
understanding existing industrial use in the area. Given the financial risk, not only for the provision
of industrial space, but for the development of a speculative office building, the applicant team
stated that they had concerns about increasing the amount of restricted floor area. The ratio of
industrial to total floor area, and their assumptions about the viability of cross-subsidy in general
remain untested.

The applicant representatives stated that they see the proposed development as an opportunity to
stabilize the loss of industrial space in the area and help create a synergy between the industrial
tenants and the office tenants, maintaining the mixed-use character of the neighborhood. In
response to questions about the affordability of the industrial space, the applicant stated that
because the Required Industrial Use space is clearly restricted and the pool of potential tenants for
this space is limited, the asking rents would inherently reflect the current market for industrial and
manufacturing space in the area. In addition, they described the pre-marketing analysis done to
determine the viability of the broader building program, and noted that current Brooklyn office
vacancy rates are essentially zero. The Brooklyn Chamber of Commerce and the Brooklyn Tech
Triangle have conducted research projecting a shortfall of more than 3 million square feet of office
space needed in the near term.

The applicants’ representatives asserted that a mission driven non-profit such as Evergreen, a
publicly funded organization whose role is to protect, advocate for, and market the area’s industrial
property owners and tenants, would be able to easily monitor the Required Industrial Uses due to
the large size of the proposed development and its location within the Greenpoint-Williamsburg
IBZ. In addition, the size and location of the Required Industrial Uses would be memorialized in
a Notice of Restrictions recorded against the property, allowing the NYC Department of Buildings
(DOB) to enforce the restrictions through inspection and fines, and ultimately a revocation of
occupancy, if violations occurred. Furthermore, any changes to the size and location of Required
Industrial Uses would require the building owner to apply for a modification to the floor plans
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approved in the Special Permit through the Department of City Planning. Finally, the applicant
representative stated that they were willing to regularly disclose information regarding the
Required Industrial Use leases, including business names, their location and square footage within
the building, and their designated zoning use groups.

A representative of Friends of Bushwick Inlet Park, a local community group, spoke in opposition
to the proposal because the City had not yet acquired the remainder of Bushwick Inlet Park as part
of the 2005 Greenpoint-Williamsburg rezoning.

A representative of 32BJ SEIU, a service workers union, spoke in opposition to the proposal unless
the developer employed local union labor in the future service and maintenance of the building.

The Executive Director of Evergreen, the Local Development Corporation and IBZ Ombudsman
that works with industrial businesses, in the project area and greater North Brooklyn, spoke
favorably of the mixed commercial and industrial concept, but expressed concerns related to some
aspects of the proposal, particularly the potential to apply the same mechanism to other IBZ’s in
the future. The representative stated that additional requirements would improve the proposal,
including NYC Department of Small Business Services (SBS) oversight of an appointed
Administering Agent to monitor the Required Industrial Uses, similar to the existing Inclusionary
Housing program within the Zoning Resolution. The representative also raised concerns about the
Required Industrial Use spaces’ long-term affordability to manufacturers. Finally, the
representative requested that the Department of City Planning study the entire GreenpointWilliamsburg IBZ to consider changes to the zoning that would allow existing industrial
businesses to enlarge their facilities as-of-right.

A representative of the Business Outreach Center (BOC) Network, an industrial service provider
for parts of Brooklyn, Queens, and Manhattan, spoke in opposition to the text amendment,
discussed the City’s loss of manufacturing jobs to other states, and the need to protect the existing
manufacturers currently located within the city and raised concerns about this proposal setting a
new precedent for industrial areas citywide. The representative recommended requiring the
Required Industrial Uses be located on the ground floor to improve access to loading, and that
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additional public subsidies be tied to the long-term performance of the industrial spaces.
Additionally, they proposed that a non-profit industrial service provider be assigned to monitor the
space and its affordability over time. The representative suggested using 25 Kent Avenue as a testcase before applying this proposal across other industrial areas throughout the City.

Representatives from the Association for Neighborhood and Housing Development (ANHD), a
community development advocacy and not-for-profit housing organization, spoke in favor of the
proposed development and mechanism, but with reservations about the applicability of the
mechanism to the broader M1-2 geography and how it might be applied to other industrial areas.
They stated that the proposal was an untested pilot and that no financial analysis had been
disclosed. The representatives also questioned the appropriateness of the Required Industrial Use
ratio and the affordability of the Required Industrial Space.

The Director of the Pratt Center for Community Development spoke in opposition of the proposal,
stating that the Required Industrial Use ratio should be increased and enforcement of the industrial
space be improved. The speaker included a financial analysis test-case for a potential mixed
commercial and industrial building that could be located in the Gowanus section of Brooklyn,
resulting in a 33 percent requirement for industrial uses, similar to a San Francisco proposal which
is also testing an office bonus scheme which requires an industrial component and business plan
as part of a larger development.

A representative from the Downtown Brooklyn Partnership and a representative from the Brooklyn
Chamber of Commerce both spoke in favor of the applications. They stated that the lack of new
commercial and industrial space will hamper future economic growth in the borough, and that this
proposed space is sorely needed. A Brooklyn commercial office real estate expert spoke in favor,
stating the there was demand for office space in neighborhoods throughout Brooklyn, and there is
a broader planning rationale for providing local job access and proximity to neighborhoods, an
economic resilience, and an opportunity to reduce the pressures on the city’s mass-transit system.

A number of community members, including the Executive Director of the North Brooklyn
Development Corporation, testified in favor and the applications. They stated that this was an
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opportunity to create an innovation cluster for manufacturers, artisans, and creative tech tenants,
in the midst of a walkable, live-work community, and the potential of creating additional tax
revenues to improve local public open space. One resident urged the Commission to approve the
applications for the proposed geography citing the change in the area towards non-industrial uses.
A resident who controls sites in the text geography, including the Output nightclub, stated that had
this special permit been available prior to developing the nightclub, they would have requested the
proposed Special Permit to develop an office and industrial building instead. In addition, they
control a number of sites in the area and would like to avail themselves of the special permit in the
future.

CONSIDERATION
The Commission believes that the special permit applications (C 160124 ZSK and C 160125 ZSK)
are appropriate, and the application to amend the Zoning Resolution (N 160126 ZRK) as modified,
is appropriate.

These actions would facilitate the creation of 25 Kent Avenue, Northside Williamsburg’s first new
speculative, large-scale commercial office and light industrial building in decades. The proposed
building would include a total of 380,095 square feet, including nearly 64,000 square feet of
required, unsubsidized light industrial and manufacturing space, providing space for growing
industrial sectors and employment opportunities. The proposed building would be uniquely
designed with 14,400 square feet of publicly accessible open space and an interior court yard to
encourage collaboration and interaction among the various industries and offices. The proposed
development would also include 275 below-grade accessory parking spaces, three at-grade loading
berths, and 150 accessory bicycle parking spaces.

The Commission recognizes the experimental nature of the proposed text amendment and resultant
development proposal. It has been decades since Brooklyn has seen new, speculative and
unsubsidized office or industrial space developed within the borough, and this is one of New York
City’s first attempts at connecting an industrial use requirement to new office and retail
development via zoning. The proposed development provides a unique opportunity to leverage the
area’s emergent commercial market, balance the creative-office, small-scale retail, and industrial
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production ecosystem, and facilitate the growth of a mixed-use employment node in North
Brooklyn.

As stated by the applicant, the proposed total development would be expected to bring
approximately 1,500 jobs to the Greenpoint-Williamsburg IBZ and, by itself, increase the IBZ’s
total employment by more than 60 percent. It is further projected that the approximately 64,000
square feet of light industrial space required of the 25 Kent Avenue development would increase
the total industrial built square footage within the Greenpoint-Williamsburg IBZ’s M1-2 zoning
district by 15 percent and its total industrial employment by more than 20 percent. The required
light industrial space would allow siting opportunities for the many light industrial and
manufacturing businesses in North Williamsburg currently looking for new space.

The Commission notes that the applicants have stated that the proposed building would be
designed to achieve LEED Gold Standard and incorporate sustainable design elements including
rain water retention planting systems, energy conservation measures such as LED lighting,
automatic light switches and heat deflecting glass, low VOC paints and flooring, low-flow fixtures,
waste water recycling and an efficient heating and cooling systems. Construction of the proposed
building on this site would also result in the cleanup of the existing brownfield on this block with
removal and remediation of polluted soil. Portions of the proposed site are located within a 100year flood zone and the building would be designed to be flood resilient and would locate key
infrastructure on its roof. The Commission is pleased by all of these measures and encourages the
developer to implement additional sustainability measures to set the standard for ‘green’
development in the neighborhood and the city.

The Commission recognizes the developer’s intention to create meaningful and well-designed
industrial space. In a letter to the Commission, dated May 3, 2016, the applicant’s representatives
described the predevelopment marketing to prospective industrial tenants that resulted in the
proposed unique design features of the industrial space. Beyond the location within the building,
minimum floor area size, and freight access requirements pursuant to the conditions of the subject
special permit, the project architects and developer have conducted outreach to prospective
industrial tenants utilizing specialized milling and ironworker machines in their operations, which
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informed the design and engineering of the space designated for the “Required Industrial Uses”.
These measures would include lower floors designed for a live load capacity of 200 pounds per
square foot, with 16-foot slab-to-slab heights and the ability to remove portions of slab between
the second and third floors for over-height equipment. In addition, the column grid has been
designed at 30 feet by 30 feet, significantly larger than standard spacing in order to provide
substantially wider column-free spaces. The applicants have stated that increased HVAC and
power capacities have been designed to allow for the expansion of additional utility vaults, excess
shaft capacities for specialized ventilation requirements, and room for an additional cooling tower
and emergency generators on the roof. Finally, the applicant is proposing to achieve a “Wired
Certified Gold” level for the development, which prioritizes specific fiber access and expansion
capabilities for the building and its tenants. While most available industrial space consists of
retrofits, conversions, or low-scale and low-cost construction, this proposed industrial space will
be modern and meet or exceed all contemporary environmental regulations.

SPECIAL PERMIT TO MODIFY BULK, ENVELOPE, AND PUBLIC PLAZA (C 160124 ZSK)
The Special Permit pursuant to Section 74-962 of the Zoning Resolution to modify the permitted
floor area requirements of Section 43-12 (Maximum Floor Area Ratio) and to modify the public
plaza requirements of Section 37-70 (Public Plazas) is appropriate. The special permit will
facilitate the development of an eight-story, 380,097 square foot, 4.75 FAR office, industrial, and
retail building. This includes the provision of nearly 64,000 square feet, 0.8 FAR, of new light
industrial and manufacturing space (Required Industrial Uses), more than 156,000 square feet,
1.95 FAR, of restricted office and light industrial space (Incentive Uses), and 14,400 square feet
of publically accessible open space. The total development would not exceed the underlying M12 district’s maximum allowable FAR of 4.8, and the 74-962 special permit envelope would reduce
the allowable building heights to a contextual, loft-style envelope of between 110- to 135-feet. The
shorter development would contain wider floorplates more accommodating to creative technology
and manufacturing firms and has been designed to provide for a number of building programs
compatible with industrial and manufacturing uses. The Required Industrial Uses would be located
on floors two and three, and have direct access to a freight elevator and off-street loading bays.
The floor to ceiling heights, column spacing, live loads, and power and HVAC have been
considered specifically for industrial tenants.
23

C 160124 ZSK

The public plaza waivers for maximum distance from the main building entrance (ZR 37-76(b))
and their proximity to an existing open space (ZR 37-713) are the minimum necessary, and create
an improved site plan for the proposed development. These publically accessible open spaces will
provide all amenities required for public plazas under the Zoning Resolution and will be open to
the public for the life of the development. These two plazas would be connected by a pedestrian
path cutting through the middle of the building and development site, and ringed with active,
ground-floor uses, and the two open spaces would be filled with planting areas, as well as both
fixed- and moveable-seating.

SPECIAL PERMIT TO MODIFY OFF-STREET PARKING AND LOADING (C 160125 ZSK)
The Special Permit pursuant to Section 74-963 to modify the off-street parking requirements of
Section 44-20 and the loading berth requirements of Section 44-50 is appropriate. The special
permit would allow the reduction of accessory off-street parking spaces, from 1,267 space to 275
spaces. These off-street parking spaces would be located in an attended parking facility in the
cellar of the proposed development, accessible mid-block, via a ramp along N. 13th Street. The
special permit would also allow the reduction of accessory off-street loading berths from 10
loading berths to three, at-grade berths, located along N. 13th Street. The total number of required
bicycle parking spaces is not, and cannot, be modified, by the special permit. The applicant is
proposing to provide 150 bicycle parking spaces located in the cellar, and can accommodate an
increase of up to 300 bicycle parking spaces should demand require this.

A reduction of the accessory off-street parking and loading requirements, pursuant to Section 74963 special permit, allows for a more flexible site plan and an overall reduction of below- and
above-grade spaces dedicated to parking and loading. Without these reductions, between two- to
three- additional stories of parking would need to be constructed above-grade, and the high loading
berth requirements for industrial uses discourages mixing industrial within a new development.

The number and location of parking spaces and parking queues are identified in the recorded site
plans and prescribe the number of parking spaces and stackers for the life of the development. The
Commission notes that parking requirements within the M1-2 district exceed the needs of local
businesses and place an undue burden on development to inhibit construction of new light
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industrial and commercial buildings. Furthermore, the special permit findings and the
environmental analysis for the proposed 25 Kent Avenue project determined that the proposed
number of vehicular and bicycle parking spaces would adequately serve the workers anticipated
to come from the surrounding area. The Commission believes that the proposed reduction in the
amount of accessory off-street parking, and off-street loading for the proposed project is
appropriate.

Regarding the recommendation of the Brooklyn Borough President, the Commission notes that,
while it is generally supportive of siting additional CitiBike locations at this, and other sites in the
area, that this is beyond its purview.

AMENDMENT TO THE ZONING RESOLUTION SECTION 74-96 (N 160126 ZRK)
The proposed amendment to the Zoning Resolution modifying Article VII, Chapter 4 (Special
Permits by the City Planning Commission), creating a new Special Permit within Section 74-96
(Modification of Use, Bulk, Parking and Loading Regulations in Industrial Business Incentive
Areas) for a newly designated M1-2 Kent Avenue Industrial Business Incentive Area, is
appropriate, with modifications.

In response to public testimony and recommendations received from the Community Board and
Borough President, the Commission modifies the applicable geography of the 74-96 special
permit, from the approximately 14-block M1-2 district, to the single block of the development site.
Given the experimental nature of the proposed text amendment and resultant development
proposal, the Commission believes it is appropriate to use the 25 Kent development as a test-case
before applying the Industrial Business Incentive Area mechanism to the broader GreenpointWilliamsburg M1-2 district.

In order to clarify the nomenclature and highlight the intent of the text and new use definitions,
the Commission also modifies the proposed Zoning Text Amendment (N 160126 ZRK), to change
the name of the applicable text geography from an Enhanced Business Area (EBA) to an Industrial
Business Incentive Area (IBIA), and the bonus use mechanism name from Business Enhancing
Use (BEU) to a Required Industrial Use (RIU). The use definition for the Incentive Use (IU) would
25

C 160124 ZSK

remain unchanged. The Commission believes that these terms more clearly state the intent of the
text and highlight the incentives within the two new special permits.

Regarding the testimony concerning the appropriateness of the Required Industrial Use ratio,
which would allow a 3.5 square foot increase in the maximum allowable floor area for the
provision of 1 square foot of Required Industrial Use, the Commission notes that this ratio would
result in approximately 64,000 square feet of new industrial space at 25 Kent Avenue. This amount
of new light industrial space alone would increase the M1-2 district’s total industrial built square
footage by 15 percent, and be the area’s third largest industrial space, behind the Albest Metal
Stamping and Ko-Rec-Type legacy buildings. This ratio would result in a total FAR of 4.8 and
would not increase the overall current maximum allowable density beyond the M1-2 zoning
district’s current maximum allowable FAR of 4.8 for community facility uses. Furthermore, the
subject special permit’s contextual envelope would effectively reduce the maximum allowable
building heights and encourage shorter, loft-style developments as an alternative to the tall towers
permitted under the existing zoning district.

Regarding the testimony received during public review requesting additional restrictions on lease
rates, the Commission notes that this would jeopardize the goal of incentivizing the creation of
unsubsidized, new industrial and commercial space. The applicant has acknowledged that
unsubsidized commercial office development in Brooklyn remains speculative but that they
believe that the proposed bonus mechanism would be financially feasible. However, 25 Kent
Avenue would be the first such project of its kind, and it is still unknown if the entirety of the
project would be feasible with any restricted lease rates. Regarding the recommendations by the
Community Board and Borough President to require the applicant to demonstrate specific wage
requirements for all aspects of the project, the Commission notes that this is outside of its purview.

As a result of testimony received during the public review process and to further ensure that the
proposed development would meet the intent of the special permit text, the Commission modifies
the special permit use conditions pursuant to 74-962(b)(1) to include a restriction on transient
hotels (Use Group 5) as part of the IBIA floor area increase. While the neighborhood consists of a
mix of uses, including office, industrial, and existing hotels, potential concerns and use conflicts
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could be raised by including sleeping accommodations within a Required Industrial Use building.
As discussed earlier, ongoing studies that assess the interactions among different uses in industrial
areas will further analyze these potential conflicts, and provide additional recommendations on the
viability of mixing sensitive uses.

Regarding the recommendations by the Borough President concerning additional limitations on
Use Groups 16 and 17, the Commission believes that the list of allowable Required Industrial Uses
is appropriate and that further use restrictions are unnecessary. Regarding the recommendation to
add restrictions on accessory retail space, the applicant has stated that they would not utilize any
Required Industrial Use accessory retail space to count towards their Incentive Use bonus. In
addition, the Commission notes that the recorded floorplans included as part of the 25 Kent special
permit application do not indicate any Required Industrial Uses located on the ground floor, and
therefore it would be unlikely that RIU accessory retail space would be created on the site.
Furthermore, additional use restrictions on Use Groups 16 and 17 could preclude advances in
operations and technology, making it difficult for businesses to respond to technological trends
and resulting in unforeseen consequences.

Public testimony was received regarding the long-term monitoring and enforcement of the
Required Industrial Uses and to establish an administering agent scheme similar to the City’s
Inclusionary Housing (IH) program. The Commission notes that the City’s affordable housing
program is long-standing, with a breadth of experienced market- and affordable-housing
developers, and draws on significant public subsidies. Housing also falls within a limited use group
classification, and all housing units are made up of similar, replicable, and readily-identified facets,
including a kitchen, bathroom, window, closet, and sleeping area, and similar power and HVAC
needs. A similar industrial scheme would require additional City agency involvement, significant
non-profit capacity building, a willingness from private developers to participate, and additional
public subsidy in order to provide City-backed spaces for private, for-profit businesses. The
Required Industrial Use classifications are clearly designated and would be within the everyday
competence of the NYC Department of Buildings to determine and enforce. While the
Commission encourages additional research into defining an appropriate industrial monitoring
system, this is far outside the realm of this single development application, which is attempting to
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produce new, unsubsidized industrial space, with limited precedent for comparison. However, in
order to further strengthen DOB’s ability to enforce the conditions and restrictions set within the
IBIA, the Commission modifies Section 74-962(f) and adds a Compliance sub-section to clarify
the ability of DOB to deny or revoke a building permit or certificate of occupancy.

Finally, to help satisfy site-specific compliance monitoring concerns, the Commission modifies
ZR Sections74-962(b)(6)(ii) and 74-962(e) of the proposed Zoning Text Amendment to include
two notification requirements that require a sign at each building entrance stating a summary of
the IBIA program, similar to the existing Food Retail Expansion to Support Health (FRESH)
program sign requirements, and a website condition that includes the special permit drawings, the
list of businesses occupying Required Industrial Use space, how much square footage they occupy,
and their use group, among other requirements.

The Commission emphasizes that the subject special permits are solely for this geography and that
there is no intention of replicating this exact model across other industrial neighborhoods citywide.
Any proposal to apply a similar industrial requirement mechanism would requires site- and
neighborhood-specific analysis to determine the appropriateness of use, bulk, envelope, and other
conditions within the proposed geography. The Commission further notes that there are ongoing
City-sponsored studies, including the North Brooklyn Industry and Innovation Plan, which are
analyzing neighborhood-specific and building-specific industrial and commercial issues and will
be greatly informed by the 25 Kent Avenue development. The outcomes of these studies would
provide opportunities to discuss new tools for the city’s M zoning districts, including those that
may be appropriate for the Greenpoint-Williamsburg IBZ’s M1-2 and M1-1 districts.

FINDINGS
The Commission herby finds, pursuant to Section 74-962(c) of the Zoning Resolution, that the
increase of the maximum permitted floor area ration and modification of public plaza regulations
will:
(a) promote a beneficial mix of required industrial and incentive uses;
(b) result in superior site planning, harmonious urban design relationships and a safe and
enjoyable streetscape;
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(c) result in a building that has a better design relationship with surrounding streets and
adjacent open areas;
(d) result in a development or enlargement that will not have an adverse effect on the
surrounding neighborhood; and
(e) any modification of the public plaza requirements will result in a public plaza of
equivalent or greater value as a public amenity.

RESOLUTION
Therefore, the City Planning Commission, deeming the actions described herein to be appropriate,
adopts the following resolution:

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,
and subject to the conditions of the CEQR Declaration E-373; and be it further

RESOLVED, the City Coastal Commission finds that the action will not substantially hinder the
achievement of any WRP policy and hereby determines that this 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 described in this report, the
application submitted by 19 Kent Development, LLC pursuant to Section 74-962 of the Zoning
Resolution to modify the permitted floor area requirements of Section 43-12 (Maximum Floor
Area Ratio) and to modify the public plaza requirements of Section 37-70 (Public Plazas) in
connection with a proposed mixed-use development located at 19-25 Kent Avenue (Block 2282,
Lot 1), in an M1-2 District, Borough of Brooklyn, Community District 1, is approved subject to
the following terms and conditions:

1. The properties that are the subject of this and the related applications (C 160124 ZSK and
C 160125 ZSK) shall be developed in size and arrangement substantially in accordance
with the dimensions, specifications, and zoning computations indicated on the following
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plans, prepared by Gensler Architects, filed with this application and incorporated in this
resolution:

Dwg. No.

Title

Last Date Revised

Z-001

Zoning Lot Site Plan

01/04/2016

Z-002

Zoning Analysis – ULURP

01/04/2016

Z-051

Ground Floor Plan

01/04/2016

Z-071

Upper Floors Plan – Cellar Level 1

01/04/2016

Z-072

Upper Floors Plan – Level 2 & 3

01/04/2016

Z-073

Upper Floors Plan – Level 4 & 5

01/04/2016

Z-074

Upper Floors Plan – Level 6 & 7

01/04/2016

Z-075

Upper Floors Plan – Level 8 & Mech.

01/04/2016

Z-091

Zoning Elevation – North & South

01/04/2016

Z-092

Zoning Elevation – East & West

01/04/2016

Z-113

Detail Elevation

01/04/2016

Z-114

Detail Elevation 2

01/04/2016

Z-115

Detail Elevation 3

01/04/2016

Z-120

Flood Mitigation Plan

01/04/2016

1. 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.

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

3. 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.

4. Upon the failure of any party having any right, title or interest in the property that
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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 restrictions, agreements, terms or
conditions of this resolution whose provisions shall constitute conditions of the
authorization hereby granted, the City Planning Commission may, without the
consent of any other party, revoke any portion of or all of said authorization. Such
power of revocation shall be in addition to and not limited to any other powers of
the City Planning Commission or of any 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 to disapprove
any application for modification, cancellation or amendment of the authorization.

5. 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 160124 ZSK), duly adopted by the City Planning Commission on May
25, 2016 (Calendar No. 4), 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.

CARL WEISBROD, Chairman
KENNETH J. KNUCKLES, ESQ., Vice Chairman
RAYANN BESSER, IRWIN G. CANTOR, P.E., ALFRED C. CERULLO, III,
JOSEPH I. DOUEK, RICHARD W. EADDY, CHERYL COHEN EFFRON,
LARISA ORTIZ, ANNA HAYES LEVIN, ORLANDO MARIN, HOPE KNIGHT,
Commissioners
MICHELLE R. DE LA UZ, Commissioner, Voted No.
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Article VII
ADMINISTRATION
Chapter 4
Special Permits by the City Planning Commission
* * *
74-96
Modification of Use, Bulk, Parking and Loading Regulations in Industrial Business Incentive Areas
For #developments# or #enlargements# on #zoning lots# located within any Industrial Business Incentive
Area specified in this Section, the City Planning Commission may increase the maximum permitted
#floor area ratio# and modify the #use#, #bulk# and #public plaza# regulations as set forth in Section 74962 (Floor area increase and public plaza modifications in Industrial Business Incentive Areas). The
Commission may also modify parking and loading requirements for such #developments# or
#enlargements# pursuant to Section 74-963 (Parking and loading modifications in Industrial Business
Incentive Areas).
For #developments# or #enlargements# receiving a #floor area# increase pursuant to this Section, Section
43-20 (YARD REGULATIONS), inclusive, shall be modified as follows: #rear yard# regulations shall
not apply to any #development# or #enlargement# on a #through lot#.
Industrial Business Incentive Areas specified:
Community District 1, Brooklyn: The block bounded by North 12th Street, Kent Avenue, North
13th Street and Wythe Avenue.

74-961
Definitions
For the purposes of Section 74-96 (Modification of Use, Bulk, Parking and Loading Regulations in
Industrial Business Incentive Areas), inclusive, a “required industrial use” and an “incentive use” shall be
defined as follows:
Required Industrial Use

A “required industrial use” is a #use# that helps achieve a desirable mix of #commercial# and
#manufacturing uses# in an Industrial Business Incentive Area, and that generates additional #floor area#
pursuant to provisions set forth in Section 74-962 and is:
listed in Use Groups 11A, 16A excluding “animal hospitals and kennels” and “animal pounds or
crematoriums”, 16B, 17B and 17C, as specified in Sections 32-20 (Use Group 11), 32-25 (Use
Group 16) and 42-14 (Use Group 17); and
“beverages, alcoholic or breweries” as listed in Section 42-15 (Use Group 18A), where permitted
by the provisions of the applicable zoning district, provided the applicable performance standards
pursuant to Section 42-20 are met.
Incentive Use
An “incentive use” is a #use# permitted by the applicable zoning district, that is allowed to occupy the
additional #floor area# generated by a #required industrial use# with the exception of the following
#uses#:
#transient hotels# in Use Group 5, as specified in Section 32-14 (Use Group 5);
#uses# in Use Groups 6A or 6C as specified in Section 32-15 (Use Group 6);
#uses# in Use Group 7A as specified in Section 32-16 (Use Group 7);
#uses# in Use Group 8C as specified in Section 32-17 (Use Group 8);
#uses# in Use Group 10A and any retail spaces #accessory# to “wholesale offices or showrooms,
with storage restricted to samples” in Use Group 10B as specified in Section 32-19 (Use Group
10);
#uses# as specified in Sections 32-21 (Use Group 12) and 32-22 (Use Group 13); and
moving or storage offices, with no limitation as to storage or #floor area# per establishment, as well
as packing or crating establishments and warehouses as specified in Section 32-25 (Use Group 16).

74-962
Floor area increase and public plaza modifications in Industrial Business Incentive Areas
In Industrial Business Incentive Areas, the Commission may increase the maximum #floor area ratio# on
a #zoning lot# in accordance with the Table in this Section.
For #developments# or #enlargements# in the district indicated in column (A), the base maximum #floor
area ratio# on a #zoning lot# (column (B)) may be increased by 3.5 square feet for each square foot of
#required industrial uses# up to the maximum #floor area ratio# for all #uses# on the #zoning lot#
(column (E)), provided that such #development# or #enlargement# does not include a #transient hotel#,
and that such additional #floor area# is occupied by #required industrial uses# and #incentive uses# up to
the maximum #floor area ratio# set forth in column (C) (Maximum Additional #Floor Area Ratio# for
#Required Industrial Uses#), and column (D) (Maximum Additional #Floor Area Ratio# for #Incentive
Uses#), respectively.

TABLE
FLOOR AREA INCREASE PERMITTED IN
INDUSTRIAL BUSINESS INCENTIVE AREAS
(A)
Zoning
District

(B)
Base Maximum
#Floor Area
Ratio#

M1-2

2.0

(C)
Maximum
Additional #Floor
Area Ratio# for #
Required Industrial
Uses#
0.8

(D)
Maximum
Additional
#Floor Area
Ratio# for
#Incentive Uses#
2.0

(E)
Maximum
#Floor Area
Ratio# for All
#Uses#
4.8

For such #developments# or #enlargements# that, pursuant to this Section, increase their permitted #floor
area#, and provide a #public plaza#, the Commission may also increase the maximum height of such
#development# or #enlargement# and may modify the requirements for #public plazas# set forth in
Section 37-70 (PUBLIC PLAZAS).
Applications for such #floor area# increases and modifications are subject to the requirements, conditions
and findings set forth in this Section.
(a)

Application Requirements
All applications for a special permit pursuant to this Section shall include the following:

(b)

(1)

site plans and elevations which shall establish distribution of #floor area#, height and
#setback#, sidewalk widths, primary business entrances, including parking and loading,
#yards# and #public plazas#, signage and lighting;

(2)

floor plans of all floors which shall establish the location, access plan and dimensions of
freight elevators and loading areas and the location of #floor area# dedicated to #
required industrial uses# and #incentive uses#;

(3)

drawings that show, within a 600 foot radius, the location and type of #uses#; the
location, dimensions and elements of off-site open areas including #streets#, waterfront
and #upland# parcels; elements of a Waterfront Access Plan, as applicable; and the
location of #street# trees and #street# furniture and any other urban design elements. The
plans shall demonstrate that any #public plaza# provided meets the requirements of
paragraph (b)(5) of this Section; and

(4)

for #zoning lots# in #flood zones#, flood protection plans, which shall show #base flood
elevations# and advisory #base flood elevations#, as applicable, location of mechanical
equipment, areas for storage of any hazardous materials and proposed structural or design
elements intended to mitigate the impacts of flood and storm events.

Conditions
(1)

Minimum amount of #required industrial uses#

#Required industrial uses# shall occupy a minimum of 5,000 square feet of
horizontally contiguous #floor area# and shall be served by loading areas and
freight elevators with sufficient capacity.
(2)

Minimum sidewalk width
All #developments# and horizontal #enlargements# that front upon a #street line# shall
provide a sidewalk with a minimum width of 15 feet along the entire frontage of the
#zoning lot#. Such sidewalk, and any open area on the #zoning lot# required to meet such
minimum width shall be improved as a sidewalk to Department of Transportation
standards; shall be at the same level as the adjoining public sidewalk; and shall be
accessible to the public at all times. For the purposes of applying the #street wall# location
requirements and the height and setback regulations of paragraph (b)(3) of this Section, any
sidewalk widening line shall be considered to be the #street line#.

(3)

Height and setback
The height and setback regulations of the applicable zoning district shall apply as modified
by the provisions of this paragraph.

(4)

(i)

The #street wall# of any #building# shall be located on the #street line# and shall
extend to a height not lower than a minimum base height of 40 feet and not higher
than a maximum base height of 75 feet or the height of the #building#, whichever
is less. At least 70 percent of the aggregate width of such #street wall# below 12
feet shall be located at the #street line# and no less than 70 percent of the aggregate
area of the #street wall# up to the base height shall be located at the #street line#.
However, up to a width of 130 feet of such #street wall# located on the short end of
the #block# may be set back from the #street line# to accommodate a #public
plaza#.

(ii)

The height of a #building or other structure#, or portion thereof, located within
ten feet of a #wide street# or within 15 feet of a #narrow street# shall not exceed
a maximum base height of 75 feet. Permitted obstructions as set forth in Section
43-42 shall be modified to include dormers above the maximum base height
within the front setback area, provided that on any #street# frontage, the
aggregate width of all dormers at the maximum base height does not exceed 50
percent of the #street wall# and a maximum height of 110 feet. Beyond ten feet
of a #wide street# and 15 feet of a #narrow street#, the height of a #building or
other structure# shall not exceed a maximum #building# height of 110 feet. All
heights shall be measured from the #base plane#. Where a #public plaza# is
provided pursuant to paragraph (b)(5) of this Section, such maximum #building#
height may be increased to 135 feet.

(iii)

Along the short dimension of a #block#, up to 130 feet of such #street wall# may
be set back from the #street line# to accommodate a #public plaza#, and a #street
wall# located at the #street line# that occupies not more than 40 percent of the short
end of the #block# may rise without setback to the maximum #building# height.

Ground floor design

(5)

(i)

The ground floor level #street walls# and ground floor level walls fronting on a
#public plaza# of a #development# or horizontal #enlargement# shall be glazed
with transparent materials which may include #show windows#, transom
windows or glazed portions of doors. Such transparent materials shall occupy at
least 50 percent of the surface area of such #street wall#, measured between a
height of two feet above the level of the adjoining sidewalk or #public plaza# and
a height of 12 feet above the level of the first finished floor above #curb level#.
The floor level behind such transparent materials shall not exceed the level of the
window sill for a depth of at least four feet, as measured perpendicular to the
#street wall#. The ground floor transparency requirements of this paragraph
(b)(4)(i) shall not apply to #uses# listed in Use Groups 11, 16, 17 and 18, or to
#accessory# loading berths, or garage entrances#; or

(ii)

For #zoning lots# within flood hazard areas, in lieu of the requirements of
paragraph (b)(4)(i) of this Section, the provisions of Section 64-22 (Transparency
Requirements) shall apply; and

(iii)

For any #street wall# widths greater than 40 feet in length that do not require
glazing as specified in paragraphs (b)(4)(i) or (b)(4)(ii), as applicable, the facade,
measured between a height of two feet above the level of the adjoining sidewalk
and a height of 12 feet above the level of the first finished floor above #curb
level#, shall incorporate design elements, including lighting and wall art, or
physical articulation.

#Public plazas#
A #public plaza# shall contain an area of not less than 12 percent of the #lot area# of the
#zoning lot# and minimum of at least 2,000 square feet in area. All #public plazas# shall
comply with the provisions set forth in Section 37-70, inclusive, except certification
requirements of Sections 37-73 (Kiosks and Open Air Cafes) and 37-78 (Compliance)
shall not apply.

(6)

Signs
(i)

In all Industrial Business Incentive Areas, #signs# are subject to the regulations
applicable in C6-4 Districts as set forth in Section 32-60, inclusive. Information
#signs# provided pursuant to paragraph (b)(6)(ii) of this Section shall not count
towards the maximum permitted #surface area# regulations of Section 32-64
(Surface Area and Illumination Provisions), inclusive.

(ii)

An information #sign# shall be provided for all #buildings# that are #developed#
or #enlarged#. Such required #signs# shall be mounted on an exterior #building#
wall adjacent to and no more than five feet from all primary entrance of the
#building#. The #sign# shall be placed so that it is directly visible, without any
obstruction, to persons entering the building, and at a height no less than four feet
and no more than five and a half feet above the adjoining grade. Such #sign#
shall be legible, no less than 12 inches by 12 inches in size and shall be fully
opaque, non-reflective and constructed of permanent, highly durable materials.
The information #sign# shall contain: the name and address of the building in

lettering no less than three-quarters of an inch in height; and the words in
lettering no less than one-half of an inch in height, “This building is subject to
Industrial Business Incentive Area (IBIA) regulations which require a minimum
amount of space to be provided for specific industrial uses.” The information
#sign# shall include the Internet URL, or other widely accessible means of
electronically transmitting and displaying information to the public, where the
information required in paragraph (e) of this Section is available to the public.

(c)

Findings
In order to grant an increase of the maximum permitted #floor area ratio# and modification of
#public plaza# regulations, the Commission shall find that such increase or modification:
(1)

will promote a beneficial mix of #required industrial # and #incentive uses#;

(2)

will result in superior site planning, harmonious urban design relationships and a safe and
enjoyable streetscape;

(3)

will result in a #building# that has a better design relationship with surrounding #streets#
and adjacent open areas;

(4)

will result in a #development# or #enlargement# that will not have an adverse effect on
the surrounding neighborhood; and

(5)

any modification of the #public plaza# requirements will result in a #public plaza# of
equivalent or greater value as a public amenity.

The Commission may prescribe appropriate additional conditions and safeguards to minimize
adverse effects on the character of the surrounding area.

(d)

Recordation
A Notice of Restrictions, the form and content of which shall be satisfactory to the City Planning
Commission, for a #building# containing #use# restrictions or #public plaza# requirements, as
applicable, pursuant to this Section, shall be recorded against the subject tax lot in the Office of
the City Register or, where applicable, in the County Clerk’s office in the county where the lot is
located.
The filing and recordation of such Notice of Restrictions shall be a precondition to the issuance of
any building permit utilizing the provisions set forth in this Section. The recording information
shall be referenced on the first certificate of occupancy to be issued after such notice is recorded,
as well as all subsequent certificates of occupancy, for as long as the restrictions remain in effect.

(e)

Notification
No later than the first day of each quarter of the year, the owner of a #building# subject to #use#
restrictions of this Section shall provide the following information at the designated Internet
URL, or other widely accessible means of electronically transmitting and displaying information

to the public pursuant to paragraph (b)(6)(ii) of this Section. Such electronic information source
shall be accessible to the general public at all times and include the information specified below:

(f)

(1)

the date of the most recent update of this information;

(2)

total #floor area# of the #required industrial uses# in the #development#;

(3)

a digital copy of all approved special permit drawings pursuant to paragraph (a),
inclusive, of this Section;

(4)

the name of each business establishment occupying #floor area# for #required industrial
uses#. Such business establishment name shall include that name by which the
establishment does business and is known to the public. For each business establishment,
the amount of #floor area#, the Use Group, subgroup and specific #use# as listed in this
Resolution shall also be included; and

(5)

contact information, including the name of the owner of the #building# and the building
management entity, if different; the name of the person designated to manage the
#building#; and the street address, current telephone number and e-mail address of the
management office. Such names shall include the names by which the owner and
manager, if different, do business and are known to the public.

Compliance
Failure to comply with a condition or restriction in a special permit granted pursuant to this
Section or with approved plans related thereto, shall constitute a violation of this Resolution and
may constitute the basis for denial or revocation of a building permit or certificate of occupancy,
or for a revocation of such special permit, and for the implementation of all other applicable
remedies.

74-963
Parking and loading modifications in Industrial Business Incentive Areas
In association with an application for a special permit for #developments# or #enlargements# pursuant to
Section 74-962 (Floor area increase and public plaza modifications in Industrial Business Incentive
Areas), the Commission may reduce or waive the off-street parking requirements set forth in Section 4420 (REQUIRED ACCESSORY OFF-STREET PARKING SPACES FOR MANUFACTURING,
COMMERCIAL OR COMMUNITY FACILITY USES), inclusive, not including bicycle parking, and
may also reduce or waive the loading berth requirements as set forth in Section 44-50 (GENERAL
PURPOSES), inclusive, provided that the Commission finds that:
(a)

such reduction or waiver will not create or contribute to serious traffic congestion and will not
unduly inhibit vehicular and pedestrian movement;

(b)

the number of curb cuts provided are the minimum required for adequate access to off-street
parking and loading berths, and such curb cuts are located so as to cause minimum disruption to
traffic, including vehicular, bicycle and pedestrian circulation patterns;

(c)

the #streets# providing access to the #development# or #enlargement# are adequate to handle the
traffic generated thereby, or provision has been made to handle such traffic; and

(d)

the reduction or waiver of loading berths will not create or contribute to serious traffic congestion
or unduly inhibit vehicular and pedestrian movement.

The Commission may prescribe appropriate additional conditions and safeguards to minimize adverse
effects on the character of the surrounding area.
* * *
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Statement of Conditions
ZR §74-96 Special Permit to Increase Floor Area
in Enhanced Business Areas
25 Kent Avenue
Block 2282, Lot 1
Borough of Brooklyn

74-96
Modification of Use, Bulk, Parking and Loading Regulations in Enhanced Business Areas
For #developments# or #enlargements# on #zoning lots# located within any Enhanced Business Area specified in
this Section, the City Planning Commission may increase the maximum permitted #floor area ratio# and modify the
#use#, #bulk# and #public plaza# regulations as set forth in Section 74-962 (Floor area increase and public
plaza modifications in Enhanced Business Areas). The Commission may also modify parking and loading
requirements for such #developments# or #enlargements# pursuant to Section 74-963 (Parking and loading
modifications in Enhanced Business Areas).
For #developments# or #enlargements# receiving a #floor area# increase pursuant to this Section, Section 43-20
(YARD REGULATIONS), inclusive, shall be modified as follows: #rear yard# regulations shall not apply to
any #development# or #enlargement# on a #through lot#.

(b)

Conditions
(1)

*

*

*

Minimum amount of #business-enhancing uses#
#Business-enhancing uses# shall occupy a minimum of 5,000 square feet of horizontally contiguous
#floor area# and shall be served by loading areas and freight elevators with sufficient capacity.

The Proposed Development will contain substantial floor area devoted to Business Enhancing Uses.
The floor area dedicated to Business Enhancing Uses is contiguous, occupying undivided spaces of
greater than 5,000 square feet of floor area on the second and third floors. The Business Enhancing
Uses are supported by three loading berths (each 12 feet wide by 33 feet deep) located on the
ground floor level, fronting on North 13th Street. One Class A freight elevator with approximately
45 square feet in area, which can handle general freight loading up to 4,500 pounds, will be provided
adjacent to the loading berths. The elevator allows for the movement of goods between the
Business Enhancing Uses and the loading berths. A second freight elevator, identical in size and
capacity, will be provided at the southeastern entrance to the Proposed Development. Together, the
two freight elevators are sufficient to handle the trafficking of goods and building service operations
associated with the Proposed Development’s Business Enhancing, Incentive, and Permitted uses
(see attached letter from Van Deusen & Associates, vertical transportation consultations for the
Proposed Development).
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(2)

Minimum sidewalk width
All #developments# and horizontal #enlargements# that front upon a #street line# shall provide a
sidewalk with a minimum width of 15 feet along the entire frontage of the #zoning lot#. Such
sidewalk, and any open area on the #zoning lot# required to meet such minimum width shall be
improved as a sidewalk to Department of Transportation standards; shall be at the same level as the
adjoining public sidewalk; and shall be accessible to the public at all times. For the purposes of
applying the #street wall# location requirements and the height and setback regulations of paragraph
(b)(3) of this Section, any sidewalk widening line shall be considered to be the #street line#.

The sidewalk adjacent to the Proposed Development will be built to a width of 15 feet. Such
sidewalk, and any open area on the zoning lot required to meet such minimum width, will be
improved in accordance with the standards of the New York City Department of Transportation, will
be at the same level as any adjoining public sidewalk, and will be publicly accessible at all times.
(3)

Height and setback
The height and setback regulations of the applicable zoning district shall apply as modified by the
provisions of this paragraph.
(i)

The #street wall# of any #building# shall be located on the #street line# and shall extend
to a height not lower than a minimum base height of 40 feet and not higher than a maximum
base height of 75 feet or the height of the #building#, whichever is less. At least 70 percent
of the aggregate width of such #street wall# below 12 feet shall be located at the #street
line# and no less than 70 percent of the aggregate area of the #street wall# up to the base
height shall be located at the #street line#. However, up to a width of 130 feet of such
#street wall# located on the short end of the #block# may be set back from the #street
line# to accommodate a #public plaza#.

(ii)

The height of a #building or other structure#, or portion thereof, located within ten feet of
a #wide street# or within 15 feet of a #narrow street# shall not exceed a maximum base
height of 75 feet. Permitted obstructions as set forth in Section 43-42 shall be modified to
include dormers above the maximum base height within the front setback area, provided
that on any #street# frontage, the aggregate width of all dormers at the maximum base
height does not exceed 50 percent of the #street wall# and a maximum height of 110 feet.
Beyond ten feet of a #wide street# and 15 feet of a #narrow street#, the height of a
#building or other structure# shall not exceed a maximum #building# height of 110 feet.
All heights shall be measured from the #base plane#.
Where a #public plaza# is provided pursuant to paragraph (b)(5) of this Section, such
maximum #building# height may be increased to 135 feet.

(iii)

Along the short dimension of a #block#, up to 130 feet of such #street wall# may be set
back from the #street line# to accommodate a #public plaza#, and a #street wall# located
at the #street line# that occupies not more than 40 percent of the short end of the #block#
may rise without setback to the maximum #building# height.
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The Proposed Development complies with all conditions. The distinctive stepped façade of the
Proposed Development results in a complex set of street wall setbacks on North 12th Street and
North 13th Street. On North 12th Street, the street wall of the Proposed Development will rise to a
minimum base height of 55 feet above curb level before providing a ten foot setback from the street
line. The street wall will then rise to 70 feet before providing an additional 7 foot 6 inch setback,
before then rising to approximately 86 feet. At 86 feet in height, the street wall will set forward
approximately 2 feet 6 inches (resulting in a fifteen foot setback from the street line), then rises to a
height of 102 feet before providing an additional 12 foot 6 inch setback. The street wall then rises
to a height of 118 feet, then sets forward by approximately 2 feet 6 inches, before rising to a total
building height of 134 feet. No portion of the street wall on North 12th Street within 15 feet of the
street line exceeds a maximum building height of 134 feet.
On the North 13th Street façade, the street wall of the Proposed Development rises to a minimum
base height of 55 feet above curb level before providing a ten foot setback from the street line, then
the street wall rises to 70 feet before providing an additional 5 foot setback. The street wall then
rises to a height of 86 feet, then sets back an additional 7 feet. Above the 7 foot setback, the street
wall rises to a height of 102 feet before setting forward 2 feet, then rising to a height of 118 feet,
then setting back 12 feet 6 inches, before rising to a total building height of 134 feet. No portion of
the street wall on North 13th Street within 15 feet of the street line exceeds a maximum building
height of 134 feet.
Along both Wythe Avenue and Kent Avenue, the building will provide two 80-foot-wide glazed
street walls which rise without setback to the Proposed Development’s maximum height of 134 feet.
Along each of Wythe Avenue and Kent Avenue, one of the 80-foot-wide street walls (equivalent to
40% of the 200 foot wide short end of the block) will be located at the street line, and one is set
back by approximately 64 feet 10 inches from Kent Avenue, and 60 feet two inches from Wythe
Avenue, to accommodate a public plaza. The two 80 foot wide street walls will be separated by a 40
foot wide, partially covered pedestrian corridor. Along each of North 12th Street and North 13th
Street, the street wall will be set back by 80 feet to accommodate the Wythe Plaza and the Kent
Plaza (hereafter defined).
82.9% of the aggregate width of the Proposed Development’s street walls below 12 feet will be
located at the street line, and 70.7% of the total aggregate area of the Proposed Development’s street
walls will be located at the street line. The aggregate width and area of the street walls do not
include the portion of the Proposed Development set back from the street line to accommodate the
public plazas.
(4)

Ground floor design
(i)

The ground floor level #street walls# and ground floor level walls fronting on a #public
plaza# of a #development# or horizontal #enlargement# shall be glazed with
transparent materials which may include #show windows#, transom windows or glazed
portions of doors. Such transparent materials shall occupy at least 50 percent of the surface
area of such #street wall#, measured between a height of two feet above the level of the
adjoining sidewalk or #public plaza# and a height of 12 feet above the level of the first
finished floor above #curb level#. The floor level behind such transparent materials shall
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not exceed the level of the window sill for a depth of at least four feet, as measured
perpendicular to the #street wall#. The ground floor transparency requirements of this
paragraph (b)(4)(i) shall not apply to #uses# listed in Use Groups 11, 16, 17 and 18,
or to #accessory# loading berths, or garage entrances#; or
Between a height of two and twelve feet above the level of the first finished floor above curb level,
the ground floor level street walls, and ground floor level walls fronting on the landscaped public
plazas, will be glazed with transparent materials. On the North 13th Street (north) frontage of the
Proposed Development, 1,969 square feet of the street wall will be glazed, out of a total of 3,201
square feet of street wall area, equivalent to 61.51% of the street wall. On the North 12th Street
(south) frontage, 2,415 square feet of the street wall will be glazed, out of a total of 3,950 square feet
of street wall, equivalent to 61.14% of the street wall. On the Kent Avenue (west) frontage, 1,421
square feet of the street wall will be glazed out of a total of 1,598 square feet, equivalent to 88.92%
of the street wall. On the Wythe Avenue (east) frontage, 1,442 square feet of the street wall will be
glazed out of a total of 1,598 square feet of street wall, equivalent to 90.24% of the street wall.
In total, 7,247 square feet of the street wall on all four facades of the Proposed Development, will be
glazed, out of 10,347 square feet of street wall. Thus, 70.04% of the street wall will be glazed. The
floor levels behind such transparent materials will not exceed the level of the window sill for a depth
of at least four feet, measured perpendicular to the street wall.
(i)

For #zoning lots# within flood hazard areas, in lieu of the requirements of paragraph (b)
(4)(i) of this Section, the provisions of Section 64-22 (Transparency Requirements) shall
apply; and

(iii)

For any #street wall# widths greater than 40 feet in length that do not require glazing as
specified in paragraphs (b)(4)(i) or (b)(4)(ii), as applicable, the facade, measured between a
height of two feet above the level of the adjoining sidewalk and a height of 12 feet above the
level of the first finished floor above #curb level#, shall incorporate design elements,
including lighting and wall art, or physical articulation.

Not applicable.

Below the level of the first story ceiling, the portions of the Proposed Development’s façade that do
not require glazing will include design elements. One design element will be lighting fixtures,
integrated into both the building envelope and the hardscape and landscape, to provide a
comfortable and safe environment at all hours of the day.
(5)

Public Plazas.
A #public plaza# shall contain an area of not less than 12 percent of the #lot area# of the
#zoning lot# and minimum of at least 2,000 square feet in area. All #public plazas# shall
comply with the provisions set forth in Section 37-70, inclusive, except certification requirements of
Sections 37-73 (Kiosks and Open Air Cafes) and 37-78 (Compliance) shall not apply.
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Two plazas for public use will be located on opposite corners of the Development Site, at grade.
On the eastern side of the Development Site, a 7,200 square foot landscaped public plaza would be
located on the northwest corner of Wythe Avenue and North 12th Street (the “Wythe Plaza”). The
Wythe Plaza will have 60 feet of frontage on North 12th Street and 120 feet of frontage on Wythe
Avenue. On the western side of the Development Site, a 7,200 square foot landscaped public plaza
would be located on the southeast corner of Kent Avenue and North 13th Street (the “Kent Plaza”).
The Kent Plaza will have 60 feet of frontage on North 13th Street and 120 feet of frontage on Kent
Avenue. Together, the plazas will comprise 14,400 square feet, which is equivalent to approximately
18% of area of the 80,000 square foot Development Site.
The public plazas will comply with the public plaza requirements in ZR §74-96(b)(5), section, with a
number of exceptions, including, but not limited to, the ZR §37-76(b) requirement that there be no
greater than 10 feet of distance between the public plazas and the main building entrance, the ZR
§37-713 prohibition on location of public plazas within 175 feet of a public park (with regard to the
Kent Plaza), and the requirement that the open area adjacent to the Wythe Plaza be either separated
by a buffer or meet the requirements for a minor portion of a plaza, per ZR §37-712.
The public plazas have been designed to serve as the gateways to the Proposed Development, and,
together with the publicly accessible pedestrian corridor linking them together, to provide a superior
pedestrian experience that serves as the “inland connection” between existing and proposed public
improvements located more closely to the Greenpoint and Williamsburg waterfronts. Proposed to
be constructed of materials harmonious with the existing streetscape and building stock, and
containing amenities such as benches, moveable seating, landscaped planters, and open air cafés, the
public plazas will help draw neighborhood foot traffic from inland areas of Greenpoint and
Williamsburg toward the East River, whether to visit the building on its own, or continue on toward
public improvements located on the waterfront. In either case, the plazas have been designed to
draw pedestrians and visitors to the building into the publicly-accessible pedestrian corridor to
access the building’s two main entrances, each located approximately 80 feet 10 inches from the
boundary of the nearest public plaza. Although the publicly accessible pedestrian corridor is not
included within the defined boundaries of the Kent Plaza and the Wythe Plaza, it has been designed
together with the public plazas as a singular, cohesive public space and pedestrian experience. The
public improvements located on the waterfront include Bushwick Inlet Park, located within 175 feet
of the Kent Plaza west of Kent Avenue between North 11th Street and North 12th Street, and a
planned shorefront public walkway located adjacent to Bushwick Inlet Park at the shoreline. This
shorefront public walkway is an element of the Greenpoint-Williamsburg Waterfront Access Plan,
and once built will connect the shorefronts of north Greenpoint with that of Williamsburg proper
and all points in between.
The plazas have been designed to enhance the connectivity of these existing and proposed public
spaces – from inland areas of Williamsburg and Greenpoint, along the existing street network
toward the Wythe Plaza, through the publicly accessible pedestrian corridor to the Kent Plaza, and
finally across Kent Avenue to access Bushwick Inlet Park and the shorefront pedestrian walkway
beyond. Therefore, the public plazas of the Proposed Development were designed to serve as links
in a chain of publicly accessible open spaces.
The plazas will provide all amenities required for public plazas under the Zoning Resolution. The
Kent Plaza will provide 379 square feet of benches and seat walls, 388 square feet of moveable
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seating, a 462 square foot open air café, 10 square feet of trash receptacles, 6 square feet of drinking
fountains, and 1,573 square feet of plantings. The open air café in the Kent Plaza will be located
adjacent to the western-facing façade of the building and will contain 21 tables and 42 seats. In
total, permitted obstructions in the Kent Plaza will total 2,848 square feet, or 39% of the total plaza
space, which complies with the requirement that not more than 50% of the area may be occupied by
permitted obstructions.
The Wythe Plaza will provide 342 square feet of benches and seat walls, 380 square feet of moveable
seating, a 255 square foot open air café, 10 square feet of trash receptacles, 6 square feet of drinking
fountains, and 1,569 square feet of plantings. The open air café in the Wythe Plaza will be located
adjacent to the eastern-facing façade of the building and will contain 12 tables and 24 seats. In total,
permitted obstructions in the Wythe Plaza will total 2,604 square feet, or 36% of the total plaza
space, in compliance with the requirement that no more than 50% of the plaza area be occupied by
permitted obstructions.
(6)

Signs.
In all Enhanced Business Areas #signs# are subject to the regulations applicable in C6-4 Districts
as set forth in Section 32-60, inclusive.

All signage at the Proposed Development will comply with the signage regulations applicable in C64 districts.
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Statement of Findings
ZR §74-962
Special Permit to Increase Floor Area
in Enhanced Business Areas
25 Kent Avenue
Block 2282, Lot 1
Borough of Brooklyn
(c) Findings
In order to grant an increase of the maximum permitted #floor area ratio# and modification of #public
plaza# regulations, the Commission shall find that such increase or modification:
(1)

will promote a beneficial mix of #business-enhancing# and #incentive uses#;

The Special Permit will facilitate the redevelopment of the Development Site with the Proposed
Development: an eight-story, 380,097 square foot (4.75 FAR) commercial, manufacturing, and retail
building. Specifically, the Proposed Development includes approximately:
x
x
x

159,848 square feet of floor area devoted to uses permitted in the underlying M1-2 zoning
district; (“Permitted Uses”);
63,714 square feet of floor area devoted to Business Enhancing Uses;
156,535 square feet of floor area devoted to Incentive Uses.

Thus, the Proposed Development will contain approximately 2.0 FAR of Permitted Uses, 1.95 FAR
of Incentive Uses, and 0.8 FAR of Business Enhancing Uses. The incorporation of space set aside
for businesses producing physical products will maintain the area’s character, which has evolved
over the century but has always provided space to makers and producers. The inclusion of
Incentive Uses will increase the job creation capacity of the Proposed Development, while limiting
uses that detract from the business and manufacturing character of the neighborhood and impede
future business and manufacturing growth. Therefore, certain uses, including hospitality, nightlife,
and storage uses would not be permitted as Incentive Uses within the Project Area.
The additional 0.8 FAR devoted to Business Enhancing Uses will allow small manufacturers and
production firms to locate within the Greenpoint-Williamsburg IBZ in a new building that is
designed to foster a dynamic and creative environment conducive to growing businesses.
The Proposed Development has been specifically designed with both creative technology and
manufacturing firms in mind. Large, open floor plates with flexible partitions and 16 foot floor to
ceiling heights encourage firms engaged in research, development, production, and manufacturing to
work collaboratively and exchange human resource capital. Tall floor to ceiling heights help
accommodate the technology needed by modern light manufacturing tenants, and allows for
flexibility in the installation (and replacement) of specialty mechanical systems that are needed for
modern manufacturing and technology firms. Flex partitions allow firms to grow in place, and help
keep expanding firms in the Proposed Development.
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(2)

will result in superior site planning, harmonious urban design relationships and a safe and enjoyable
streetscape;

Grant of a floor area increase for Incentive Use and public plaza modifications will allow
construction of the Proposed Development, which will complement and improve the streetscape of
the Project Area. The Proposed Development will provide a superior site plan that includes plazas
and a pedestrian corridor for the benefit of the general public, and will contain wide floor plates that
are more accommodating to creative technology and manufacturing firms than standard sized floors.
The site has been carefully planned to provide a rich layer of publicly accessible outdoor spaces
activated by retail & building amenity programs, and an optimum footprint to accommodate the
building’s uses.
The Proposed Development will be a distinctively modern architectural contribution to north
Williamsburg that respects and enforces the existing architectural and historical context of
surrounding buildings. The massing of the Proposed Development borrows the boxy, pragmatic
massings of the surrounding one- and two-story warehouse buildings in much of the Project Area.
However, the unique step-pyramid stacking of the Proposed Development’s floors will be a
departure from these generally utilitarian structures.
In addition to the step-pyramid stacking of its floors, the northern and southern halves of the
Proposed Development are off-set from each other by 60 feet on each side in order to
accommodate public plazas. The result of the off-set is that a portion of the street wall on both
Wythe Avenue and Kent Avenue is located at the street line and rises without setback to the
maximum building height of 134 feet. Within the public plazas, the remainder of the street walls
along Wythe Avenue and Kent Avenue also rise without setback to the maximum building height of
134 feet. These sheer building walls are visually striking, though counterbalanced by the adjacent
and generously proportioned public plazas and pedestrian corridor.
The public plazas and pedestrian corridor linking them give the full square block a high level of
porosity and transparency. The two public plazas created by the building off-set will each be 7,200
square feet in area, totaling 14,400 square feet. The Wythe Plaza will be located on the northwest
corner of Wythe Avenue and North 12th Street, and the Kent Plaza will be located on the southeast
corner of Kent Avenue and North 13th Street. The plazas will be connected by a 40 foot wide,
publicly-accessible covered pedestrian walkway running through and underneath the Proposed
Development. Two additional entranceways – one on the north side of North 12th Street, the other
on the south side of North 13th Street – will be located approximately midway between Wythe and
Kent Avenues to provide access to the publicly-accessible covered pedestrian walkways. Ground
floor retail will front on North 12th and North 13th Street, and on the covered interior of the
walkway. All publicly accessible outdoor spaces at grade have clear sightlines, and are lined with
glazed retail frontage. The plazas, activated sidewalks, and the partially covered pedestrian walkway
will encourage employees, patrons, visitors, and the general public to engage at street level,
improving the pedestrian experience and helping transition the Project Area into a more active
commercial community.
The applicant proposes to use brick, metal, and glazing, a mix of traditional and modern materials,
for the construction of the Proposed Development and the public plazas, which will evoke the
manufacturing character of the neighborhood while signaling commitment to its creative future.
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The transparent retail facades at the ground floor will connect the pedestrian experience to the retail
inside, thereby activating a streetscape that has, for many years, been devoid of activity.
Additionally, the building setbacks will double as outdoor terraces for use by the building’s tenants,
which is an ideal way to provide light and air to both pedestrians and building occupants. Various
levels of outdoor lighting are integrated with the building envelope, and within the hardscape and
landscape, to provide a comfortable and safe environment at all hours of the day.
(3)

will result in a #building# that has a better design relationship with surrounding #streets# and
adjacent open areas;

The grant of the floor area increase for Incentive Uses will allow construction of a building that has
a better design relationship to the surrounding streets and adjacent open areas. The site plan
provides a generous amount of open and publicly accessible space, in the form of two public plazas
and a pedestrian corridor.
The design of the Proposed Development is intended to contribute to a vibrant public space, to
complement and build on the street grid, and to link the street grid to the planned public park and
shorefront public walkway across Kent Avenue. While the footprint of the building provides street
wall continuity on North 12th & North 13th streets, it is articulated on Wythe & Kent avenues with
publicly accessible plazas designed to also allow outdoor seating for the ground floor retailers. The
proposed materials for the building envelope - brick, metal and glazing - were chosen to relate to the
industrial heritage of the neighborhood. The design of the building captures the character of
Brooklyn, and the neighborhood’s industrial heritage, with massing and materiality, all the while
addressing contemporary trends in workspace layouts and design suitable for growing, cutting-edge
companies.
The pedestrian corridor improves the pedestrian experience by providing a physical and visual
connection between Wythe Avenue, Bushwick Inlet Park, and the Manhattan skyline beyond.
Approximately 180 linear feet per blockfront will be provided to access the pedestrian corridor and
plazas, which greatly increases the connectivity of the Development Site to the street. Retail will be
provided not only along the sidewalk, but also through the heart of the block, opening the building
up to the neighborhood. The public plazas, and the pedestrian corridor linking them, will help draw
foot traffic from the Project Area to and from Bushwick Inlet Park and its neighboring waterfront
promenades.
Additionally, the 15-foot-wide sidewalks of the Proposed Development, and new street trees and
landscaped public plazas, will significantly improve the surrounding streetscape. Indeed, at present
there are no public sidewalks on North 13th Street adjacent to the Development Site.
(4)

will result in a #development# or #enlargement# that will not have an adverse effect on the
surrounding neighborhood; and

The Proposed Development will not have an adverse effect on the surrounding neighborhood, but
rather will benefit the surrounding neighborhood by providing much needed office and
manufacturing space. This space will bring jobs within walking distance of much of northside
Williamsburg and south Greenpoint, helping to preserve the Greenpoint-Williamsburg IBZ as a
place for active commercial and manufacturing activity.
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The scale of the Proposed Development is within context of the underlying M1-2 district and the
surrounding neighborhood. As stated in the Description of Proposal, an 11-story community
facility building containing approximately 383,000 square feet of floor area and rising to 157 feet
above curb level has been approved for as-of-right construction at the Development Site by the
New York City Department of Buildings. Such a bulk is consistent with the underlying M1-2
district. Taking advantage of the Special Permit limits the height of buildings to 110 feet unless a
public plaza is provided, in which case a height of 135 feet is permitted. The Proposed
Development extends to 134 feet in height by providing not only one, but two public plazas.
The Proposed Development is consistent with a number of new buildings in the surrounding
neighborhood just south of the Development Site, including the Wythe Hotel at 78 Wythe Avenue,
which rises to 124 feet in height, the Hoxton Hotel at 97 Wythe Avenue, which is currently under
construction and will rise to 96 feet in height, and an eight-story hotel under construction at 96
Wythe Avenue. Directly across the street from the Proposed Development, at 55 Wythe Avenue, a
21-story hotel, retail, and office complex rising to an as-of-right height of 250 feet is currently under
construction. The Proposed Development is over 100 feet shorter than that new building, and will
have wider floor plates and a form that more closely reflects the manufacturing character of the
surrounding area.
(5)

any modification of the #public plaza# requirements will result in a #public plaza# of equivalent
or greater value as a public amenity.

The plazas are designed to be inviting, activated public open spaces with a high level of porosity,
encouraging fluid movement from Wythe to Kent Avenue via the pedestrian corridor, also known as
the “North 12 ½ Street” pedestrian way. The plazas are anticipated to be populated with a canopy
of birch trees, and a layer of understory planting zones, formed by the desired paths of travel. The
planting zones are interwoven with fixed and movable seating elements, which provide ample
shaded social seating opportunities. The retail frontages on the plazas, as well as the pedestrian
corridor, are envisioned to include outdoor cafés, which will further activate the public spaces and
encourage the public to pass through the pedestrian corridor in route to the park, the proposed
shorefront public walkways along the waterfront, and other destinations in the neighborhood.
The plazas will comply with the public plaza requirements of condition (b)(5) of ZR §74-96,
although a number of waivers are required to accommodate the design of the plazas, including, but
not limited to, waivers regarding distance between the public plaza and main building entrance,
limitation on location of public plazas within 175 feet of existing public parks, and a requirement
that open areas adjacent to the plazas either be separated from the plazas by a buffer, or meet the
requirements for a minor portion of a plaza.
The location of the public entrance away from the plazas enhances their value as a public amenity.
Although not defined as part of either public plaza, the publicly-accessible pedestrian corridor has
been designed together with the public plazas as a singular, cohesive public space and pedestrian
experience. Visitors and pedestrians will be drawn through the public plazas, into the pedestrian
corridor, to reach the building entrances. Building entrances will also be accessible from North 12 th
and North 13th Street. Moreover, the plazas will still be connected to the building through ground
floor retail entrances, which open directly onto the plazas, as well as onto the publicly-accessible
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pedestrian corridor. A significant portion of the ground floor façade facing the plazas is proposed
to be transparent, so the plazas will be visible from the retail spaces, and the retail spaces will be
visible from the plazas. This linkage creates a “front porch” dynamic between the plazas and the
ground floor of the building. Finally, location of the plazas adjacent to open areas and the
pedestrian passageway will contribute to a linkage of the plazas, pedestrian passageway, and the
waterfront park and promenade beyond. As previously stated, the plazas are intended, and have
been designed to contribute to a chain of open space leading pedestrians from Wythe Avenue to the
existing and proposed public amenities located on the waterfront: Bushwick Inlet Park and the
shorefront public walkway of the Greenpoint-Williamsburg Waterfront Access Plan.
The Kent Avenue Plaza contains 7,200 square feet and the Wythe Avenue Plaza contains 7,200
square feet, for a total of 14,400 square feet of public plaza at the Proposed Development. The
public plazas will provide benches, seat walls, movable seating, trash receptacles, drinking fountains,
and plantings, and two open air cafes (one per plaza). The permitted obstructions will not exceed
34% of the area within the Kent Plaza, and 32% of the area of the Wythe Plaza. The plantings and
trees will be arranged in triangular segments, with benches arranged surrounding the plantings,
bordering the triangular shape. The open air cafes will each be located adjacent to a building wall
within the plazas. The public plazas will serve as a social hub and communal space for tenants,
neighbors, and visitors to the Proposed Development and waterfront area, and provide a public
amenity in a manufacturing district where landscaped public plazas accessible to the public are not
required to be provided.
*

*

*

The Commission may prescribe appropriate additional conditions and safeguards to minimize adverse effects on the
character of the surrounding area.
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Statement of Findings
ZR §74-963 Special Permit to Modify
Parking and Loading Requirements
in Enhanced Business Areas
25 Kent Avenue
Block 2282, Lot 1
Borough of Brooklyn

74-963
Parking and loading modifications in Enhanced Business Areas
In association with an application for a special permit for #developments# or #enlargements# pursuant to Section
74-962 (Floor area increase and public plaza modifications in Enhanced Business Areas), the Commission may
reduce or waive the off-street parking requirements set forth in Section 44-20 (REQUIRED ACCESSORY OFFSTREET PARKING SPACES FOR MANUFACTURING, COMMERCIAL OR COMMUNITY
FACILITY USES), inclusive, not including bicycle parking, and may also reduce or waive the loading berth
requirements as set forth in Section 44-50 (GENERAL PURPOSES), inclusive, provided that the Commission
finds that:
(a)

such reduction or waiver will not create or contribute to serious traffic congestion and will not unduly inhibit
vehicular and pedestrian movement;

The Proposed Development, which will contain 275 attended off-street accessory parking spaces
and three loading berths, will not create or contribute to serious traffic congestion and will not
unduly inhibit vehicular and pedestrian movement. 275 attended accessory off-street parking spaces,
while fewer than the maximum 1,267 spaces required under as-of-right M1-2 district regulations, will
be sufficient to handle parking demand generated by the Proposed Development. The 275 spaces
will be located in an attended parking facility in the cellar of the Proposed Development, accessed
from North 13th Street. Additionally, 150 bicycle parking spaces will be provided in the cellar
initially, although only 38 spaces are required. Up to 300 bicycle parking spaces can be
accommodated should demand require them.
The Proposed Development will provide for the parking demand generated by its uses, and will
therefore not compete for the available parking within the surrounding neighborhood. It is
anticipated that typical tenants will be companies in the technology, media and creative industries,
consistent with existing trends in the surrounding area, as well as small scale manufacturers. A
Parking Demand Forecast prepared by Philip Habib & Associates (attached) for this application
estimates that the Proposed Development will generate a peak parking accumulation of 230 vehicles
during the peak hour of 10 to 11 am on weekdays, when peak office and light industrial parking
demand are expected to overlap. The peak parking utilization rate would be 84% of the proposed
275 accessory parking spaces and will readily accommodate the anticipated parking demand.
In making the estimations described above, the Parking Demand Forecast predicts the hourly
weekday parking accumulation, broken down by demand generated by neighborhood retail, office
employees, office visitors, and light manufacturing. Anticipated demand was based on temporal
distribution rates from recently approved environmental review documents and traffic studies,
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including local retail assumptions based on the CEQR Technical Manual and the 2013 Domino
Sugar Project Technical Memorandum. Surveys of employees in Dumbo from 2012 were used to
develop modal splits and vehicle occupancy rates for office employees, and reverse journey-to-work
data was used for the light manufacturing uses.
Further, the estimated employee and visitor population traveling to the Proposed Development will
utilize alternate forms of transportation, such as bicycling, walking, buses, and the subway. Typical
office tenants would be companies in the technology and creative media industries, and typical light
manufacturing tenants would be small scale manufacturers, such as furniture, jewelry, or food
manufacturers, consistent with trends in the surrounding area. These employees are less likely to use
automobiles and taxis. The EAS projects that 61.7% of office employees, and 43% of light
manufacturing employees, will utilize the subway for trips to the Proposed Development in the AM
and PM, 23.3% of office employees, and 23.9% of light manufacturing employees, will walk, take the
ferry, or bike to the Proposed Development in the AM and PM. Only 11.9% of office employees,
and 30% of light manufacturing employees, would use automobiles in the AM and PM. Finally,
80% of trips to and from the local retail would be walking, by ferry, or by bicycle. Ample bicycle
parking will be provided for employees and visitors who choose to travel by bicycle.
A lower number of off-street parking spaces will not contribute to serious traffic congestion in the
area. It is anticipated that most employees and visitors will be traveling from locations within the
inner ring of central Brooklyn and western Queens, and from Manhattan. Thus, public transit and
bicycle will be the preferred means of transportation for most travelers to the Proposed
Development. Automobiles will remain a preferred mode of transportation for persons traveling
long distances to the Proposed Development, but demand among that population is not expected to
exceed 275 spaces.
The Proposed Development will result in fewer trips than an as-of-right community facility
development would generate. In the weekday morning, midday, and evening, as well as Saturday
peak hours, there will be a net decrease in person-trips, compared with a reasonable worst case asof-right development scenario. The number of trips generated by office and manufacturing tenants,
which will be the primary uses in the Proposed Development, is fewer than the number of trips
generated by certain as-of-right community facility uses. The Parking Demand Forecast filed in
connection with this application contains a detailed analysis of the person-trips generated by the
Proposed Development.
(b)

the number of curb cuts provided are the minimum required for adequate access to off-street parking
and loading berths, and such curb cuts are located so as to cause minimum disruption to traffic,
including vehicular, bicycle and pedestrian circulation patterns;

The Proposed Development will be constructed with two curb cuts on North 13th Street, one for the
three loading berths, and one for the parking entrance. The curb cut for the loading entrance will
be 44 feet in width and will be located 123 feet, six inches from Kent Avenue. The curb cut for the
parking entrance will be 22 feet in width and will be located 168 feet from Wythe Avenue. The curb
cut for the loading berths, which is approximately 100 feet narrower than that which would be
needed to serve 10 required loading berths, is the minimum necessary to provide access to the three
loading berths, and the 22-foot-wide curb cut is the minimum necessary to provide access to the
parking garage in the cellar. The curb cuts’ location on North 13th Street will cause less disruption
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than if they were located on any of the other streets surrounding the Proposed Development. Kent
Avenue and Wythe Avenue are heavily-trafficked through-streets that provide access to points north
and south of the surrounding neighborhood, and location of the berths on those frontages would
interfere with pedestrian enjoyment of the public plazas. Moreover, the Proposed Development’s
frontage on Wythe Avenue and Kent Avenue is half that of the side streets it fronts upon.
Therefore, locating a curb cut along these avenues would not only disrupt more traffic, but would
detract from the pedestrian experience.
Locating the loading berths near the center of the building on the North 13th Street frontage is
preferable over locating them on the North 12th Street frontage. North 13th Street has two lanes of
traffic going in both directions, as opposed to North 12th Street, which contains only a single lane
running east. If the berths were on North 12th Street, trucks backing into the berth could completely
halt traffic. Trucks backing in or idling on North 13th Street would likely leave at least one lane open
so traffic could pass around the truck. Additionally, at present, North 12th Street is closer to a
number of existing, compatible commercial uses in the surrounding neighborhood, including a
popular brewery, bowling alley, and eating and drinking establishments. The Proposed
Development has been designed to include a number of ground floor retail locations along North
12th Street, which will contribute to the existing ground-floor commercial agglomeration. Locating a
curb cut along North 12th Street would detract from the effort to provide a vibrant streetscape on
the most active commercial street fronting the Proposed Development.
(c)

the #streets# providing access to the #development# or #enlargement# are adequate to handle the
traffic generated thereby, or provision has been made to handle such traffic; and

The streets surrounding the Proposed Development should be adequate to handle the anticipated
traffic generated by the Proposed Development. The streets surrounding it are part of a regularly
shaped dense grid network through which traffic can easily disperse. Additionally, the peak parking
demand is anticipated to be 200 vehicles in any single hour, which would represent only a 73%
utilization rate of the 275 spaces in the garage, so there is not anticipated to be a backup or spillover
of vehicular traffic onto the street grid. Fourteen reservoir spaces will be provided at the entrance to
the garage. It is anticipated that a majority of occupants and visitors to the Proposed Development
will either walk, bike, or use public transit, such as the MTA subway, MTA buses, and the East River
ferry.
Vehicle trips are expected to peak in the AM. Uses in the surrounding neighborhood do not
experience peak traffic generation at the same time. In close proximity to the Proposed
Development are a number of hospitality and entertainment uses that generate peak traffic demand
at night and on weekends. The Proposed Development contains commercial and manufacturing
uses that will experience peak traffic during weekday hours, so the peak traffic for the Proposed
Development will not compound the traffic generated by other uses surrounding the Proposed
Development.
The roadway network surrounding the Development Site is a regular local street grid containing
predominantly one-way streets typically sixty feet in width. The density and consistency of the grid
provide adequate access for any traffic generated by the Proposed Development. North 12th Street
is a sixty-foot-wide, one way single lane street running west, with two lanes of parking. North 13 th
Street is a sixty-foot wide, two-way, two lane street, without curbside parking, which ends at Kent
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Avenue, across from which is land owned by the City of New York and proposed to be part of
Bushwick Inlet Park. Kent Avenue, which is a sixty-foot wide, one way, one-lane street running
north, with one lane of parking, and a two-way bicycle lane, bounds the Development Site to the
west. Wythe Avenue, a sixty-foot wide, single lane street running south with two lanes of parking
and a south-running bike lane, bounds the Development Site to the east.
Additionally, the Development Site is close to subway, bus and bike transit options, providing the
primary means of transportation for project-generated employees and patrons. The Bedford
Avenue subway stop on the L Train line is seven blocks away, and the Nassau Avenue subway stop
on the G Train line is seven and one-half blocks away. There are bike lanes running along Wythe
Avenue and Kent Avenue, connecting Williamsburg and Greenpoint with greater Brooklyn via the
Brooklyn Greenway, located along the waterfront. The B32 bus, running between Long Island City
and the Williamsburg Bridge, runs north on Kent Avenue and south on Wythe Avenue, and the B62
bus, running between Queens Plaza and Downtown Brooklyn, runs north on Bedford Avenue and
south on Driggs Avenue.
(d)

the reduction or waiver of loading berths will not create or contribute to serious traffic congestion or
unduly inhibit vehicular and pedestrian movement.

The applicant is proposing to provide three off-street loading berths for the Proposed
Development, which is less than the ten berths that would be required pursuant to ZR §§44-52 and
44-54. The reduction in the required number of loading berths provided in the Proposed
Development will not create or contribute to serious traffic congestion or unduly inhibit vehicular or
pedestrian movement. The applicant does not anticipate a demand for more than three loading
berths in the Proposed Development, and the street grid surrounding the Development Site is
sufficient to handle any additional traffic generated by loading and unloading at the Proposed
Development. The requirement for 10 loading berths stems from ZR §44-54, a provision of the
Zoning Resolution which requires, for mixed manufacturing and office buildings, 50% of the floor
area in the building to be subject to a more onerous loading requirement appropriate for
manufacturing uses.
The applicant does not anticipate that the office, retail and manufacturing tenants of the Proposed
Development will require more than three loading berths.
The local retail uses anticipated for the Proposed Development will generate very little traditional
off-street loading demand, if any. The individual retail spaces of the Proposed Development will
each contain less than 8,000 square feet of floor area, and therefore each would not require a loading
berth were they developed as individual zoning lots pursuant to ZR §44-52. Retail spaces of this size
are typically served by curbside loading in close proximity to the individual retail space being served,
due to the infrequent and typically smaller shipments of goods they receive. It is anticipated that
curbside deliveries would be scheduled during off-peak hours so as not to interfere with peak work
travel and shopping times, and to avoid peak traffic periods. Most likely, retail uses in the Proposed
Development will receive shipments during the late evening and pre-dawn hours. Office uses will
generally receive shipments in the late morning and afternoon.
Business Enhancing Uses on the second and third stories of the Proposed Development may
require the berths for loading and unloading of raw materials, equipment, and finished products. It
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is anticipated that three berths should adequately serve the proposed Business Enhancing Uses. It
is anticipated that manufacturing uses will primarily receive shipments after dawn and throughout
the morning.
Truck deliveries are anticipated to peak in the afternoon, at 7 deliveries. These 7 deliveries are
anticipated to be staggered over the course of the afternoon, with a typical stay in a loading berth
being less than thirty minutes. Staggering of loading activities will ensure that each use may load and
unload without creating or contributing to traffic congestion or inhibiting vehicular and pedestrian
movement.
The Commission may prescribe appropriate additional conditions and safeguards to minimize adverse effects on the
character of the surrounding area.
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