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CITY PLANNING COMMISSION  
 
October 30, 2017/Calendar No. 5   C 170420 PPK 
 
 
IN THE MATTER OF an application submitted by the Department of Citywide Administrative 
Services (DCAS), pursuant to Section 197-c of New York City Charter, for the disposition of one 
city-owned property located at 1555 Bedford Avenue (Block 1274, Lot 1), pursuant to zoning, 
Borough of Brooklyn, Community District 9.  
  
 
This application (C 170420 PPK) for the disposition of City-owned property was filed by the NYC 

Department of Citywide Administrative Services (DCAS) on May 16, 2017. In addition to the 

proposed disposition, the NYC Economic Development Corporation (EDC) submitted applications 

for four related actions: a zoning map amendment (C 170416 ZMK), a zoning text amendment (N 

170417 ZRK), a special permit to create a large-scale general development (LSGD) (C 170418 ZSK), 

and a special permit to modify parking requirements (C 170419 ZSK) on May 16, 2017. The proposed 

actions would facilitate a mixed-use development located at 1555 Bedford Avenue (Block 1274, Lot 

1) in the Crown Heights neighborhood of Brooklyn, Community District 9. 

 

RELATED ACTIONS 

In addition to the proposed disposition which is the subject of this report (C 170127 PPK), 

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

following applications submitted by EDC, which are being considered concurrently with this 

application: 

 

C 170416 ZMK Zoning map amendment to change the project area from an R6 district 

to R7-2 and R7-2/C2-4 districts; and 

 

N 170417 ZRK Zoning text amendment to designate a Mandatory Inclusionary 

Housing (MIH) area; and 

 

C 170418 ZSK Special permit to create an LSGD; and 

 

C 170419 ZSK Special permit to modify parking requirements. 

Disclaimer
City Planning Commission (CPC) Reports are the official records of actions taken by the CPC. The reports reflect the determinations of the Commission with respect to land use applications, including those subject to the Uniform Land Use Review Procedure (ULURP), and others such as zoning text amendments and 197-a community-based  plans. It is important to note, however, that the reports do not necessarily reflect a final determination.  Certain applications are subject to mandatory review by the City Council and others to City Council "call-up."
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BACKGROUND 

The project area (Block 1274, Lot 1) and development site are coterminous and located at 1555 

Bedford Avenue in Brooklyn’s Crown Heights neighborhood. Block 1274 is bounded by 80-foot-

wide Bedford Avenue, a major thoroughfare, to the west; 70-foot-wide President Street to the south, 

70-foot-wide Rogers Avenue to the east, and 70-foot-wide Union Street to the north. Lot 1, the project 

area, comprises approximately 122,156 square feet and is located on the western end of Block 1274, 

with frontages along Bedford Avenue, President Street, and Union Street.   

 

The project area is currently improved with the 171,482-square-foot Bedford Union Armory. The 

Bedford Union Armory was originally constructed between 1904 and 1908 and was credited as the 

first “Art Nouveau” style building in Brooklyn.  The armory was operated and maintained by the 

New York National Guard until it was decommissioned in 2011. It has been vacant since that time 

and is currently owned by the City.   

 

The armory was designed to meet the needs of a cavalry unit and included a firing range, 

administrative offices, and horse stables.   It covers the entire lot and comprises four components: 

the drill shed, the head house, the stables, and a parking garage.   

 

The drill shed is a 57,450-square-foot, barrel vaulted, single-story hall with a curved roof reaching a 

height of approximately 90 feet with a floor area ratio (FAR) of approximately 0.47 fronting on 

Union Street. The head house, previously used by the military as an administrative space, is a three-

story, 60-foot high, 54,487-square-foot building with an FAR of approximately 0.47 fronting on 

Union Street, Bedford Avenue and President Street. The stables are a two-story, approximately 28-

foot-tall, 28,990-square-foot building located along the southern edge of the site on President Street. 

It previously supported various military functions, including a shooting range, classrooms, and 

storage. The parking garage is a two-story, 30-foot-high, 30,555-square-foot building originally 

constructed in three phases between 1917 and 1931. It is located on the eastern end of the site and 

stretches the length of the project area with frontages and curb cuts on both Union and President 

streets.   
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The remainder of the lots on Block 1274 (Lots 29, 32-42, and 44) are privately owned and are located 

along the eastern edge of the block, with frontage along Rogers Avenue. These parcels are improved 

with three- to four-story rowhouses, some with ground floor retail. 

 

In 2011, the Brooklyn Borough President initiated the Bedford Union Armory redevelopment, which 

included an EDC-led community engagement and visioning process to help determine priorities and 

potential uses for the armory prior to the release of a Request for Proposals (RFP) for the project.  

 

In 2013, New York State transferred ownership of the armory to the City, and EDC subsequently 

issued a RFP to redevelop the vacant armory into a facility that would serve as a neighborhood anchor 

while providing local amenities and community facility space to area residents.  The objective was 

to preserve the armory’s historical character and serve the community’s needs while also being 

financially feasible and economically viable.  In 2015 EDC announced the selection of Bedford 

Courts, LLC as the developer of the current armory project. 

 

The project area is near major cultural institutions, community facilities, and open spaces. The 

Brooklyn Museum, the main branch of the Brooklyn Public Library at Grand Army Plaza, the 526-

acre Prospect Park and the Brooklyn Botanic Gardens are all located two blocks west of the project 

area. Two blocks south is Medgar Evers College, located at Bedford Avenue and Crown Street. Two 

blocks north of the project area is Eastern Parkway, a 210-foot-wide east-west boulevard connecting 

Grand Army Plaza to Broadway Junction, which was completed in 1870 and designated a scenic 

landmark by the New York City Landmarks Preservation Commission in 1978.   

 

Land uses in the surrounding area are primarily residential, multi-family walk-up and elevator 

buildings ranging in height between two to six stories. The Ebbetts Field Houses (seven buildings, 

25 stories, 1,321 units) and Tivoli Towers (33 stories, 321 units) are three blocks south and two 

blocks west of the site, respectively. Nearby commercial corridors include Franklin Avenue to the 

west, Bedford Avenue to the east and Rogers Avenue to the south.  

 

The project area and the majority of the surrounding blocks are mapped with an R6 zoning district.  

R6 districts generally permit residential uses up to a maximum FAR of 2.43 and community facility 

uses up to an FAR of 4.8. R6 is a height factor district; residential and community facility uses are 
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permitted with no fixed height limits and building envelopes are regulated by a sky exposure plane 

and open space ratio after a maximum base height of 60 feet. Residential development under the 

optional Quality Housing program has a maximum building height of 55 feet and FAR of 2.2 on 

narrow streets and a maximum building height of 75 feet and FAR 3.0 on wide streets, with a 

qualifying ground floor. Off-street parking is required for 70 percent of market-rate dwelling units. 

This requirement is lowered to 50 percent if the lot area is less than 10,000 square feet or if Quality 

Housing provisions are used. If fewer than five spaces are required, the off-street parking requirement 

can be waived. 

 

A C8-2 zoning district is mapped directly west of the project area along Bedford Avenue. C8-2 

districts are generally low-density, auto-oriented commercial districts with height governed by a sky 

exposure plane that begins 30 feet above the street line. They allow an FAR of up to 2.0 for 

commercial and some light industrial uses and 4.8 for community facility uses, and they have high 

parking requirements. 

 

R6/C2-3 and R6/C1-3 districts are mapped along portions of Bedford, Rogers, and Nostrand avenues 

to a depth of 150 feet. These districts allow up to 2.0 FAR for local retail and service uses, and most 

retail uses require one accessory parking space per 400 square feet of commercial floor space. 

 

The area north of Eastern Parkway was rezoned in 2013 as part of the Crown Heights West rezoning 

(C 130213 ZMK) with medium-density contextual residential districts mapped throughout the 

neighborhood and with a higher-density contextual district and a Voluntary Inclusionary Housing 

program area mapped over a portion of Bedford Avenue. This is currently the only area nearby where 

the Inclusionary Housing program, which incentivizes the inclusion of permanently affordable 

housing in return for a floor area bonus, is available. Two projects participating in the program and 

providing permanently affordable housing are currently under construction along Bedford Avenue.   

 

The area is well served by public transit and is within a Transit Zone.  The 2, 3, 4, and 5 subway lines 

have stops at Franklin Avenue and Eastern Parkway, one block west and one block north of the 

project area, and at Eastern Parkway and Nostrand Avenue, one block to the east.  The 2 and 5 trains 

also stop at President Street and Nostrand Avenue, one block east of the project area.  The Franklin 

Avenue Shuttle “S” train is one block west and one block north of the project area and runs from 
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Franklin Avenue to Prospect Park.  In addition, several bus lines run adjacent to and near the project 

area, including the B44, B44 Select Bus Service (SBS), B45, B48, and B49 routes. 

 

The proposed development would adaptively reuse and redevelop portions of the Bedford Union 

Armory site into a three-building mixed-use community recreational facility, commercial, and 

residential development.  In total, the proposed development would contain approximately 496,000 

square feet of floor area (4.06 FAR), of which approximately 108,000 square feet (0.89 FAR) would 

be community facility, 25,000 square feet (0.20 FAR) would be commercial, and 362,000 square feet 

(2.97 FAR) would be residential. A 118-space parking garage, accessory to the residential portion, 

would be located below grade. 

 

The two predominantly residential buildings combined would contain approximately 390 apartments, 

containing 177 affordable apartments, including approximately 122 permanently affordable 

apartments, and provide housing for individuals and families at a mix of incomes between $34,360 

and $94,490 for a household of three, or 40 percent and 110 percent of the Area Median Income 

(AMI). 

 

The existing drill shed and head house along Bedford Avenue and Union Street would be repurposed 

into a 107,745-square-foot recreational and community facility center (“Building 1”).  Building 1 

would contain 25,019 square feet of commercial space and 82,726 square feet of community 

recreational facility use, including three multi-sport courts, a turf field, a 25-meter, six-lane indoor 

swimming pool, fitness areas, and accessory administrative and support uses. The applicants have 

proposed that Building 1 be managed by the Brooklyn-based not-for-profit CAMBA, and that non-

profit service providers for sports, youth counseling, culture, and technology occupy the commercial 

space designated for non-profit office use.  Potential tenants include organizations such as Brooklyn 

Pride, Central Brooklyn Soccer Club, Digital Girls, INC., Ifetayo, Imagine Swimming, James E. 

Davis Stop the Violence, Kings County Tennis League, New Heights, Team First, and the Western 

Indian American Day Carnival Association (WIADCA).   

 

The existing stable structure along President Street would be demolished to facilitate the development 

of a new 72,567-square-foot residential building (“Building 2”) and would contain 60 

homeownership units, including 12 units (20 percent) designated as permanently affordable 
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homeownership units.  Building 2 would have a street wall height of 16 feet and two stories, after 

which a setback of 15 feet would be provided.  The building would then rise six stories to a total 

height of 76 feet. 

 

The existing parking structure would be demolished to allow for the development of a new 315,599-

square-foot mixed-use residential and community facility building.  The proposed building would be 

16 stories tall with an initial base height of 97 feet and maximum base height of 127 feet at President 

and Union streets. After 10-foot setbacks along Union and President streets, the building would rise 

to a maximum height of 180 feet.  The building’s first floor would comprise almost 25,500 square 

feet of community facility space.  The floors above would contain 330 apartments, 50 percent of 

which would be income-restricted affordable housing and 100,579 square feet or 122 units (37 

percent) of which would be permanently affordable pursuant to the City’s MIH Option 2 

requirements. All remaining affordable units would be affordable to households at 110 percent of the 

AMI. 

 

To facilitate the proposed development, DCAS seeks the disposition of City-owned property (Block 

1274, Lot 1) in conjunction with four related actions submitted by EDC: a zoning map amendment 

(C 170416 ZMK); a zoning text amendment (N 170417 ZRK) to designate the proposed rezoning 

area as an MIH area; a special permit pursuant to ZR Section 74-743 to create an LSGD seeking 

height and setback waivers (C 170418 ZSK); and a special permit pursuant to ZR Section 74-532 for 

a reduction of required accessory parking spaces (C 170419 ZSK). 

 
Disposition of City-owned Property - C 170410 PPK 

DCAS intends to dispose of the site to the New York City Land Development Corporation, which 

would  dispose it to the New York City Economic Development Corporation, which would in turn 

dispose to Bedford Courts, LLC pursuant to Sections 197-c(10) and 384(b)(4) of the New York City 

Charter.  The 14,607-square-foot portion of the site on which the condominium building would be 

built would be disposed of through a land sale.  The remainder of the site – 107,549 square feet, 

including the existing drill shed, head house, and garage, would be disposed of through a long-term 

ground-lease between the City and Bedford Courts, LLC. 

 

Zoning map amendment - C 170416 ZMK 
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EDC is seeking a zoning map amendment to change the project area from an R6 zoning district to 

R7-2 and R7-2/C2-4 zoning districts.   

 

Development in R6 districts utilizing height factor provisions is permitted a maximum residential 

FAR of 2.43, or 4.8 for buildings containing community facility uses.  Buildings in R6 districts using 

these regulations have no fixed height limits; building envelopes are regulated by a sky exposure 

plane after a maximum base height of 60 feet.  Developments using the optional Quality Housing 

program regulations are permitted a maximum residential FAR of 3.0, or up to 3.6 in MIH areas.  

The minimum base height is 40 feet, and the maximum base height is 65 feet for buildings with 

qualifying ground floors, above which a building must set back at least 10 feet on a wide street and 

15 feet on a narrow street.  The maximum building height is 75 feet (seven stories) for buildings with 

qualifying ground floors that are at least 13 feet high.  For buildings providing inclusionary housing 

units, the maximum height is increased to 85 feet (eight stories) with a qualifying ground floor.  Off-

street parking is required for 70 percent of the dwelling units.  This requirement is lowered to 50 

percent of the units if the lot area is less than 10,000 square feet or if Quality Housing provisions are 

used. 

 

The zoning map amendment would change the current R6 zoning district to R7-2 and R7-2/C2-4 

districts.  Development in R7-2 districts utilizing height factor provisions is permitted a maximum 

FAR of 3.44 and buildings in R7-2 districts using these regulations have no fixed height limits; 

building envelopes are regulated by a sky exposure plane after a maximum base height of 60 feet.  

Quality Housing developments are permitted a maximum residential FAR of 4.0, or up to 4.6 in MIH 

areas.  The minimum base height is 40 feet and the maximum base height is 75 feet, above which a 

building must be set back at least 10 feet on a wide street and 15 feet on a narrow street.  The 

maximum building height is 85 feet (eight stories) for buildings with a qualifying ground floor.  For 

buildings providing affordable housing units in MIH areas, the maximum height is increased to 95 

feet (nine stories) with a qualifying ground floor.  Off-street parking is required for 50 percent of all 

dwelling units.  As part of the proposed zoning change, the C2-4 overlay would span eastward from 

Bedford Avenue to a point 220 feet west of the Rogers Avenue street line, capturing the entirety of 

the head house in order to accommodate commercial office uses and allow for greater flexibility.  

C2-4 commercial overlay districts are typically mapped along streets that serve local retail needs and 

are found throughout lower- and medium-density areas.  C2 commercial overlay districts allow a 
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wider range of commercial uses, including grocery stores, restaurants, beauty parlors, funeral homes, 

and repair services. In mixed buildings, commercial uses are limited to one or two floors and must 

be located on floors below the residential use.   

 

Zoning text amendment (N 170417 ZRK) 

EDC proposes a zoning text amendment to designate the project site as an MIH area.  This action 

would require a portion of new housing on the site to be provided as permanently affordable to low- 

or moderate-income households.  The applicants have requested to incorporate Option 2, which 

requires that at least 30 percent of the residential floor area be provided as housing affordable to 

households at an average of 80 percent of the AMI. 

 

Special Permit - C 170418 ZSK 

Pursuant to ZR Section 74-743, EDC is seeking approval of a special permit to create an LSGD. The 

LSGD would allow the selected developer to address the unique circumstances created by preserving 

the existing armory’s drill shed and head house; to meet the project goals of providing approximately 

50 percent of the proposed rental dwelling units as affordable, including 30 percent as permanently 

affordable; and to create a large recreation center, a community multi-purpose space, and community 

office space.  

 

Specifically, EDC is seeking four waivers pursuant to ZR Section 74-743(a)(2) to allow the location 

of buildings without regard for height, setback, and rear yard requirements.  This special permit 

would establish an envelope for the proposed buildings granting specific modifications to height and 

setback regulations as described below: 

1. Building base and building height relief pursuant to ZR Section 74-743(a)(2):  ZR Sections 

23-664 and 35-654 require new developments in R7-2 and R7-2/C2-4 districts built to Quality 

Housing regulations to have a minimum base height of 40 feet.  The proposed condominium 

building (Building 2) contemplates a base height of a minimum of eight feet.  This waiver 

would allow Building 2 to be developed in a manner that respects both the historical nature 

of the stable buildings it is replacing and the lower-rise residential nature of the buildings 

opposite on President Street. 
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2. Building base and building height relief pursuant to ZR Section 74-743(a)(2):  ZR Sections 

23-664 and 35-654 require new developments in R7-2 and R7-2/C2-4 districts built pursuant 

to Quality Housing regulations to have a maximum base height of 75 feet.  The applicants are 

proposing a mixed-income rental building (Building 3) to have a base height of up to 127 

feet.  This waiver is being requested to allow Building 3 to be developed in a manner that 

allows for sufficient density while containing the overall building height.  Shorter base 

heights for the rental building would require a taller building.  Allowing a maximum base 

height increase would facilitate a design that reduces the impact of the overall bulk on the 

surrounding buildings. 

 

3. Setback relief pursuant to ZR Section 74-743(a)(2):  ZR Sections 23-664 and 35-654 require 

new developments in R7-2 and R7-2/C2-4 districts on narrow streets built pursuant to Quality 

Housing regulations to have a minimum initial setback of 15 feet. The proposed rental 

building (Building 3) contemplates an initial setback after the base height of 10 feet on both 

the Union and President streets frontages. This waiver would allow Building 3 to be 

developed in a manner that allows for sufficient density while limiting overall building height. 

Shallower setbacks allow the overall height of Building 3 to be as limited as possible while 

simultaneously facilitating a building envelope able to contain 330 housing units.  

Preservation of the majority of the armory, coupled with project goals on density and 

affordability, require a building envelope that is wider than the as-of-right R7-2 zoning 

envelope. The proposed condo building (Building 2) contemplates an envelope with the 

potential for an initial setback of five feet after the base height. This waiver would also allow 

Building 2 the flexibility of having a shallower initial setback over a complying base height. 

The proposed Building 2 envelope limits the as-of-right base height to 55 feet, which would 

create a building form that is more consistent with the four-story buildings across President 

Street. This 55-foot base height limitation necessitates the requested initial setback waiver to 

ensure sufficient depth for all floors in Building 2. The existing structures to remain on the 

zoning lot, the need to provide sufficient housing with acceptable floor plates, and the desire 

to ensure a respectful built form require an envelope that allows for a shallower initial setback 

on Building 2. 
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4. Maximum number of stories relief pursuant to ZR Section 74-743(a)(2):  ZR Sections 23-664 

and 35-654 require new developments in R7-2 and R7-2/C2-4 districts without qualifying 

ground floors built pursuant to Quality Housing regulations to have a maximum building 

height of 90 feet.  The proposed rental building (Building 3) contemplates an overall building 

height of up to 180 feet.  This waiver is being requested to allow Building 3 to be developed 

in a manner that allows for sufficient density while limiting the overall height of the building 

to the minimum necessary to provide the desired amount of housing units.  With the existing 

armory covering 76,882 square feet of the development site, the remaining footprint on the 

lot requires the additional height to accommodate 330 housing units.  ZR Sections 23-664 

and 35-654 require new developments in R7-2 and R7-2/C2-4 districts built pursuant to 

Quality Housing regulations to have a maximum of nine stories.  The proposed rental building 

(Building 3) contemplates up to 16 stories and a basement. 

 

Special permit pursuant to ZR Section 74-532 (C 170419 ZSK):  Pursuant to ZR Section 74-532, 

EDC is requesting approval of a special permit to reduce the parking requirements for accessory 

group parking facilities. The reduction in accessory residential off-street parking spaces would allow 

the proposed development to maximize on-site affordable housing while preserving and maintaining 

the existing drill shed and head house to the largest extent practicable.  The applicants are requesting 

a reduction of parking spaces from the required 129 to 118, for a total reduction of 11 spaces. 

 

ENVIRONMENTAL REVIEW 

This application (C 170420 PPK), in conjunction with the applications for the related actions (C 

170416 ZMK, N 170417 ZRK, C 170418 ZSK, and C 170419 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 lead agency is the Office of the Deputy Mayor for Housing and Economic Development.  

The designated CEQR number is 16DME005K.   

 

It was determined that the proposed actions may have a significant effect on the environment, and 

that an environmental impact statement would be required.  A Positive Declaration was issued on 

December 23, 2016, and distributed, published, and filed.  Together with the Positive Declaration, a 
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Draft Scope of Work for the Draft Environmental Impact Statement (DEIS) was issued on December 

23, 2017.  A public scoping meeting was held on the Draft Scope of Work on March 7, 2017. 

 

A Final Scope of Work, reflecting the comments made during the scoping, was issued on May 19, 

2017. 

 

A DEIS was prepared and a Notice of Completion for the DEIS was issued on May 19, 2017. Pursuant 

to SEQRA regulations and CEQR procedures, a joint public hearing was held on the DEIS on 

September 19, 2017, in conjunction with the public hearing on the related applications (C 170420 

PPK, C 170416 ZMK, N 170417 ZRK, C 170418 ZSK, and C 170419 ZSK).  A Final Environmental 

Impact Statement (FEIS) reflecting the comments made during the public hearing was completed and 

a Notice of Completion for the FEIS was issued on October 19, 2017. 

 

The FEIS includes an (E) designation (E-428) related to hazardous materials, air quality and noise to 

avoid the potential for significant adverse impacts. The (E) designation requirements related to 

hazardous materials, air quality and noise would apply to Brooklyn, Block 1274, Lot 1.  

 

The (E) designation requirement for hazardous materials is as follows: 

 

Task 1-Sampling Protocol 

The Selected Developer submits to OER, for review and approval, a Phase I of the site along with a 

soil, groundwater and soil vapor testing protocol, including a description of methods and a site map 

with all sampling locations clearly and precisely represented. If site sampling is necessary, no 

sampling should begin until written approval of a protocol is received from OER. The number and 

location of samples should be selected to adequately characterize the site, specific sources of 

suspected contamination (i.e., petroleum based contamination and non-petroleum based 

contamination), and the remainder of the site's condition. The characterization should be complete 

enough to determine what remediation strategy (if any) is necessary after review of sampling data. 

Guidelines and criteria for selecting sampling locations and collecting samples are provided by OER 

upon request. 

 

Task 2-Remediation Determination and Protocol 
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A written report with findings and a summary of the data must be submitted to OER after completion 

of the testing phase and laboratory analysis for review and approval. After receiving such results, a 

determination is made by OER if the results indicate that remediation is necessary. If OER determines 

that no remediation is necessary, written notice shall be given by OER. If remediation is indicated 

from test results, a proposed remediation plan must be submitted to OER for review and approval. 

The Selected Developer must complete such remediation as determined necessary by OER. The 

Selected Developer should then provide proper documentation that the work has been satisfactorily 

completed. A construction-related health and safety plan should be submitted to OER and would be 

implemented during excavation and construction activities to protect workers and the community 

from potentially significant adverse impacts associated with contaminated soil, groundwater and/or 

soil vapor. This plan would be submitted to OER prior to implementation. 

 

The (E) designation requirement for air quality is as follows: 

 

Any new residential and/or commercial development on the above-referenced property must ensure 

that the heating, ventilating and air conditioning stack(s) use natural gas as the type of fuel for space 

heating and hot water (HVAC) systems to avoid any potential significant adverse air quality impacts. 

 

The (E) designation requirement for noise is as follows: 

 

To ensure an acceptable interior noise environment of 45 dBA, future residential and community 

facility uses must provide a closed-window condition with a minimum of 31 dBA window/wall 

attenuation on the façade of Building 1 that faces west (Bedford Avenue), 28 dBA window/wall 

attenuation on the façade of Building 2 that faces west (Bedford Avenue) and a minimum of 33 dBA 

window/wall attenuation on the façade of Building 3 that faces east (Rogers Avenue) to maintain an 

interior noise level of 45 dBA. To maintain a closed-window condition, an alternate means of 

ventilation (AMV) must also be provided. The window/wall attenuation should be based on Outdoor-

Indoor Transmission Class (OITC) attenuation ratings. Alternate means of ventilation can be 

achieved by installing double-glazed windows on a heavy frame for masonry structures, or with 

windows consisting of laminated glass, along with AMV such as central air conditioning, 

throughwall sleeve fitted air conditioners, packaged terminal air conditioning (ptac) units, or trickle 

vents integrated into window frames. Based on the projected noise levels, these design measures 



  
Page 13 C 170420 PPK 

 

would provide sufficient attenuation to satisfy both CEQR and HUD requirements. With the specified 

attenuation measures in place, the Proposed Actions would not result in any significant adverse noise 

impacts and would comply with all CEQR and HUD noise requirements. 

 

The FEIS identified significant adverse impacts with respect to Historic and Cultural Resources, 

Transportation (Traffic) and Construction (Transportation - Traffic and Noise). The identified 

significant adverse impacts and proposed mitigation measures are summarized below. The mitigation 

measures related to significant adverse Historic and Cultural Facilities’ impacts will be memorialized 

in a Restrictive Declaration.  

 

Historic and Cultural Resources 

The New York State Office of Parks, Recreation and Historic Preservation (OPRHP) has determined 

the Project Site, which contains the historic Bedford Union Armory, is eligible for State and National 

Historic listing, and the New York City Landmarks Preservation Commission (LPC) has determined 

the site is eligible for City landmark designation. Consequently, OPRHP and LPC will be consulted 

throughout the development process. Even though the Head House and Drill Shed components, the 

most dominant of the existing historic Armory structures, would be preserved and all new structural 

components on the Project Site would be designed to complement the existing historic structure.  

OPRHP has determined that modifications to the Armory would result in a significant adverse impact 

on this historic resource. Measures to mitigate the impacts on the historic Bedford Union Armory 

were developed in consultation with OPRHP and LPC, and were formalized as project commitments 

in an executed Letter of Resolution (LOR). The LOR was signed by OPRHP, LPC, HDC, and the 

Selected Developer. Since the dominant features of the existing Armory will be preserved, the 

measures provided in the executed LOR will fully mitigate the significant adverse impact on this 

historic resource. Mitigation measures outlined in the executed LOR will be incorporated in the 

appropriate documents prior to the disposition of the property to the Selected Developer. 

 

Transportation (Traffic) 

The Proposed Actions are forecast to result in significant adverse traffic impacts at the following 

locations and time periods in the 2020 analysis year: 

 

Weekday AM Peak Hour (3 locations): 
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Bedford Avenue and President Street 

Bedford Avenue and Eastern Parkway 

Bedford Avenue and Eastern Parkway (westbound service road) 

 

Weekday MD Peak Hour (2 locations): 

Bedford Avenue and Eastern Parkway 

Bedford Avenue and Eastern Parkway (westbound service road) 

 

Weekday PM Peak Hour (3 locations): 

Bedford Avenue and President Street 

Bedford Avenue and Eastern Parkway 

Bedford Avenue and Eastern Parkway (westbound service road) 

 

Saturday MD Peak Hour (1 location): 

Bedford Avenue and Eastern Parkway 

 

The significant adverse impact at the intersection of Bedford Avenue and President Street could be 

fully mitigated by modifying traffic signal timing. The significant adverse impact at the intersection 

of Bedford Avenue and Eastern Parkway would remain unmitigated during the Weekday AM peak 

hour. It would be partially mitigated during the Weekday MD and Weekday PM peak hours by 

modifying traffic signal timing. The impact at the intersection of Bedford Avenue and Eastern 

Parkway Westbound Service Road would remain unmitigated during all peak hours during which 

impacts have been identified. 

 

Construction (Transportation - Traffic) 

Significant adverse traffic impacts are expected at the intersections of Bedford Avenue and President 

Street and Bedford Avenue and Eastern Parkway Westbound Service Road during the Weekday AM 

peak hour and at the intersection of Bedford Avenue and Eastern Parkway during the Weekday AM 

and Saturday PM peak hours during the peak construction period. The construction-related traffic 

impacts at these intersections will be mitigated during the Weekday AM and Saturday PM peak hours 

by advancing the implementation of proposed mitigation measures for these intersections, with the 

exception of the impact at the intersection of Bedford Avenue and Eastern Parkway Westbound 
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Service Road, which would remain unmitigated during the peak construction period during the 

Weekday AM peak hour. 

 

Construction (Noise) 

Consistent with guidance in the CEQR Technical Manual, further analysis was carried out for 

construction noise because construction-related activities would exceed two years. The analysis was 

based on the Selected Developer’s commitment to use equipment with noise levels quieter than 

typical noise levels for such equipment, as well as path controls placed between the equipment and 

specific sensitive receptors. As a result, with the implementation of noise control measures, including 

noise path and source controls, construction of the Proposed Development would not result in 

significant adverse noise impacts on existing sensitive receptors in the surrounding areas, including 

open space resources. While interior noise levels at existing nearby residential buildings would, 

during some time periods, exceed the 3 dBA impact criterion, such exceedances would be temporary, 

lasting less than two years, and, in most cases, would not be of a significant magnitude (i.e., an 

increase of 18 dBA or an absolute Leq of 85 dBA). However, construction noise level increases at 

the southwest corner of Rogers Avenue and Union Street (Receptor Group 14) would range from 

14.7 to 17.6 dBA for six consecutive quarters during 2018-19. 

 

As disclosed in the DEIS, this would result in a significant adverse construction period noise impact. 

Field surveys conducted between the DEIS and FEIS indicated that Receptor Group 14 has double-

glazed windows. The existence of double-glazed windows in these dwelling units was not considered 

in the construction period noise impact assessment included in the DEIS. Though the field surveys 

indicated the presence of alternate means of ventilation for the line of windows closest to Union 

Street, alternate means of ventilation were not identified for the line of windows on the southern 

portion of the rear façade of this building. Without alternative means of ventilation, construction-

generated noise would result in significant construction period noise impacts at these dwelling units 

during warm months when windows are likely to be open. This is due primarily to the construction 

of the mixed-income rental building and the difficulty of providing shielding for the upper floors of 

the nearby residences due to their proximity and direct line of sight to the construction site. While 

construction equipment noise source and path controls would mitigate this significant adverse impact 

to the greatest extent practicable, it cannot be fully mitigated. Therefore, the significant adverse 

impact would remain unmitigated and would constitute a temporary unavoidable significant adverse 
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impact.

 

UNIFORM LAND USE REVIEW  

This application (C 170420 PPK), in conjunction with the applications for the related actions (C 

170416 ZMK,  C 170418 ZSK, and C 170419 ZSK), was certified as complete by the Department 

of City Planning (DCP) on May 22, 2017 and was duly referred to Community Board 9 and the 

Brooklyn Borough President in accordance with Title 62 of the Rules of the City of New York, 

Section 2-02(b), along with the related application for a zoning text amendment (N 170417 ZRK), 

which was duly referred  in accordance with the procedures for non-ULURP matters. 

Community Board Public Hearing 

Brooklyn Community Board 9 held a public hearing on this application (C 170316 PCK) and the 

related applications on June 19, 2017, and on June 27, 2017, by a vote of none in favor, 35 opposed, 

and with one abstention, recommended disapproval of the project with modifications.  A revised 

Community Board recommendation was received on September 21, 2017 to reflect Community 

Board 9’s accurate recommendation to disapprove without modifications.  Community Board 9 

provided the following comments: 

“ 

1. Developing the armory as a separate/standalone project from any housing associated with 
the site.  Explore establishing the armory as a land trust or conservancy (e.g., Prospect Park 
Alliance, Central Park Conservancy, Brooklyn Bridge Park, etc.).  Any housing component 
should not be built on the existing footprint of the armory. 
 

2. Commissioning an independent feasibility study to determine the long-term sustainability 
and economic viability of the revised plan. 

 
3. Maintaining the current goal of developing a “first in class” recreation/athletic facility. 

 
4. Replacing the proposed President Street condominiums with a commercial corridor 

featuring goods and services needed in the community. 
 

5. Dedicating a significant percentage (15-20 percent) of the brick and mortar to seniors, and 
at-risk youth, while identifying organizations that would program these spaces specifically 
for these audiences. 
 

6. Thoroughly evaluating the veracity of Juan Blanco’s alternate proposal, and consider 
incorporating elements that enhance the project. 
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7. To the extent that the project needs a housing component, developing it as 100 percent 
affordable based on the AMI of Community District 9. 

 
8. Landmarking the building. 

 
9. Stopping the ULURP process and re-starting it from the beginning, once a new plan for the 

armory is established.” 
 

Borough President Recommendation 

The Brooklyn Borough President held a public hearing on this application (C 170316 PCK) and 

the related applications on July 10, 2017, and on September 1, 2017, issued a recommendation 

disapproving the application with the following conditions: 

“ 

1. Eliminate condominium ownership and repurpose the building as affordable rental 
housing, and therefore modify ULURP application number 170420 PPK to retain 
ownership of the entire site by restricting all disposition to a 99-year ground lease. 
 

2. To the extent economically practical, repurpose floor area for the maximum additional 
number of affordable housing units. 

 
3. That prior to the City Council’s public hearing, BFC, and/or EDC provide to the City 

Council multiple assumptions of the number of units at variations of middle- and 
moderate-income affordable housing that might assist with covering the operating costs 
of the drill shed and head house. 
 

4. That prior to the City Council’s public hearing, BFC and/or EDC provide to the City 
Council: 

a. The construction costs and annual projected operating cost differential for 
the drill shed and head house both with and without the swimming pool. 
 

b. Multiple assumptions of the number of units at various AMIs of middle- 
moderate- and/or moderate-income affordable housing that might cross 
subsidize the operating cost of the drill shed and head house that repurposes 
some or all of the market-rate floor area, with and without inclusion of the 
swimming pool. 

 
 

c. Detailed assumptions to assist in understanding the number of annual users 
who should benefit from low-cost and subsidized individual utilization of 
the recreational facilities.  
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5. Based on the disclosure of user assumptions, the City Council shall consider the 
extent of cumulative subsidy credit provided to the non-profit users in terms of the 
adequate availability of the recreation center for free, low-cost, and highly 
subsidized non-affiliated entry/utilization of the facility. 
 

6. That prior to the Council’s public hearing, BFC and/or EDC provide the City 
Council: 

a. Language incorporated in either the regulatory agreement or the LDA to 
ensure that non-MIH housing units remain permanently affordable. 
 

b. A written commitment to the extent that the dwelling units would reflect a 
greater percentage of two- and three-bedroom apartments more consistent 
with having at least 50 percent of two- or more bedroom affordable housing 
units and at least 75 percent of one- or more bedroom affordable housing 
units, consistent with zoning text for Inclusionary Housing floor area 
pursuant to ZR 23-96(c)(1)(ii). 
 

c. The extent that the development would be incorporating HPD’s Our Space 
Initiative (20 percent preferred). 
 

d. The extent that it would coordinate with the New York City Department of 
Transportation (DOT) and the New York City Department of 
Environmental Protection (DEP) as follows: 
 

i. Commit to implement curb extensions as part of a Builders 
Pavement Plan and/or as protected painted sidewalk extensions, 
with developer commitment to enter into a standard DOT 
maintenance agreement for the following intersections:  Union 
Street and Bedford Avenue, President Street and Bedford Avenue, 
Union Street and Rogers Avenue, and President Street and Rogers 
Avenue. 
 

ii. Commit to the installation of bioswales as part of its Builders 
Pavement Plan.  With the understanding of DOT confirming that 
implementation would not proceed prior to consultation with CB 9 
and local elected officials. 
 

e. Continue to explore additional resiliency and sustainability measures in the 
development such as incorporating blue/green/white roof finishes, Passive House 
construction principles, solar panels, and wind turbines. 
 

f. Retain Brooklyn-based contractors and subcontractors, especially those who are 
designated Local Business Enterprises (LBE) consistent with section 6-108.1 of the 
City’s Administrative Code, and Minority- and Women-Owned Business 
Enterprises (MWBE) as a means to meet or exceed standards per Local Law 1 (no 
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less than 20 percent participation), as well as to coordinate the monitoring of such 
participation with an appropriate monitoring agency. 

 

Be It Further Resolved: 

1. That New York State Housing and Community Renewal (HCR) should advance 
rulemaking modifications regarding Section 9 NYCRR 2524.5 of the Rent Stabilization 
Code that would close the loophole that now allows rent-stabilized buildings to be vacated 
to facilitate demolition that may result in the buildings being re-occupied as legal non-
regulated apartments. 
 

2. That the New York State Legislature should introduce a bill pertaining to legally permitted 
regulatory rent (preferential rent) that mandates such a rent adjustment be phased in based 
on the establishment of an annual cap on the percent of annual increase. 
 
 

3. That the City should commit the resources of the Mayor’s “Housing New York: A Five-
Borough, Ten-Year Plan” preservation component to set aside funding to refinance such 
buildings as a means to extend regulatory agreements, followed by subsequent engagement 
with owners of area properties with expiring regulatory agreements by the New York City 
Department of Housing Preservation and Development (HPD). 
 

4. That HPD modify its affordable housing apartment lottery community preference standards 
to be inclusive of the school zone attended by a child of a household residing at a City-
funded or operated homeless shelter. 
 
 

5. That the CPC and/or the City Council, in order to establish AMI equivalent affordable 
housing eligibility as a qualifier for those rent-burdened households that would be able to 
pay the same or have a reduction in their rent by leasing an MIH lottery units, should 
advocate for the modification of the MIH section of the ZR pertaining to MIH-designated 
areas, to be adopted with a requirement that provides eligibility while taking into account 
rent-burdened status.” 

City Planning Commission Public Hearing 

On September 6, 2017 (Calendar No. 10), the City Planning Commission scheduled September 

19, 2017, for a public hearing on this application (C 170420 PPK), in conjunction with the related 

applications.  The hearing was duly held on September 19, 2017 (Calendar No. 22). There were 

23 speakers in favor of the application and 14 in opposition. 

Three members of the applicant team testified in support of the application.   The vice president of 
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real estate transaction services for EDC briefly described the history of the development site, the 

RFP process and details, and the proposed development.  The representative stated that prior to 

selecting the developer in response to the RFP, EDC engaged in robust outreach to better 

understand the community’s interest and what they wanted to see included in the redevelopment. 

EDC co-hosted round table discussions with leaders from 23 local community organizations and 

also hosted two open public forums, attended by approximately 250 residents of Crown Heights.  

The project manager for the developer stated that a majority of the armory would be held under a 

99-year ground lease, which would allow them to provide up to $1.5 million in community benefits 

during the first year.  Community benefits would be tied directly to rent levels, so that community 

benefits would grow as the rent grows in subsequent years.  He noted that these community 

benefits would come in many different forms, including free or discounted access to the 

recreational portion of the project, sports and recreational programming for senior citizens, or 

deeply discounted office space for local non-profits that would provide educational, cultural, and 

vocational services to the local communities.  He said the community recreational center would be 

outfitted with three full-size wood basketball courts, multi-sport surfaces capable of 

accommodating multiple sports and recreation teams, and a six-lane 25-meter indoor swimming 

pool. He noted that the community recreational center would be managed by Brooklyn based non-

profit CAMBA as well as a director of operations.  The developer’s representative stated that the 

condominium portion would have 60 units available for homeownership.  Of these, 12 units or 20 

percent of the condo units would be set aside as affordable for middle-income households earning 

120 percent of AMI.  He said the mixed-income rental building would include 330 dwelling units, 

of which 165 or 50 percent of the apartments would be set aside as affordable to low- and middle-

income households with incomes of up to 110 percent of AMI.  The representative stated that MIH 

Option 2 would be proposed for the site, and described how 122 units would be permanently 

affordable to low- and middle-income households with incomes between 40 and 110 percent of 

AMI.  The representative described how the proposed commercial overlay would allow 

approximately 25,000 square feet of non-profit office use within the head house portion of the 

armory.  The project architect described the rationale behind the design, stating that the intent was 

to balance the historic character of the armory building and the housing associated with the 

proposed development. He noted that the rental building would occupy the central portion of the 
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site and that it would be buffered by the proposed base heights, which would keep the building in 

scale with the drill shed and surrounding residential buildings.  He also explained that the condos 

were designed to mimic the rhythm of the stable structure that they would be replacing. 

The CEO of By the Numbers Consulting, a compliance firm based in Brooklyn, New York, spoke 

in favor of the application.  He stated that the developer engaged By the Numbers Consulting 

approximately two years ago to conduct outreach to minority- and women-owned business 

enterprise (MWBE) firms in the Crown Heights area.  He said that his firm held multiple 

informational sessions for city-certified MWBEs; including MWBE firms located within two miles 

of the project site.  He said that they also contacted over 300 non-certified local contractors in an 

attempt to determine which firms were minority- or woman-owned.  He stated that the workforce 

goals were established by the City through the Hire NYC program, which requires that 30 percent 

of all new hires come from within the community. 

The executive director of the Ifetayo Arts Academy, a community-based arts and cultural 

organization dedicated to supporting the educational and professional development of youth in 

Central Brooklyn and surrounding areas, spoke in favor of the application.  She stated that Ifetayo 

serves over 2,000 students annually through their on-site in-school programs, and an additional 

5,000 youth and families through its programs and public performances. She stated that the 

Bedford Union Armory was an example of an upcoming development where local community-

based organizations should be housed in order to offer programs for residents in the community.  

Ifetayo has been seeking a permanent home within the communities it serves for the past 20 years 

and is proposed to operate within a space comprising approximately 4,500 square feet in the 

armory. 

One speaker who identified himself as a representative of the Local Development Corporation of 

Crown Heights, a development corporation that has developed low-income senior and affordable 

housing in Crown Heights since 1987, testified in favor of the application.  He stated that the Local 

Development Corporation of Crown Heights would partner with the developer and CAMBA to 

operate the proposed low-income housing. 

The founder of the James E. Davis Stop the Violence Foundation spoke in favor of the application.  

He stated that his organization has been in existence for approximately 25 years, addressing 
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violence in this particular community and abroad through the arts, education, GED programs, 

peace walks, and concerts.  He stated that this particular community lost a substantial amount of 

programs over the years and that the recreational center would be an opportunity to address 

violence and improve community engagement.  

One speaker who identified himself as a representative of Imagine Swimming, a swimming school 

operating out of over 14 locations in Brooklyn and Manhattan, teaching approximately 4,000 

children for the past 15 years in the New York City area, testified in favor of the application.  He 

stated that Crown Heights was a prime example of a neighborhood in which there are not nearly 

enough pools and quality aquatic instruction available for the community.  He noted that his group 

had worked with Medgar Evers College for a number of years and had recently partnered with 

them to provide free swimming lessons to approximately 60 children from the Ebbetts Field 

Houses.  He said that the organization was working with PS161 and Medgar Evers High School to 

arrange swim lessons for their students. 

The Executive Director of New Heights, an organization operating for 12 years with a mission to 

educate and empower inner city youth by developing the skills necessary for success in high 

school, college, and life through basketball, mentorship, and academic support, testified in favor 

of the application.  He stated that New Heights currently operated out of more than 15 sites and 

that finding space to run its program was increasingly difficult.  He noted that the opportunity to 

use space within the armory and to partner with the developer and local community would make 

an impact on the organization’s operations and a deeper impact in the Crown Heights community, 

including families in the surrounding area. 

Five other speakers testified in favor of the application.  Two speakers who identified themselves 

as associated with the not-for-profit CAMBA, one identified as a resident of CAMBA Gardens, a 

sustainable, permanent, affordable and supportive housing building developed on the campus of 

Kings County Hospital, expressed her gratitude for the opportunity to leave the homeless shelter 

system for an apartment in a CAMBA-operated building. The other speaker identified herself as a 

representative of CAMBA and stated that CAMBA encompasses over 160 programs at 90 

locations throughout New York City and operates community centers throughout the five 

boroughs, including nine located in NYCHA facilities across Brooklyn.  She stated that CAMBA 
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has operated the Human Resources Administration-owned Bedford-Stuyvesant multi-service 

center, which is a 150,000 square foot facility, with13 non-profit tenants, and a school, serving 

approximately 4,000 clients every month, since 2012.  A representative of the 32BJ union testified 

in favor of the application, stating that the development team had committed to providing good 

quality building service jobs.  One speaker who identified himself as the president of the West 

Indian Day Carnival Association testified in support of the application, describing the benefits of 

the proposed non-profit office space.  One speaker who identified himself as the vice president of 

the Brooklyn Chamber of Commerce testified in support of the application, stating that this 

proposal would address local challenges in Central Brooklyn and transform the armory space into 

a neighborhood anchor, offer new community programs, create good jobs, provide quality housing 

and office space for non-profits, and generate new investments that residents need and deserve. 

The Assembly Member representing the adjacent Assembly District 43 spoke in opposition to the 

proposal and stated that, while the proposed development was not located in her district, a large 

number of her constituents, including herself, lived near the proposed development.  The Assembly 

Member stated concerns about the development including the use of federal affordability levels 

calculations to determine the affordable housing AMI configuration, which, she stated, do not 

represent the AMI in the local community, causing further displacement to area residents.  The 

Assembly Member also stated that the community was in dire need of a community center, but 

that this site provided an opportunity to meet the high demand for affordable housing in Crown 

Heights, which has been particularly affected by the housing crisis and has the second-highest 

eviction rate in Brooklyn. 

Twelve other speakers testified against the application.  Three speakers who identified themselves 

as residents and members of New York Communities for Change expressed concern about rising 

housing costs and the potential displacement of long-term residents in the neighborhood, stating 

that more affordable housing was needed.  One speaker who identified herself as an area resident 

testified in opposition, stating that luxury apartments did not belong on public land and that the 

Commission should investigate using a community land trust model.  Five area residents testified 

in opposition, expressing concern about the costs of the proposed market-rate units and the lack of 

clarity over the legal obligations to provide subsidized access to the recreational center.  They 
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stated concerns about the possible presence of asbestos in the armory and the potential for 

heightened harassment and displacement of area residents.  One speaker, who identified herself as 

the Republican candidate for the 35th Council District, expressed concern about the high rate of 

homelessness in the neighborhood and said that a community land trust would be an effective 

alternative.  One speaker, who identified herself as a representative for the organization Movement 

to Protect the People, testified in opposition, expressing concerns regarding the legality of 

Community Board 9’s recommendation.  One speaker, who identified himself as a candidate for 

the 35th Council District, testified in opposition, expressing concern about rising housing costs and 

the displacement of area residents.  One speaker representing Laborer Local 79 expressed concern 

about the lack of local hiring provisions or details on labor and safety standards and the need for 

the developer to commit to hiring union workers who have undergone safety training, as well as 

the lack of affordable housing in the current proposal.  One speaker, who identified himself as 

legal counsel for the New York Environmental Law Justice Project, testified in opposition based 

on the alleged insufficiency of the environmental assessment and the proposed remediation for the 

construction, renovation, and demolition phases. 

There were no other speakers and the hearing was closed. 

CONSIDERATION 

The Commission believes that this application for a disposition of City-owned property (C 170420 

PPK), in conjunction with the related applications (C 170416 ZMK, N 170417 ZRK, C 170418 

ZSK, and C 170419 ZSK), is appropriate. 

 

The requested actions would preserve and redevelop the currently-vacant Bedford Union Armory 

into a 83,000-square-foot, state-of-the-art indoor community recreation center with an indoor 

swimming pool, 25,000 square feet of affordable office space dedicated to local not-for-profits and 

businesses, 25,000 square feet of community facility space, and 390 apartments, half of which 

(177 apartments) would be affordable, with 122 apartments permanently affordable, in three 

mixed-use buildings. 
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The proposed actions would help to address the dire need for more housing, including affordable 

housing, particularly in transit-accessible areas of Brooklyn. The proposed project is consistent 

with the City’s policy objectives for promoting housing production and affordability across the 

city, and would facilitate the redevelopment of an historic, vacant, and complex site. In addition, 

the proposed development would include a community recreation center, including three full-sized 

basketball courts, multi-sport courts, a turf field used for soccer and tennis, a six-lane, 25-meter 

indoor swimming pool, a fitness area, and an approximately 5,000-square-foot community flex 

room in a neighborhood that sorely lacks active recreational space, especially at a price affordable 

to area residents. Furthermore, the project’s proposed 25,000-square-foot commercial component 

along the active Bedford Avenue corridor has the potential to support area businesses and not-for-

profits with affordable office space, proposed to be rented at significantly below-market rates of 

$6 per square foot, serving and employing local residents and businesses. 

 

The Commission notes that the redevelopment of the armory is predated by a robust and inclusive 

public outreach process that began in 2011 when the Brooklyn Borough President initiated 

community engagement and visioning process together with EDC to help determine priorities and 

potential uses for the armory prior to the release of an RFP for the project. 

 

The proposed zoning text amendment (N 170417 ZRK) would designate an MIH area coterminous 

with the rezoning area, requiring any new residential development on the site to provide permanent 

affordability for 30 percent of the residential floor area pursuant to Option 2.  This action would 

ensure that any proposed development on this site would be required to include nearly 100,000 

square feet, or approximately 122 units, of permanently affordable housing. 

 

The Commission believes that the proposed zoning map amendment (C 170416 ZMK), changing 

an R6 zoning district to R7-2 and R7-2/C2-4 zoning districts, is appropriate. The proposed 

rezoning would facilitate a development that would leverage scarce City-owned property for a 

wide variety of public benefits, including a new community recreational center, community facility 

space, non-profit office space, and new housing, including sorely needed permanently affordable 

housing.  Furthermore, the allowed density would help achieve the proposed mix of uses by 
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reinvigorating a vacant parcel and preserving the historic head house and drill shed portions of the 

armory. 

The Commission notes that the increase from R6 to R7-2, when mapped in MIH areas, results in 

an additional 1.0 FAR, producing approximately 122,000 square feet of residential floor area, or 

approximately 122 new, permanently affordable housing units.   

The extension of the proposed C2-4 commercial overlay would facilitate the development of nearly 

25,000 square feet of non-profit office space throughout the entire head house, fronting Bedford 

Avenue. The resulting office services would help create additional activity along this portion of 

Bedford Avenue, providing an invigorated pedestrian connection to Eastern Parkway. The 

proposed change to allow residential, commercial, and community facility uses here is appropriate 

given the site’s proximity to residential neighborhoods, nearby community facilities, its excellent 

transit access, and opportunity to relieve pressure on a neighborhood that continues to grow, 

increasing pressure on a limited housing supply. Much of the surrounding area is developed with 

medium-density residential, commercial, and community facility buildings interspersed with 

several larger towers.  The project area takes up the entire lot frontage along Bedford Avenue, a 

wide street and major thoroughfare, from President to Union Streets, and is close to mass transit.  

 

The zoning special permit to modify height and setback regulations within a large-scale general 

development (C 170418 ZSK), and accompanying height and bulk waivers, are appropriate. The 

preservation of the existing armory building, covering approximately 77,000 square feet of the 

project area (63 percent), reduces the potential footprint for the development, necessitating a 

narrower but taller building.  The remaining footprint on the lot requires rising vertically in order 

to incorporate more housing, a community recreational center, community event space, and non-

profit office space.   

 

R7-2 Quality Housing regulations would regulate the development’s envelope, requiring a base 

height before setback of 40 to 75 feet with a maximum building height of 90 feet. Because the 

development is consolidating floor area from across the site to preserve the existing buildings, it 

has to puncture the allowable envelope of the rental building’s minimum base height by 52 feet, 
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and the maximum building height by 90 feet.  Additionally, the applicants propose to exceed the 

maximum number of allowable stories for the rental building by seven stories.  In response to site 

constraints and to reduce the impact of the overall bulk on the surrounding buildings, the condo 

portion’s envelope required a deduction in the allowable minimum base height by 32 feet and a 

reduction of the building’s initial setback by 10 feet. 

 

The Commission applauds the creative reuse of the existing structures and recognizes the need to 

redistribute the allowable floor area into a smaller footprint.  While the neighborhood is punctuated 

with some existing 33-story and 25-story towers built pursuant to height factor envelopes, large 

portions of the neighborhood are dominated by three- to four-story rowhouses and six- to eight-

story apartment buildings.  The proposed development’s 16 stories would be located toward the 

center of the block, preserving large portions of the armory while simultaneously setting back from 

the surrounding neighborhood.  The Commission recognizes that, to facilitate a building design 

that reduces the impact of the overall bulk on the surrounding area and  minimizes the overall 

height of the rental building, waivers are needed to exceed the maximum allowable base height of 

the building.  Additionally, the Commission recognizes that the requested minimum base height 

for the lower-rise condominium building would be configured in a manner that respects both the 

current articulation and rhythms of the stable buildings that it is replacing and the lower-rise 

residential nature of the buildings opposite on President Street.   

 

Finally, the Commission believes the requested actions would produce a predictable site plan, 

massing, and form, and would result in a development with densities and heights responsive to the 

existing drill shed’s bulk that would be superior to what would be permitted as-of-right.  The 

Commission further believes that the proposed approvals would facilitate a development that 

would reuse a vacant site in a manner consistent with the mixed-use context of the area and 

preserve an historic building and would contribute to the revitalization of the area.  Occupants of 

the development, the neighborhood, and the City as a whole would benefit. 

 

The proposed special permit pursuant to ZR 74-532 for a reduction of parking requirements for 

accessory group parking facilities (C 170419 ZSK) is appropriate.  The parking requirement for 
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the proposed residential uses is 129 spaces.  Meeting the requirement would require expanding the 

proposed parking footprint, which would impact the developer’s ability to preserve the armory and 

maximize on-site affordable housing. Given the site’s proximity to public transit, and the 

constraints associated with the preservation of the drill shed and head house, the Commission 

believes that the reduction of 11 required accessory off-street spaces would further the creation of 

affordable housing by reducing the costs associated with providing the amount of parking that 

would otherwise be required. 

 

Regarding the recommendation by the Borough President that the applicant eliminate the 60 

homeownership opportunities on the site pursuant to the proposed disposition (C 170420 PPK), 

including the 12 affordable condominiums, the Commission notes that the approximately 73,000-

square-foot homeownership program is an important part of the cross-subsidy supporting the 

redevelopment of the drill shed and head house into an affordable community recreational center 

and non-profit office space. These market-rate and affordable homeownership opportunities 

account for only 11 percent of the City-owned land, and only 14 percent of the overall total 

development, yet they allow the project to be structured to deliver significant public benefits 

without any public subsidy. 

 

Regarding the recommendation by the Borough President that the applicant increase the number 

of affordable units across the site, the Commission encourages the development team to 

accommodate additional affordable housing if possible, but recognizes that the current program 

and mix of units requires no public subsidy. The applicants are proposing a total of approximately 

173,000 square feet of affordable housing, or 45 percent of the total residential floor area across 

the site. This includes MIH Option 2, which would be mapped across the site and requires 100,000 

square feet, or 30 percent, to be permanently affordable without subsidy at an average of 80 percent 

of the AMI. The applicants also propose an additional 31,600 to 39,500 square feet, or 20 to 25 

percent of the units, to be affordable pursuant to an HPD regulatory agreement at an average of 

110 percent of the AMI. While the regulatory agreement for the non-MIH apartments would last 

a minimum of 30 years, the Commission notes that the proposed ground lease requires the 
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developer to renew these additional affordable apartments after 30 years, or be subject to paying 

fair market ground rent for the property.  

 

The Borough President recommends that the applicant provide the assumptions and breakdown of 

how much cross-subsidy the apartments provide to the recreational center and the non-profit office 

space prior to the City Council’s public hearing.  The Commission acknowledges that this is an 

important factor in understanding the proposed development, and supports asking the applicant to 

determine an appropriate range of middle- and moderate-income affordable housing scenarios that 

meets the needs of the widest range of New Yorkers as part of the public review process.  The 

Commission is aware that, as the project is currently proposed, the recreational center would also 

provide low-cost memberships of approximately $10 a month, which is similar to or less expensive 

than YMCAs in the area.  While not a direct land use matter, the Commission puts great weight 

on the affordability and access to all parties of the recreational center and encourages EDC to be 

vigilant in ensuring that the facility will truly serve the entire community and most especially low-

income community members, through affordable rates for all portions of and activities at the 

recreational center that the community demands for the duration of the lease.  

 

Regarding the Borough President’s recommendation that the applicant explore additional 

resiliency and sustainability measures, hire locally, and use minority- and women-owned 

businesses, the Commission notes that this is outside the scope of the proposed actions, but 

encourages the applicant to use best practices for building construction, management, and 

maintenance. Specifically regarding project sustainability, the applicant is proposing to increase 

housing density in an area that has excellent transit access. With subway stations located one block 

north of the proposed development site, this is clearly a transit-oriented development, an inherently 

“green” form of development for an underutilized site.  Additionally, the applicant has expressed 

a commitment to sustainable design elements, such as the incorporation of solar panels and an on-

site co-generation plant that would supply the development with electricity and chilled water. The 

applicant stated that the proposed development’s rental building seeks LEED standards with 

efficient insulation, windows, plumbing, lighting, and other sustainable design elements.   
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Regarding the recommendation by the Borough President that the applicant coordinate with the 

NYC Department of Transportation (DOT) and the NYC Department of Environmental Protection 

(DEP) to develop streetscape and pedestrian-safety improvements and construct bioswales, the 

Commission notes that these are outside the scope of the proposed actions, but encourages these 

improvements where feasible and in coordination with DOT and DEP. 

 

Regarding the Borough President’s recommendation that the Department of City Planning pursue 

a new zoning text amendment to modify the MIH regulations, the Commission notes that MIH is 

a recently-approved, citywide policy that requires affordable housing to be built as part of new 

residential developments. Modifying citywide requirements would require significant policy 

development and public review, and would be outside the scope of the proposed actions.  

Regarding the public hearing testimony in opposition provided by the Assembly Member 

representing District 43, that the proposal should be denied because there are too few affordable 

apartments, the Commission notes that the applicants are proposing to provide 173,000 square 

feet, or about 177 units, of affordable housing on a site that is currently underutilized and has no 

housing on it today. This proposal will bring sorely needed affordable apartments to a 

neighborhood that has limited opportunities for voluntary- or mandatory-inclusionary housing, and 

overall, has a limited supply of two- to four-story rowhouses and small, four- to six-story apartment 

buildings. The inclusion of market rate apartments in the proposal helps to cross-subsidize the 

affordable apartments, as well as the low-cost recreational center and office space, and the increase 

in market-rate and affordable apartments provides additional housing supply in a neighborhood 

with a strained supply of lower-scale row house blocks. 

 

The Commission is sympathetic to the concerns raised during the public review process and at the 

public hearing regarding the potential affordability levels of the project, and the inclusion of 

market rate apartments in the proposed development. As currently proposed, the development does 

not require the use of any public subsidies for the affordable housing or for the low-cost 

recreational center. The Commission notes that members of the public have raised concerns about 

the potential for secondary displacement across the neighborhood if market rate units are included 
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in the proposal.  While the proposed actions would result in more intensive land uses on the project 

site, it is not anticipated that the resulting development would generate significant secondary 

impacts, nor would it alter land use patterns.  The resulting population of the new housing would 

be less than five percent of the total population in the socioeconomic study area; this population 

would not be large enough to significantly affect real estate market conditions.   

 

To address the Commission’s concerns and questions at the public hearing, EDC provided a letter 

to the Commission dated October 13, 2017, responding to three areas of concern: community 

facilities, housing, and due diligence. EDC stated that, to ensure the timely delivery to the 

community of the recreation facility, community event space, and non-profit office space, the 

City’s lease requires Bedford Courts to complete construction in the drill hall and head house prior 

to the completion of the residential building.  EDC further stated that Bedford Courts, as a 

requirement of the lease with the City, must provide $500,000 in community benefits and is 

incentivized through rent credits to provide up to $1.5 million in community benefits.  EDC noted 

that Bedford Courts would need to provide specific evidence of benefits that the community 

received, as opposed to free programs offered but not attended, in order to receive rent credits, and 

that this process would be monitored through annual reports reviewed by independent auditors, 

CAMBA, and EDC.  In addition, the letter stated that Bedford Courts has agreed to consult with a 

community advisory committee on an ongoing basis to gather input on how service may be 

improved.   

 

Furthermore, EDC stated that proposed lease terms for the non-profits located in the head house 

range from five to 30 years and that while individual lease terms may expire, the underlying ground 

lease requires Bedford Courts to lease space in the head house to non-profit organizations at 

discounted rates for the life of the 99-year lease to ensure that the head house remains available to 

support local organizations and deliver programs to the community.   

 

Finally, the Commission values the written testimony submitted by Brooklyn’s Community Board 

9, received on September 21, 2017, stating their concerns and recommendations as they relate to 

these applications.  Regarding the Community Board’s recommendations on landmarking the 
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armory and maintaining the goal of developing a first-class recreation/athletic facility offering a 

significant percentage of space for organizations that would offer programs targeted for at-risk 

youth and seniors, the Commission notes, as described earlier, that the applicants would be 

preserving the majority of the drill shed and head house portions of the armory.  Additionally, 

approximately 108,000 square feet and approximately 25,000 square feet of the project are 

dedicated for community facility and non-profit office space, respectively, that would inherently 

provide opportunities for organizations to program these spaces specifically for youth and seniors 

as well as the entire community.   

 

Furthermore, Community Board 9 stated that to the extent that the project needs a housing 

component, developing it as 100 percent affordable based on the AMI of Community District 9.  

As not earlier, the Commission encourages the development team to accommodate additional 

affordable housing if possible, but recognizes that the current program and mix of units requires 

no public subsidy. The Commission notes that the applicants are proposing to provide 173,000 

square feet, or about 177 units, of affordable housing on a site that is currently underutilized and 

has no housing on it today.  This includes MIH Option 2, which would be mapped across the site 

and requires 100,000 square feet, or 30 percent of units, to be permanently affordable without 

subsidy at an average of 80 percent of the AMI.  This proposal will bring sorely needed affordable 

apartments to a neighborhood that has limited opportunities for voluntary- or mandatory-

inclusionary housing.   

 

RESOLUTION 

RESOLVED, that having considered the Final Environmental Impact Statement (FEIS), for which 

a Notice of Completion was issued on October 19, 2017, with respect to this application (CEQR 

No. 16DME005K) the City Planning Commission finds that the requirements of the New York 

State Environmental Quality Review Act and Regulations have been met and that: 

1. Consistent with social, economic and other essential considerations, from among the 

reasonable alternatives thereto, the action is one which minimizes or avoids adverse 

environmental impacts to the maximum extent practicable; and 
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2. The adverse environmental impacts disclosed in the FEIS will be minimized or avoided to 

the maximum extent practicable by incorporating as conditions to the approval, pursuant 

to the Restrictive Declaration attached as Exhibit A hereto, those project components 

related to the environment and mitigation measures that were identified as practicable. 

This report of the City Planning Commission, together with the FEIS, constitute the written 

statement of facts, and of social, economic and other factors and standards, that form the basis of 

the decision, pursuant to Section 617.11(d) of the SEQRA regulations; and be it further 

RESOLVED, that the City Planning Commission, pursuant to Section 197-c of the New York 

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

this report, the application submitted by the NYC Department of Citywide Administrative Services 

(DCAS), pursuant to Section 197-c of the New York City Charter, for the disposition of one city-

owned property located at 1555 Bedford Avenue (Block 1274, Lot 1), Community District 9, 

Borough of Brooklyn, pursuant to zoning , is approved. 

The above resolution (C 170420 PPK), duly adopted by the City Planning Commission on October 

30, 2017 (Calendar No. 5), is filed with the Office of the Speaker, City Council, and the Borough 

President in accordance with the requirements of Section 197-d of the New York City Charter. 

MARISA LAGO, Chair 

KENNETH J. KNUCKES, ESQ., Vice Chairman 
RAYANN BESSER, ALFRED C. CERULLO, III, JOSEPH DOUEK,  
RICHARD W. EADDY, CHERYL COHEN EFFRON, HOPE KNIGHT,  
ANNA HAYES LEVIN, ORLANDO MARIN, LARISA ORTIZ, Commissioners 

MICHELLE R. DE LA UZ, Commissioner, voting “No” 
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