
CITY PLANNING COMMISSION 

December 19, 2018 / Calendar No. 11                                   C 180229 ZMK 
 

IN THE MATTER OF an application submitted by 895 Bedford Avenue Realty, LLC pursuant to Sections 
197-c and 201 of the New York City Charter for an amendment to the Zoning Map, Section No. 17a: 

1. changing from an M1-2 District to an R7A District property bounded by a line 80 feet northerly of 
Willoughby Avenue, Spencer Street, Willoughby Avenue and Bedford Avenue; and 

2. establishing within the proposed R7A District a C2-4 District bounded by a line 80 feet northerly 
of Willoughby Avenue, Spencer Street, Willoughby Avenue, and Bedford Avenue; 

Borough of Brooklyn, Community District 3, as shown on a diagram (for illustrative purposes only) dated 
August 24, 2018, and subject to the conditions of CEQR Declaration E-491. 
 
 

This application for a zoning map amendment was filed by 895 Bedford Avenue Realty, LLC 

(the applicant) on January 18, 2018. The applicant is proposing to change an M1-2 zoning 

district on a portion of one block to an R7A/C2-4 district at 895 Bedford Avenue. This 

application, in conjunction with the related action (N 180230 ZRK), would facilitate the 

development of a new residential/commercial mixed-use building in the Bedford-Stuyvesant 

neighborhood of Community District 3, Brooklyn.  

RELATED ACTION 

In addition to the zoning map amendment (C 180229 ZMK), which is the subject of this report, 

the proposed project also requires action by the City Planning Commission on the following 

application, which is being considered concurrently with this application: 

N 180230 ZRK Zoning text amendment to designate a Mandatory Inclusionary Housing 

(MIH) area. 

BACKGROUND 

The applicant is proposing to rezone a portion of one block (Block 1750, Lots 44, 46, 47, 49, and 

parts of 1, 24, and 48) in the Bedford-Stuyvesant neighborhood of Brooklyn Community District 

3.   The area to be rezoned comprises an 80-foot-deep by 200-foot-wide area (16,000 square feet) 

on the southern portion of the block, along Willoughby Avenue between Bedford Avenue and 

Spencer Street.  

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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The project area is currently zoned M1-2, and the applicant proposes a zoning change to 

R7A/C2-4. The properties to be rezoned include a four-story commercial building (Lot 48), two 

legally non-conforming two-story residential buildings containing two dwelling units each (Lots 

46 and 47), and a six-story commercial and community facility building (Lot 44). The rezoning 

area also includes a two-foot by 80-foot sliver of Lot 24; this lot currently houses a six-story 

commercial/residential building.  

The development site consists of Lots 1 and 49 that would be combined into a single zoning lot. 

A majority of the development site is within the rezoning area; approximately 360 square feet of 

Lot 1 fall outside of the area. The development site is currently developed with a one-story, 

1,260 square-foot, automotive service station and a paved accessory parking area with five 

spaces. The site is accessible from curb cuts on both Bedford and Willoughby avenues. The 

development site contains a total built floor area ratio (FAR) of 0.15. 

The project area is located on a block (Block 1750) developed with a variety of land uses. The 

northeast portion of the block contains a six-story commercial/residential building constructed as 

a warehouse and subsequently converted into artist lofts/offices. On the Bedford Avenue 

frontage, there is a two-story commercial building, a mixed-use building and several residential 

buildings, as well as an auto repair shop, a kitchen/bath showroom, a laundromat, a parking 

facility, and a house of worship. Across Willoughby Avenue to the south is a six-story residential 

building constructed in 2007. 

The surrounding area is characterized by a wide variety of land uses, including residential, 

commercial, institutional, and industrial. The prevailing land uses include conforming and non-

conforming residential uses alongside light manufacturing/industrial uses and warehouses. There 

are also a growing number of community facility uses in the area. Bedford and Nostrand avenues 

are the principal north-south thoroughfares, while Myrtle and DeKalb avenues are the principal 

east-west thoroughfares. A majority of the commercial uses in the area are located along these 

corridors. These properties range from single-story retail/commercial buildings to ground floor 

retail/commercial uses in mixed-use buildings that are typically three to four stories tall. Side 

streets are predominantly residential in character, with some smal light manufacturing/warehouse 

buildings, typically one or two stories tall. 
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The surrounding area is well served by public transit, with the New York City Transit G subway 

train stopping four blocks to the northeast at the Myrtle-Willoughby station and three blocks to 

the south at the Bedford-Nostrand station. The area is also well-served by bus lines, with the B44 

line running on Bedford and Nostrand avenues between Williamsburg and Sheepshead Bay, and 

the B38 line running along Lafayette and DeKalb avenues between Ridgewood, Queens and 

Downtown Brooklyn. 

The surrounding area has been subject to several prior land use action approvals. The Bedford‐

Stuyvesant North Rezoning (C 120294 ZMK), initiated by the Department of City Planning 

(DCP), was approved by the City Council on October 11, 2012. This project rezoned an 

approximately 140-block area to map contextual zoning districts, create a new enhanced 

commercial district, and establish a new zoning district (C4-4L), with the goals of preserving 

existing character in the residential core of the neighborhood; directing new residential and 

mixed-use growth to commercial/transit corridors; promoting vibrant, active, pedestrian-friendly 

streets with regulations to reinforce commercial character; and incentivizing affordable housing 

creation on major corridors. The areas directly across Willoughby and Bedford avenues were 

mapped with R6B and R7A zoning districts. 

Most recently, on November 30, 2017, the City Council approved the 723-733 Myrtle Avenue 

Rezoning (C 170025 ZMK) on property northeast of the project area at Myrtle Avenue between 

Nostrand Avenue and Walworth Street. This rezoned portions of M1-1 and M1-2 districts to 

R6B and R7D districts with C2-4 overlays, with an associated zoning text amendment (N 

170026 ZRK) establishing an MIH area. 

The proposed rezoning would facilitate a development that would replace the existing structure  

with a seven-story, 38,427-square-foot (4.59 FAR) mixed-use residential and commercial 

building, including 33,901 square feet of residential floor area comprising approximately 36 

dwelling units, and 4,526 square feet of local retail space on the ground floor. Eleven of the 36 

dwelling units would be affordable under the MIH program. No accessory parking would be 

required or provided.  

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

change the M1-2 zoning district currently mapped over the rezoning area to an R7A/C2-4 zoning 
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district. M1-2 districts permit light manufacturing and commercial uses, and limited community 

facility uses, but do not allow residential uses. The maximum FAR for permitted manufacturing 

and commercial uses within M1-2 districts is 2.0 and the maximum FAR for community facility 

uses is 4.8. The proposed R7A district would permit residential and community facility uses. 

Under the MIH program, the maximum FAR would be 4.6 for developments that provide 

permanently affordable housing pursuant to program requirements. The maximum building 

height would be 80 feet (up to 95 feet with affordable housing and a qualifying ground floor, 

where the level of the finished floor of the second story is 13 feet or more above the adjoining 

sidewalk and inclusionary housing requirements or certain ground floor enhancements are 

provided). The C2-4 commercial overlay would permit local retail uses, and permit a maximum 

commercial FAR of 2.0. 

R6B and R7A districts are mapped across Willoughby Avenue. The R6B and R7A zoning 

districts are contextual residential districts, allowing up to 2.0 (2.2 with MIH) and 4.0 (4.6 with 

MIH) FAR of residential development, respectively. A C2-4 commercial overlay runs along 

Bedford Avenue south of Willoughby Avenue, and allows for up to 2.0 FAR of commercial use. 

Also within proximity to the project area are M1-1, M1-5, and M1-2/R6A (MX) districts. 

In addition to the proposed zoning map amendment, the applicant also requests a zoning text 

amendment to designate the rezoning area as an MIH area mapped with Options 1 and 2. Option 

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

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

median income (AMI). Within that 25 percent, at least 10 percent of the square footage must be 

used for units affordable to residents with household incomes at an average of 40 percent of the 

AMI, with no unit targeted to households with incomes exceeding 130 percent of the AMI. 

Option 2 requires that 30 percent of residential floor area be devoted to housing units affordable 

to residents with household incomes at an average of 80 percent of the AMI. No more than three 

income bands can be used to average out to 80 percent, and no income band can exceed 130 

percent of the AMI. The applicant is proposing to use Option 2.    

The applicant intends to pursue Option 2, and to provide 11 units of permanently affordable 

housing. 
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ENVIRONMENTAL REVIEW 

This application (C 180229 ZMK), in conjunction with the application for the related action (N 

180230 ZRK), was reviewed pursuant to the New York State Environmental Quality Review Act 

(SEQRA) and the SEQRA regulations set forth in Volume 6 of the New York Code of Rules and 

Regulations, Section 617.00 et seq. and the City Environmental Quality Review (CEQR) Rules 

of Procedure of 1991 and Executive Order No. 91 of 1977. The lead agency is the City Planning 

Commission. The designated CEQR number is 18DCP040K.  

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

Declaration was issued on August 20, 2018. The Negative Declaration included (E) designations 

to avoid the potential for significant adverse impacts related to hazardous materials, air quality, 

and noise (E-491). The requirements of the (E) designation are described in the Environmental 

Assessment Statement and Negative Declaration.  

UNIFORM LAND USE REVIEW 

This application (C 180229 ZMK) was certified as complete by DCP on August 20, 2018 and 

was duly referred to Brooklyn Community Board 3 and the Brooklyn Borough President in 

accordance with Title 62 of the rules of the City of New York, Section 2-02(b), along with the 

related action (N 180230 ZRK), which was duly referred in accordance with the procedures for 

non-ULURP matters. 

Community Board Public Hearing 

Brooklyn Community Board 3 held a public hearing on this application (C 180229 ZMK) on 

October 1, 2018, and on that date, by a vote of 19 in favor, 12 opposed, and two abstentions, 

adopted a resolution to approve the project. 

Borough President Recommendation 

The Brooklyn Borough President held a public hearing on this application (C 180229 ZMKon 

October 11, 2018, and on November 2, 2018 issued a recommendation to approve the application 

with the following conditions: 

“1. That prior to considering the application, the City Council obtain commitments in writing    
      from the developer, 895 Bedford Avenue Realty, LLC, that clarify how it would: 
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a. Memorialize a bedroom mix having at least 50 percent two- or three-bedroom 
affordable housing units and at least 75 percent one or more bedroom affordable 
housing units 

b. Utilize a combination of locally-based affordable housing development non-
profits to serve as the administering agent, and having one or more such entities 
play a role in promoting affordable housing lottery readiness 

c. Commit to Connecting Residents on Safer Streets (CROSS) Brooklyn 
coordination with the New York City Department of Transportation (DOT) and 
the New York City Department of Environmental Protection (DEP) to implement 
curb extensions as part of a Builders Pavement Plan and/or as treated roadbed 
sidewalk extensions, with a developer commitment to enter into a standard DOT 
maintenance agreement for the intersection of Bedford and Willoughby avenues 
with the understanding that DOT implementation would not proceed prior to 
consultation with Brooklyn Community Board 3 (CB 3) and local elected officials 

2. Explore additional resiliency and sustainability measures such as incorporating 
blue/green/white roof treatment, DEP rain gardens, passive house design, and/or solar 
panels 

3. Retain Brooklyn-based contractors and subcontractors, especially those who are 
designated local business enterprises (LBEs) consistent with Section 6-108.1 of the City’s 
Administrative Code and minority- and women-owned business enterprises (MWBEs) as 
a means to meet or exceed standards per Local Law 1 (no less than 20 percent 
participation), as well as to coordinate the oversight of such participation by an 
appropriate monitoring agency  

Be it further resolved: 

1. That 895 Bedford Avenue, LLC commit to a building service workforce that is recruited 
from the local population and paid prevailing wages, with appropriate benefits.” 

City Planning Commission Public Hearing 

On October 31, 2018 (Calendar No. 3), the CPC scheduled November 14, 2018 for a public 

hearing on this application (C 180229 ZMK), in conjunction with the related application (N 

180230 ZRK). The hearing was duly held on November 14 (Calendar No. 32). Three speakers 

testified in favor of the application.  

The applicant’s representative, speaking in favor of the application, described the proposed 

development, stating that the development site is currently underutilized, and that much of the 

immediately surrounding land use is residential, thus making the site an appropriate location for 

residential development. The representative also said that the requested rezoning would be an 
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extension of the R7A zoning district across the street, and that the proposed development would 

fit in with the fabric of the surrounding neighborhood. The applicant’s representative also stated 

that the applicant was committed to local hiring.  

Other representatives from the applicant team, including an affordability consultant and 

architect, also appeared on its behalf. The affordability consultant described the proposed 

affordability levels of the MIH units, which would include four units affordable to households 

with incomes at 60 percent of the AMI, three units affordable to households at 80 percent of the 

AMI, and four units affourdable to households at 100 percent of the AMI. He also noted that of 

these affordable units, six are proposed to be one-bedroom units, and five are proposed to be 

two-bedroom units.  

There were no other speakers and the hearing was closed. 

CONSIDERATION 

The Commission believes that this application for a zoning map amendment (C 180229 ZMK), 

in conjunction with the related application for a zoning text amendment (N 180230 ZRK), is 

appropriate.  

The requested actions would facilitate the development of a new mixed-use building with ground 

floor retail and approximately 36 dwelling units on a site currently developed with a gas station 

and paved parking area. The development would help address the need for more housing in 

Brooklyn and in the City overall, in a transit-accessible location, consistent with City objectives 

for promoting housing production and affordability. The zoning text amendment would designate 

an MIH area coterminous with the rezoning area, requiring permanent affordability for a portion 

of units on the site. The proposed project would create approximately 11 units of permanently 

affordable housing. 

The Commission believes that the proposed zoning change is consistent with the zoning and built 

context of the surrounding area, in which a recent rezoning has also occurred at 723-733 Myrtle 

Avenue (C 170025 ZMK). This rezoning, approved in 2017, mapped an R7D zoning district with 

a C2-4 commercial overlay on Blocks 1736 and 1737 and an R6B zoning district with a C2-4 

commercial overlay on Block 1753. The proposed zoning change would also extend the existing 



 

8  C 180229 ZMK 

R7A zoning district boundary on Block 1762 northward, allowing commercial and residential 

development on underutilized land.  

Regarding the recommendation of the Borough President regarding bedroom mix, the 

Commission notes that, at the public hearing, a member of the applicant’s representative team 

stated the applicant’s intention to provide 100 percent of the affordable units as one- or two-

bedroom units, and 45 percent (five of 11) as two-bedroom units. 

The Borough President also recommended that the applicant recruit a local building service 

workforce. The Commission is pleased that, at the public hearing, the applicant’s representative 

stated the applicant’s willingness to do so, but recognizes that it is not a condition of this 

approval. 

Regarding the recommendation of the Borough President that the developer commit to CROSS 

Brooklyn coordination to implement curb extensions and/or treated roadbed sidewalk extensions 

with the Departments of Transportation and Environmental Protection, and that that the 

developer continue to explore additional resiliency and sustainability measures, in consultation 

with Community Board 3 and local elected officials, the Commission notes that this application 

seeks only zoning map and text amendments, but encourages the applicant to take these 

recommendations under consideration. 

The Commission notes that additional recommendations of the Borough President regarding 

selection of a local not-for-profit to administer the affordable housing and marketing, as well as 

retention of Brooklyn-based contractors and subcontractors, are beyond the scope of this 

application. 

RESOLUTION 

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

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

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

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

in this report, the Zoning Resolution of the City of New York, effective as of December 15, 
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1961, and as subsequently amended, is further amended by changing the Zoning Map, Section 

17a, 

1. changing from an M1-2 District to an R7A District property bounded by a line 80 feet 

northerly of Willoughby Avenue, Spencer Street, Willoughby Avenue and Bedford 

Avenue; and 

2. establishing within the proposed R7A District a C2-4 District bounded by a line 80 feet 

northerly of Willoughby Avenue, Spencer Street, Willoughby Avenue, and Bedford 

Avenue; 

Borough of Brooklyn, Community District 3, as shown on a diagram (for illustrative purposes 

only) dated August 24, 2018, and subject to the conditions of CEQR Declaration E-491. 

The above resolution (C 180229 ZMK), duly adopted by the City Planning Commission on 

December 19, 2018 (Calendar No. 11), 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. KNUCKLES, ESQ., Vice Chairman 
ALLEN P. CAPELLI, ESQ., ALFRED C. CERULLO, III, MICHELLE de la UZ, 
JOSEPH DOUEK, RICHARD W. EADDY, HOPE KNIGHT, ANNA HAYES LEVIN, 
ORLANDO MARIN, LARISA ORTIZ, RAJ RAMPERSHAD, Commissioners 
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