
CITY PLANNING COMMISSION 
November 2, 2015 / Calendar No. 8                             C 150399 PPK 
IN THE MATTER OF an 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 1 Clinton Street, aka 280 Cadman Plaza West 
(Block 239, Lot 16), Community District 2, Borough of Brooklyn, pursuant to zoning. 
 
This application (C 150399 PPK) was filed on June 4, 2015 by the NYC Department of Citywide 

Administrative Services (DCAS) to facilitate the development of a new Brooklyn Heights Branch 

Public Library in the base of a new mixed-use development, located at 1 Clinton Street, aka 280 

Cadman Plaza West, Community District 2, Borough of Brooklyn. 

 

RELATED ACTIONS 

In addition to the proposed disposition which is the subject of this report (C 150399 PPK), 

implementation of this proposal also requires action by the City Planning Commission on the 

following applications, which are being considered concurrently with this application: 

 

C 150400 PQK Acquisition of property for use as a new branch library by the NYC 

Department of Citywide Administrative Services (DCAS) and the Brooklyn 

Public Library (BPL). 

 

M 860392(A) ZSK Modification of a previously-approved special permit by Cadman 

Associates, LLC c/o Hudson Companies, to update the zoning lot 

boundaries for Block 239, Lots 1, 3, and 16. 

 

BACKGROUND 

Approval is sought for the following actions: the disposition of city-owned property by DCAS; the 

acquisition of property by DCAS and BPL; and the modification of a previously-approved bulk 

and height special permit pursuant to ZR Section 74-721 by Hudson Companies, in order to 

facilitate a new mixed-use development, including an approximately 21,500 square foot public 

library and approximately 280,357 square feet of residential, retail, and community facility space 

in Downtown Brooklyn, Community District 2. 

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."



In 1985, the NYC City Planning Commission (CPC) considered a special permit (C 860033 ZSK) 

pursuant to ZR Section 74-721 to allow for height and setback modifications of One Pierrepont 

Plaza (Block 239, Lot 1), a 19-story, 375-foot office tower on a zoning lot that also included the 

2-story Brooklyn Public Library (Block 239, Lot 16). During public review, community concerns 

were raised about access to light and air along Clinton and Pierrepont Streets, the application was 

modified (C 860033(A) ZSK) and then withdrawn, and a new special permit application (C 860392 

ZSK) was approved by the Commission to allow for an increase in the height of the building from 

375 feet to 397 feet (+22 feet), a reduction of building setback encroachments by establishing 15-

foot setbacks at the base of the 7th floor, and an increase in total floor area from 591,784 square 

feet to 601,079 square feet (+9,295 square feet). Subsequently, the site was included within the 

Special Downtown Brooklyn District (SDBD) as part of the 2004 Downtown Brooklyn Rezoning 

(C 040171 ZMK) and mapped with a C6-4 zoning district which brought One Pierrepont Plaza’s 

height and setback closer to zoning compliance as it relates to base heights, setbacks, and 

maximum heights. 

 

The exiting library (Block 239, Lot 16) contains both the Brooklyn Heights branch library and a 

Business and Career Library, approximately 13,600 square feet and 15,000 square feet of 

publically accessible space, respectively; and combined, total approximately 32,431 gross square 

feet above- and below-grade. In addition, there is approximately 26,715 square feet of below-grade 

space, originally designed as a fallout shelter, which is currently used for mechanicals, utility 

space, and storage, and is completely inaccessible to the public. The Brooklyn Public Library has 

stated that the Brooklyn Heights branch has more than $9.2 million of unfunded capital needs 

including a non-functioning HVAC system, significant roof and bulkhead repairs, and out of date 

elevators and mechanicals. The lack of an operable air-conditioning system forces shortened 

summer hours, and the facility cannot act as a cooling center as many other libraries and public 

facilities do. The Brooklyn Public Library has stated that it already has plans to relocate the 15,000 

square foot Business and Career Library to the approximately 350,000 square foot Central Library 

at Grand Army Plaza, regardless of whether the proposed development occurs, because the library 

believes that the Grand Army Plaza facility’s more central location would better serve job seekers 

and entrepreneurs throughout Brooklyn and better leverage existing programming at the Central 

branch.  This is part of a larger reorganization of the Central Library which has already set aside 
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expense funds to pay for the relocation, and future redesign and construction of the Grand Army 

branch.  

 

The proposed project site (Block 239, Lots 1, 3, and 16) is currently improved with three buildings: 

Lot 1 consists of One Pierrepont Plaza, a 19-story, 601,079 square-foot commercial office 

building; Lot 3 consists of a 6-story, approximately 23,232 square-foot building used by the St. 

Ann’s private school; and Lot 16 which is the development site and consists of a 2-story Brooklyn 

Heights branch public library, built in 1962.  As part of that proposed project, the entirety of Block 

239 (Lots 1, 3, and 16) are proposed to be merged into a single zoning lot to facilitate the transfer 

of approximately 16,667 square feet of unused development rights from the St. Ann’s School (Lot 

3) to the proposed development site (Lot 16). The development rights transfer would increase the 

Inclusionary Housing bonus potential of the proposed development site. The total lot area of the 

enlarged zoning lot would be approximately 76,626 square feet. 

 

Once the branch library is relocated to an interim location, Hudson Companies would demolish 

the existing library to develop a new Brooklyn Heights branch library in a 21,500 gross square 

feet, ground-floor condominium unit, within a mixed-use, 36-story, 415-foot high, 294,907 square-

foot building on Lot 16.  The building would also include 630 square feet of new retail space and 

19,800 square feet of community facility space in addition to the library branch. The proposed 

building would also contain 139 market-rate dwelling units totaling 277,981 square feet of space, 

and approximately 45 below-grade accessory parking spaces.  

 

Hudson Companies also proposes to develop 43,786 square feet of housing affordable at between 

60% and 80% of Area Median Income (AMI) off-site, pursuant to Section  23-951 of the NYC 

Zoning Resolution for R10 districts in non-Inclusionary Housing designated areas. The applicants 

are also proposing to develop an additional 37,111 square feet of housing affordable between 100% 

and 165% of AMI, for a total of 80,897 square feet of affordable housing across two buildings 

located at 911-917 Atlantic Avenue and 1041-1047 Fulton Street, within the Clinton Hill 

neighborhood of Community District 2. 
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The proposed project site (Block 239, Lots 1, 3, and 16) and surrounding blocks are within a C6-

4 zoning district, located within the Special Downtown Brooklyn District (SDBD). C6-4 districts 

allow high-density commercial, residential, and community facility development, with a 

maximum Floor Area Ratio (FAR) of between 10.00-12.00, depending on participation in the 

Inclusionary Housing program or for the provision of public urban design elements such as plazas 

or arcades. C6-4 tower regulations require a setback of 10 or 15 feet after a height of 85 feet, 

depending on street width, and there is no maximum building height. 

 

The proposed project site is located in Downtown Brooklyn, the borough’s Central Business 

District, is adjacent to the predominately residential Brooklyn Heights neighborhood to the west, 

and a large swath of public parkland connecting Downtown Brooklyn to DUMBO and Brooklyn 

Bridge Park.  To the north along Cadman Plaza West, Brooklyn Heights is mapped with an R8 

zoning district (6.02 FAR) and a C1-5 commercial overlay (2.0 FAR), and consist of “height-

factor” residential towers with scattered commercial and retail uses rising between 35-280 feet in 

height. Immediately adjacent to the proposed project site along Clinton Street and within the C6-

4 district, residential and community facility buildings rise between 80-140 feet in height. Blocks 

further to the west are mapped with an R7-1 (3.44 FAR) and a Limited Height District (LH-1) 

which caps maximum building heights to 50 feet. The Brooklyn Heights Historic District (1965) 

is also designated over the vast majority of Brooklyn Heights. To the south and west, within the 

SDBD, C5-2A (10.00 FAR, R10A equivalent) and the Borough Hall Historic Skyscraper District 

(2011), C5-4 (up to 12.00 FAR) and C6-4.5 (up to 12.00 FAR) zoning districts are mapped and 

have no maximum height limits. Uses in this area are consistent with their location within a Central 

Business District and include high density residential, office, retail, as well as civic and educational 

institutions. The immediate area is well-served by transit, including access to subway lines at the 

Clark Street 2, 3, Borough Hall 2, 3, 4, 5, and the Court Street N, R lines, all within 2-3 blocks. 

The B 25, 26, 38, 41, and 52 bus routes run along Cadman Plaza West and Adams Street.  

 

To facilitate continuous library service during construction of the proposed development, the 

applicants would relocate the branch library to a temporary facility at 95 Remsen Street (Block 

249, Lot 16), approximately 2 ½ blocks from the library’s existing location. 95 Remsen Street 

contains a 7,500 square foot social hall utilized by Our Lady of Lebanon Church, and has ADA 
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accessible restrooms and a full commercial kitchen. The applicants estimate a one-week relocation 

period to facilitate the transport of books and supplies during which no branch library services 

would be available. To facilitate the proposed project, the following actions are requested: 

 

Disposition (C 150399 PPK) 

DCAS intends to dispose of the proposed project site to the NYC Land Development Corporation, 

which intends to transfer the site to the NYC Economic Development Corporation (EDC), which 

will transfer the site to Hudson Companies for development purposes. 

 

Acquisition (C 150400 PQK) 

DCAS and BPL propose to acquire a condominium unit within the new development, constructed 

by Hudson Companies, which would include approximately 14,550 zoning square feet (21,500 

gross square feet) of floor area including the building’s first floor, mezzanine, and cellar. The 

applicants propose to include an auditorium, adult reading room, teen lounge, and children’s 

reading room. It is anticipated that the branch library would have a staff of 10 and serve 

approximately 200,000-300,000 patrons annually. The BPL condominium unit would also include 

two dedicated parking spaces in the parking garage. The branch library is anticipated to operate 

between 10am to 6pm Monday and Friday, 10am to 8pm Tuesday, Wednesday, Thursday, and 

Saturday, and 10am to 5pm on Sundays.  

 

Modification of a previously approved special permit (M 860392(A) ZSK) 

Hudson Companies is proposing to modify a previously-approved special permit. While the 

proposed development on Lot 16 conforms to zoning and would be considered as-of-right, it is 

part of a zoning lot which includes One Pierrepont Plaza (Lot 1) which received a special permit 

for height and setback waivers, and therefore, the previously-approved special permit materials 

must be modified and updated to reflect the proposed development. 
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ENVIRONMENTAL REVIEW 

The subject application (C 150399 PPK), in conjunction with the related actions (C 150400 PQK 

and M860392 (A) ZSK), was reviewed pursuant to the Rules of Procedure for City Environmental 

Quality Review (CEQR) Executive Order No. 91 of 1977, and the State Environmental Quality 

Review Act (SEQRA) set forth in Volume 6 of the New York Code of Rules and Regulations 

(NYCRR), Section 617.00. The designated CEQR number is 15DME005K. The lead agency is the 

Deputy Mayor’s Office for Housing and Economic Development (DME). 

 

On June 11, 2015, an Environmental Assessment Statement (EAS) was issued which describes 

and analyzes the Proposed Actions.  After a study of the potential impacts of the proposed actions, 

a Negative Declaration was issued on June 12, 2015. A Revised EAS and Negative Declaration 

were issued on July 16, 2015 to reflect minor corrections to the EAS form and Project Description. 

A Technical Memorandum was issued on October 29, 2015 to describe and analyze potential 

modifications to the building program and design at one of the two off-site affordable housing 

development sites (1041-1047 Fulton Street). The Technical Memorandum concluded that the 

proposed modification of the building program for the off-site affordable housing development 

would not result in any significant adverse impacts that were not already identified in the EAS. 

 

UNIFORM LAND USE REVIEW 

This application (C 150399 PPK) was certified as complete by the Department of City Planning 

on June 6, 2015, and with the related actions, was duly referred to Brooklyn Community Board 2 

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

Section 2-02 (b). 

 

Community Board Public Hearing 

Community Board 2 held a public hearing on this application on June 17, 2015 and on July 15, 

2015, by a vote of 25 in favor, 14 opposed, with 4 abstentions, adopted a resolution recommending 

approval with the following conditions: 

1. after the library has been fully constructed and outfitted, a reserve fund of at least 
$2,000,000 be established for future capital repairs at the Brooklyn Heights branch library; 
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2. the new branch have the same usable floor space as the existing branch; and 

 
3. a memorandum of understanding and a Community Benefits Agreement (CBA) be 

executed as part of the project. 
 

In summary, the CBA required assurances that there would be safeguards to ensure: that proceeds 

will be spent on libraries, a well-maintained branch library going forward, uninterrupted library 

service in Brooklyn Heights, prompt completion of the project, quality affordable housing units in 

CB 2, and local, safe construction jobs. 

 
 
Borough President Public Hearing 

This application was considered by the Borough President of Brooklyn, who held a public hearing 

on August 18, 2015 and issued a recommendation to disapprove the application on September 8, 

2015, subject to the following conditions: 

 
Agency status of public libraries 

1. The City needs to establish a municipal library system under Mayoral control, placed with 
the Deputy Mayor overseeing the public school system, to ensure synchronized agendas 
and supportive programming. This should be accomplished by converting each library 
system into municipal agency status and then ultimately, subject to a cost benefit analysis 
study, consolidating the agency that was the Brooklyn Public Library (BPL) with the rest 
of the City's library systems into unified agency status, as the means to responsibly fund 
Library Expense and Capital Budget through tax levy and bonding authority of the City - 
not through one time sale of municipal property. 

 
 
Utilization of unused development rights 

2. Excess municipal development rights shall not be primarily sold when there is a need for 
such rights to address area municipal needs as follow: 

a. Brooklyn    Heights    branch    library   needs   to   be   provided   with approximately 
30,000 sf (not 21,500 sf as proposed);  

b. The  Business Library needs to be maintained with approximately 8,500 sf in this  
location  as  part  of  the  approximately  30,000  sf  to  retain  its accessibility to a   
majority of Brooklyn residents, including mobility-impaired disabled individuals; 
and, 

c. Community School District 13 classroom space needs to be provided with 
appropriate floor area to develop  public  school seats  (space  for  10-12 classrooms  
as well as gymnasium and multi-purpose  spaces  need  be accommodated), possibly 
as an annex of PS 8, funded  by the  Department of  Education/School  Construction  
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Authority   (DOE/SCA),  with  classroom utilization developed in consultation with 
Community Education Council 13, Community Board 2 and Local Elected 
Officials. 

3. Affordable Housing needs to be provided on site according to the floor area generated by 
Inclusionary Housing Zoning Floor Area Bonus (approximately 40,000 sf designated as 
permanent affordable housing). 

 
Use of City proceeds from the sale of excess development rights 

4. Use of sales proceeds, generated through the utilization of excess air rights from 280   
Cadman Plaza West via disposition, should be determined, for any combination of 
necessary city facilities (such as to fund to BPL or its successor City Library agency for 
capital upgrades, provision of school seats,  and/or the development of affordable housing, 
etc.), pursuant to consultation between the City, the affected Community Board and Local 
Elected Officials; 

5. Designation  of  Brooklyn  library  branches  receiving  any  allocation  of  any   sales 
proceeds, and/or any subsequent revenue stream, from an eventual disposition of these 
City-owned excess development rights, need to  be determined pursuant to consultation 
between the Brooklyn Public Library or its successor City agency with the delegation of 
Brooklyn's Local  Elected  officials,  to determine Capital funded improvement priorities. 

 
Disposition requirements for use of remaining air rights 

6. A Regulatory Agreement or Land Disposition Agreement between the Department of 
Citywide Administrative Services, Economic Development Corporation and the Brooklyn 
Public Library, or its successor City Library agency, needs to mandate the following: 

a. The provision of public school space, according  to DOE and/or SCA entering  into 
a funding arrangement (condominium or long-term lease) with the designated 
developer, prior to any effective date of disposition of the City's excess air-rights 
property; 

b. Additional interim library branch space, subject to availability, needs to be obtained 
by the selected developer based on market-based competitive offers as a means to 
secure Brooklyn Heights retail storefronts, office spaces and/or community facility 
spaces that become vacant or otherwise available, any time prior to the date of 
construction and one year prior to the estimated development completion, until at 
least 20,000 sf of cumulative interim library space is secured; 

c. The City receives  a  percentage  of  the  revenue  from  any  potential  price increase  
revision to the  Offering  Plan,  from  the  developer's sale  of the units, allocating 
such funding directly to BPL or its successor City  Library agency; 

d. The City receives 25 percent  of  the  net  proceeds,  above  all  construction and 
soft costs, from the sale of floor area (housing units  at the uppermost floors)  
resulting  from  the  integration  of  St.   Ann's  excess  development rights  into the 
redevelopment (an action that  is made possible as a result of the zoning lot merger 
facilitated by the discretionary modification of the existing special permit  by the  
City  Planning Commission), allocating such funding directly to BPL or its 
successor City Library agency; and 

e. The   developer    be   required   to    retain   Brooklyn-based    contractors    and 
subcontractors,  especially  those  that  are  designated  LBEs  consistent with 
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section  6-108.1 of  the  City's  Administrative  Code,  and  MWBE  and  LBE 
establishments,  as a  means to  meet or exceed  standards  per Local Law  1 (not  
less  than  20  percent  participation), as  well  as  to  coordinate  the monitoring   of   
such   participation   by   an   appropriate   designated   City monitoring agency. 

 
7. Additional Affordable Housing 

a. Permanent affordability for all affordable housing units; 
b. Provision of predominantly family size housing units through significant 

modification of the number of affordable housing units and bedroom distribution 
that reflects the demands of the community, rather than merely maximizing the 
number of housing units through smaller unit sizes. 

 
8. Off-Site Development 

a. Provision of ground floor retail for the off-site development fronting Fulton Street, 
consistent with the standards of the Zoning Resolution's Special Enhanced 
Commercial District. 

 
And that the City Council incorporates such stipulations into the eventual Regulatory Agreement 

and/or Land Disposition Agreement prior to granting its approval of any subsequent attempt to 

dispose of identified excess development rights. 

 

Additionally, Air right use strategies for off-site libraries that were considered for disbursement 

of fund by the Brooklyn Public Library 

1. For library branches that BPL discloses as its intent to benefit from a share of the sales 
proceeds,  BPL or  its successor  City  Library agency  shall facilitate,  with the assistance 
of appropriate City agencies, the utilizing of unused development  (air) rights from existing 
underbuilt library lots as follows : 

a. For the Washington Irving Library branch air rights transfer: 
i. Attempts to transfer development rights, by BPL or its successor City 

Library agency, must be deferred until the City Council adopts a 
community-wide rezoning proposal for this section of Bushwick; 

ii. That BPL or its successor City Library agency should first explore with the 
City the development right transfer to the adjacent Bushwick Educational 
Complex as the receiving site; 

iii. That BPL or its successor City Library agency should pursue designation as 
a landmark building in order to promote added flexibility of receiving sites; 

iv. That  the  Department  of  City  Planning  should  explore  a  more flexible    
approach   to   development   rights   transfers   involving Carnegie  libraries, 
with  or  without  historic  district  or  individual landmark   designation,  
along   library  fronting  "wide"  or  widest street corridors up to  1,000 feet. 

b. For the  Pacific Library branch air rights transfer,  BPL or its successor  City Library   
agency   should  explore  with  the  City   the  development   right transfer  to  the  
adjacent  building leased  to  the  City's  Human  Resources Administration  and/or  
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the  Atlantic  Yards  site  (occupied  by  PC  Richards and Model's) across the street; 
and, 

c. For the Walt Whitman Library branch air rights transfer, BPL or its successor City 
Library agency should explore with the City the development rights transfer to the 
adjacent yard area section of PS 67. 

 
Additional measures for Community School District 13 public schools 

1. That the Department of Education/School Construction Authority should establish a task 
force inclusive of Community Education Councils 13 and 15, Community Boards 2 and 6, 
and Local Elected Officials to develop a funding and site identification plan to solve the 
public school seat shortage in Downtown Brooklyn and neighboring communities. 

 

City Planning Commission Public Hearing 

On September 9, 2015 (Calendar No. 2), the City Planning Commission scheduled September 22, 

2015, for a public hearing on this application (C 150399 PPK). The hearing was duly held on 

September 22, 2015 (Calendar No. 9). There were a total of 52 speakers at the hearing, 29 speakers 

in favor of the application and 23 speakers against the application. 

 

A team presentation was made by some of the applicants and their representatives (BPL, Hudson 

Companies, and Marvel Architects) who discussed the $300 million unmet capital needs across 

the entire Brooklyn Public Library system, and highlighted that it receives $15 million from the 

City annually for the entire system. BPL stated that this only allows for emergency repairs, which 

are often the most expensive, without being able to conduct preventive capital improvements. 

Specifically, the applicants stated that the Brooklyn Heights branch has over $9 million in deferred 

maintenance, not including capital improvements needed to make the space a more useful and 

efficient branch and upgrade the space with cutting-edge technology to help bridge the digital 

divide. BPL explained that this is one of its most valuable locations and they would like to build a 

new library here, proposing one of the largest in the system, and in-turn help fund other branches 

across the system with the additional residential redevelopment proceeds. The new library would 

not be responsible for the proposed HVAC systems, in-perpetuity, thus reducing ongoing operating 

costs and shifting responsibility of service, maintenance, and efficiency obligations to the 

residential condominiums. During site construction, the applicants would relocate the library to an 

interim location. Hudson Companies stated that it had been extremely difficult to find ground-

floor space for such a limited amount of time in this area; however they had secured a space and 
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would retrofit this interim location as soon as possible. To help plan for the proposed new library 

space, the applicants conducted four community workshops and canvassed all library card-holders, 

across age groups, to better understand what library users are looking for in a new, 21st-century 

library, and designed a shell and potential interior designs based on these inputs. 

 

In addition, Hudson Companies is proposing to develop 114 dwelling units in Community District 

2, affordable at between 60% and 165% AMI without any public subsidies. These units would be 

marketed by Brooklyn Ecumenical Cooperative (BEC) and Pratt Area Community Council 

(PACC) with a local preference, and following HireNYC hiring standards for the planning and 

construction of the proposed development project and off-site affordable buildings, maintaining at 

least 20% MWBE’s and 55% Brooklyn resident contractors. The applicants also stated that 

Hudson Companies would pay $52 million up-front, prior to relocating the library, and therefore 

in the event of a default at any time during the redevelopment process, BPL would already have 

received these proceeds. Hudson Companies stated that BPL would also be receiving a $13 million 

new library shell for free as part of the proposed development. The buildings containing the 

affordable units would need to have received a Certificate of Occupancy before the market-rate 

units could be approved for occupancy by the Department of Buildings, and the applicant team 

expects a final completion of all aspects of the project in 2019.  

 

The applicant team also explained that the current Brooklyn Heights branch library contains 

approximately 15,000 square feet, while the new library would contain approximately 21,500 

square feet with about 18,500 square feet of usable space as a result of more efficient use of space. 

The Business and Career library is also proposed to be relocated regardless of this proposal. The 

Business and Career library, which currently occupies an additional approximately 15,000 square 

feet, was already planned to relocate to the Grand Army Plaza Central Library with the intent for 

it to be used by burgeoning entrepreneurs and job seekers. This new location will have improved 

access to complementary services and facilities including the Workforce1 Career Center and the 

Information Commons, which include a training lab, open workspaces, break-out rooms, and 

extensive programming. This is part of a larger reorganization of the Central Library which has 

already set aside funds to pay for the relocation, and future redesign and construction at the Grand 

Army branch. 
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A representative from the Brooklyn Chamber of Commerce spoke in favor of the application, 

stating that the project would redevelop an underutilized space in Downtown Brooklyn to help 

other libraries across the system and create new housing opportunities including affordable units.  

He stated that after polling their Chamber membership, they are supportive of the Business and 

Career library moving to the Central branch at Grand Army Plaza, especially with its proposed 

focus on small entrepreneurs and freelancers.  

 

The City Councilmember representing District 39 also spoke in favor of the application. While 

deferring to local residents and the local City Councilmember representing District 33, he 

described the core rationale of the applicant’s proposal: taking the monetary value of unused air 

rights above the Brooklyn Heights branch and helping improve the broader library system to meet 

their deferred capital needs. He also stated that the library was going to be permanently preserved 

and that in this situation, the sale versus a long-term lease would help meet the large, urgent capital 

needs of the larger library system. 

 

Community residents of Brooklyn Heights and Sunset Park as well as librarians and library trustees 

affiliated with BPL spoke in favor of the proposal. They stated that the project would support 

much-needed improvements to both the local branch, including enhanced HVAC which would 

prevent branch closures, impressive and world-class library design standards, as well as help 

reinvest in branches throughout the system that are in disrepair and are not able to provide the best 

quality programming and newest technologies. They stated that libraries are not just about books, 

but also the science, technology, research, and arts programming that brings in the broader public. 

After interviews with librarians and clerical staff about what makes a useful, modern, and flexible 

space, and recognizing that Marvel Architects also designed the NYPL Mulberry branch library, 

they believe that the proposed Brooklyn Heights branch library will be a much better, flexible, 

efficient, and inspiring space, especially for the young adult age groups. They also stated that when 

libraries are generally renovated or under construction, it is uncommon that an interim library 

space is also provided, usually just a book mobile, and that the proposed interim location is a 

beneficial and proximate benefit. 
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The Brooklyn Heights Association (BHA) spoke in favor of the proposal citing the well-designed 

library space and exterior facades, improved HVAC system, and a publicly-accessible auditorium, 

with vehicular access and loading on Cadman Plaza West. BHA also stated that they appreciate 

the well-designed off-site affordable units and support the generation of proceeds from the site as 

they will benefit many users across the library system and create a state-of-the-art library in their 

own neighborhood. 

 

Brooklyn Ecumenical Cooperatives (BEC), a civic organization and local affordable housing 

developer partnering with Hudson Companies, spoke in favor of the proposal and Hudson 

Companies’ ability to provide affordable housing without public subsidy. 

 

The Center for an Urban Future spoke in favor of the proposal and described the year-old report 

they developed re-evaluating the library system. Specifically they believe that this proposal helps 

meet the goals of generating much-needed system capital and will create a larger and improved 

community library for the Brooklyn Heights community. While they call on the City to increase 

operational and capital support for the public library systems, given the state of disrepair and the 

sheer urgent capital needs, they acknowledge there is no realistic possibility of bringing the 

libraries into the future without additional and significant capital support. They support the sale 

versus long term lease of this specific location due to its relative high value in the library portfolio 

and that it allows the improvement of the existing library without dislocating it. 

 

The Downtown Brooklyn Partnership spoke in favor of the proposal. They said the project consists 

of a well thought-out plan that would facilitate reinvestment in the local library branch and 

renovations to local branches around the borough.  The plan would also provide 114 affordable 

housing units across a wide spectrum of incomes and have a trusted managing and marketing 

partner, PACC. The representative also stated that the project would be complementary to the 

Brooklyn Strand planning process of more than 40-acres of public plazas and park spaces, helping 

activate Cadman Plaza West. They believe the relocation of the Business and Career library to the 

Grand Army Plaza central branch is appropriate and there would be little impact on Downtown 

Brooklyn’s existing office users. 
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The Fifth Avenue Committee, a local civic group and affordable housing developer, and Sunset 

Park residents spoke in favor of the proposal due to the supporting benefits the proposal plays in 

the future redevelopment proposed for the Sunset Park branch library. The proceeds generated by 

the disposition of the Brooklyn Heights branch library would allow the Sunset Park branch library 

to expand and produce 100% affordable housing units on-site. The further stated that without the 

proceeds generated by the Brooklyn Heights branch library redevelopment, that proposal would 

likely become infeasible. 

 

Fulton Area Business (FAB) Alliance, a Business Improvement District along Fulton Street, spoke 

in favor of the proposal on condition that the off-site affordable housing proposed along Fulton 

Street (1041 Fulton Street) be required to have ground-floor retail space.  They acknowledged the 

role that the proposed Zoning for Quality and Affordability text amendment could play in helping 

expand the building’s envelope, and also recommended the mapping of an Enhanced Commercial 

Corridor along Fulton Street, similar to Brooklyn’s Fourth Avenue corridor. 

 

NYC EDC clarified the role they played in this process in that they provided real estate services 

to BPL and helped form and review the Request for Proposals (RFP) process under BPL’s 

guidance. They stated that it was a highly successful RFP and one of the most competitive in recent 

history, with 14 responses in total, all from qualified developers. EDC and BPL went through a 

process of shortlisting the applicant pool based on the quality of the responses and began the 

negotiating process with all of the shortlisted respondents at the same time, giving each applicant 

team an opportunity to improve their responses. The RFP requested an as-of-right building, 

maximizing return and housing affordability, both AMI’s and quantity of units, and was neutral 

on the proposed ownership structure, such as sale versus long-term lease. EDC developed a 

contract of sale with the applicant team to set up the appraisal process, purchase price, and 

additional terms such as the library condominium unit, affordable housing count, interim library 

space, and HVAC responsibilities, among others, and whose items were also weighted as part of 

the RFP considerations. At closing, there would be an appraisal conducted, and the developer 

would pay the negotiated purchase price or the updated appraisal value, whichever is higher. 
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Citizens Defending Libraries, a local civic organization, spoke against the proposal describing the 

large number of signed petitions they had collected and that underfunding libraries is not a reason 

to sell-off library assets. They stated that the proceeds generated by the sale of the property are too 

low. They also stated that the library space is being reduced from 63,000 square feet to 21,000 

square feet, with only 15,000 square feet above-grade. They also suggested that there is no 

confirmed design for the library space and that the programming should be designed before the 

physical space. The Brooklyn Heights branch library’s role as a central library should include on-

site book storage which has not been included in the proposed development. They further 

explained that, in their opinion, BPL’s estimates of fit-out are too low and that they should increase 

these estimates from $10-12 million to $17 million, reducing the total proceeds available to the 

broader library system. They also stated that there should be a full accounting of the redesign and 

construction costs associated with the relocating the Business and Career library to the Grand 

Army branch. 

 

Other community residents spoke against the proposal, stating that the City should not be selling 

public lands as it is a finite resource and that any capital investment in library branches should be 

funded by the public, not by private development. Additionally, residents stated that this proposed 

development is too large and will generate too many school children for an already overburdened 

PS 8 elementary school, located in Brooklyn Heights. Some speakers were also against the 

relocation of the Business and Career library in that they said it supports the local business district, 

the court users, and the many new startups in DUMBO and the entrepreneurs of Fulton Mall, 

suggesting that the current location is better accessible to more Brooklyn residents than the Grand 

Army branch. Regarding Hudson Companies’ role as landlord of the off-site affordable housing 

related to this proposal, some residents were concerned about open and unresolved violations at 

other existing affordable developments in the city that Hudson Companies oversees, and want to 

see a stronger, binding commitment to ongoing maintenance and tenant protections in Hudson 

Companies’ affordable developments. Some speakers in opposition also stated that there is no 

guarantee that proceeds generated by the sale would actually go into the BPL system and be 

reserved for capital needs. 
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BuildUp NYC, an alliance of local labor unions, spoke against the proposal under the condition 

that the applicants enter into an enforceable, binding agreement to use union labor during 

construction and for building maintenance, and that Hudson Companies protect the public asset of 

library space. They also questioned the sales price and the sale of land versus long-term leasing of 

city-owned property, believe that the affordable units are too expensive, that the bedroom count 

will include too many studio and 1-bedroom units, and that these would all be located off-site, 

increasing income inequity. They also stated that there is a lack of school seats in the broader 

community, and that while all of the new residential permits themselves do not trigger a school, 

combined they merit new schools. In addition, the John Street (aka Farragut) substation had 

electrical issues recently, and they stated that they are concerned about an inadequate power grid 

for new developments under construction in the area. 

 

Local residents also spoke against the proposal suggesting that it was mishandled at the 

Community Board committee hearing, which extended over two committee sessions that produced 

two different Land Use committee votes, regardless of the full board vote to approve the 

application with conditions.  

 

There were no other speakers, and the hearing was closed. 

 

CONSIDERATION 

The City Planning Commission believes that the application for the disposition of city-owned 

property, and the related applications for acquisition of property and modification of a previously 

approved special permit, are appropriate. 

 

Approval of the proposed actions would facilitate the development of a new, enlarged 21,500 

square foot, state-of-the-art Brooklyn Heights branch library, in a more efficient, flexible, and 

modern facility to serve the surrounding community. The proceeds generated by the disposition 

and utilization of otherwise unused development rights would allow significant capital 

improvements across the Brooklyn Public Library system to address some of the more than $300 

million in urgent, deferred maintenance needs. Ground-floor retail space would help activate the 

sidewalk and complement the library use. The proposed development would also utilize the 
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Inclusionary Housing provisions of the Zoning Resolution and result in the development of a total 

of 80,877 square feet of sorely-needed affordable housing off-site in Community District 2 without 

public subsidy. The proposed mixed-use building, which would include the public library on the 

ground floor, small-scale retail, community facility space, and residential units on upper floors, 

would be consistent with surrounding uses within Brooklyn’s Central Business District and 

conform to zoning, enhancing and invigorating this area of Cadman Plaza West. The immediate 

area is well-served by transit, including access to multiple subway lines and bus routes, and 

proximate to local residential neighborhoods and nearby parks and open space.  

 

The disposition of the subject property would allow the City to realize the value of its real estate 

for significant public benefit. The proceeds of the disposition sale would buttress the finances of 

the Brooklyn Public Library and allow it to outfit a new branch library at the same location and 

would significantly address heretofore unfunded, critical capital repairs in libraries throughout 

Brooklyn in economically less-fortunate communities. Furthermore, the disposition of the site 

coupled with the Inclusionary Housing program bonus would facilitate affordable housing in 

excess of zoning requirements, without scare public subsidies and within the same community 

district along transit and shopping corridors. 

 

Disposition and redevelopment of City property is not unprecedented, nor would the 

redevelopment of a public library and its relocation within a private development. New York 

Public Library’s East 58th Street library branch and Riverside branch are but two examples of the 

sale and redevelopment of library space. In addition, the City has also created private 

condominiums within public buildings such as at 210 Joralemon Street in Downtown Brooklyn. 

 

The acquisition of space would allow the branch library to relocate back to the subject site in 

superior and larger space than it previously occupied, constructed by the developer as part of the 

proposed mixed-use building at no cost to the library, and to its own specifications. The 

Commission notes that the proposed redeveloped library would consist of a new 21,500 square 

foot shell with approximately 18,500 square feet of publically-accessible space, which would be a 

net increase from the existing branch. This space would be spread across approximately 15,000 

square feet on the ground floor and mezzanine, and an additional approximately 6,500 square feet 
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within the cellar. Furthermore, the HVAC system of the new branch library would be integrated 

with that of the mixed-use building and would no longer be the responsibility of the library which 

would free the library of this financial operational obligation. This was an issue raised as part of 

ongoing maintenance concerns for the existing Brooklyn Heights branch and its inoperability 

forced summer operating hour closures. 

 

The current library consists of both a Brooklyn Heights branch library and a Business and Career 

library with approximately 13,600 square feet and 15,000 square feet of publically accessible 

space, respectively. Together, these facilities contain approximately 32,431 gross square feet 

above- and below-grade. In addition, there is an approximately 26,715 square feet of below-grade 

space, originally designed as a fallout shelter, currently used for mechanicals, utility space, and 

storage, and is completely inaccessible to the public. BPL has stated that it plans to relocate the 

approximately 15,000 square foot Business and Career library to the Grand Army Plaza central 

branch, regardless of the proposed actions, and had already set aside funds for Business and Career 

library relocation and redesign of the Grand Army central branch. The relocated Business and 

Career library would be better situated to leverage an existing Information Commons, and other 

training and workforce programming opportunities at the central branch.  

 

The Commission recognizes the concerns raised by Community Board 2 and their request for the 

creation of a memorandum of understanding and a community benefits agreement (CBA). The 

Commission acknowledges that the vast majority of the requests described specifically in 

Community Board 2’s CBA are already part of Brooklyn Public Library’s memorandum of 

understanding (MOU) with the NYC Office of Management and Budget and the sales terms set by 

BPL and EDC with Hudson Companies, the proposed developer. The Commission acknowledges 

the terms of the sales agreement including a purchase price of at least $52 million up front and the 

maintenance of the branch library’s HVAC system as part of the residential condominiums above 

the new library by the developer. This agreement is intended to free up public library square 

footage and also introducing operational cost savings over time. The affordable units would have 

to be completed prior to any market-rate development and would be designed by the same architect 

as the market-rate units. The interim library site would be located in close proximity to the current 

site and be retrofitted prior to the temporary closure of the branch library during its reconstruction.  
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In response to comments brought up at the public hearing related to the Community Board 2 land 

use committee deliberation and recommendation, the Commission notes that the full board voted 

25 in favor, 14 opposed, with 4 abstentions, to approve the proposal with conditions. Regarding 

Community Board 2’s condition related to a reserve fund for ongoing maintenance, the 

Commission notes that BPL determines its capital needs on an ongoing basis. In this regard, the 

Commission acknowledges that the branch’s new HVAC system would be located outside of the 

library and maintained at full-cost to the market-rate residential condominiums above, 

significantly reducing the library’s future maintenance costs. 

 

The Commission acknowledges the multiple benefits of the proposed project and that the provision 

of off-site affordable housing would yield much needed affordable housing square footage, in 

excess of zoning requirements. The applicants are proposing to develop two off-site affordable 

buildings located at 911-917 Atlantic Avenue and 1041-1047 Fulton Street with a total of 80,877 

square feet, developed in partnership with BEC and marketed with a local preference by BEC and 

PACC. These units would be part of a regulatory agreement with HPD and would be constructed 

and maintained without public subsidy. Of the total affordable square footage, approximately 

43,786 square feet would be required by zoning to be permanently affordable at ranges between 

60-80% of AMI’s, with the remaining approximately 37,111 square feet at ranges between 100-

165% AMI’s to be regulated for 40 years by HPD. The Commission encourages the applicant to 

continue to examine permanent affordability within both off-site buildings. 

 

The Commission is pleased that the applicants have committed to providing ground-floor retail 

space within the 1041-1047 Fulton Street development, per their request, to activate the streetscape 

of this retail corridor. Ground-floor retail along Fulton Street would strengthen this growing retail 

corridor and would be a meaningful mixed-use addition to the neighborhood. Provisions for 

additional ground-floor height proposed as part of a Department of City Planning amendment to 

the Zoning Resolution currently in public review (N 160049 ZRY), would assist in the economic 

viability of this space and would be secured as part of HPD’s regulatory agreement.  

 

Based on testimony provided during the public hearing, and in response to concerns raised by the 

Community Board and the Borough President, the applicants stated that they intend to adhere to 
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EDC’s HireNYC program which focuses on local hiring, local and targeted job fairs, awarding 

M/WBE construction contracts, and will work with NYC Department of Small Business Services’ 

Workforce1 initiative to help ensure local and equitable job productions during construction and 

through the life of the project. 

 

Regarding the Brooklyn Borough President’s condition that the City establish a municipal library 

system and consolidate BPL with the rest of the City’s library systems, the Commission notes that 

this is outside the purview of the proposed actions. Based on testimony from the Brooklyn Public 

Library, the Brooklyn Chamber of Commerce, and the Downtown Brooklyn Partnership, the 

Commission believes that the previously-planned relocation of the approximately 15,000 square 

foot Business and Career library would better meet the evolving needs of the Borough’s aspiring 

entrepreneurs and leverage existing workforce development and training opportunities already 

located at the Grand Army Plaza central branch location. The Business and Career library 

historically served the large legal, court, and accounting businesses in Downtown Brooklyn prior 

to the invention of the internet, but as technology has evolved, the Business and Career Library 

has shifted to supporting job seekers all over Brooklyn. The Central branch has longer hours than 

any other branch in the system and, most importantly, patrons of the relocated Business and Career 

library will have access to the many other services and facilities available at Grand Army Plaza 

including its workforce development services, break-out rooms, a training lab with extensive 

programming, and the latest technology and workforce resources. BPL has stated that since this is 

part of a planned, larger reorganization of the Central branch, they have already been setting aside 

capital funds for the relocation, future design, and reconstruction of facilities at Grand Army Plaza. 

 

Regarding the Borough President’s condition that a P.S. 8 elementary school annex be located 

within the new building, the Commission notes that the Department of Education (DOE) and the 

School Construction Authority (SCA) are currently in a public review process for a school zone 

redistricting to shift the school-seat catchment area for the under-enrolled P.S. 307 in nearby 

Vinegar Hill, thus helping relieve current and projected elementary seat overcrowding at P.S. 8. 

The irregular parcel shape and small size of the subject site, as well as the already complex 

programming of the proposed building, would make incorporating a school annex physically 

impractical. The SCA utilizes a number of best-practices when determining annex locations 
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including a minimum gross square footage of approximately 22,000-25,000 square feet of interior 

space, an outdoor play area, dedicated entrance lobby, stair and elevator core, and, if located across 

multiple floors, each floor would need to set-aside additional space for restrooms and circulation 

space. Furthermore, if a school has multiple annexes, such as P.S. 8 and its already existing Middle 

School annex, this would present additional challenges and complexity for management, servicing 

and staffing across the school. Introducing an elementary school to this site would involve 

significant project redesign, would add multiple stories and height to the proposed development, 

significantly reduce the proceeds generated by this disposition and thus hinder BPL’s ability to 

support urgent capital needs across its library system, a foremost goal of this proposal. 

 

During the proposed site construction, the applicants would relocate the library to an interim 

location. This approximately 7,500 square foot interim library space would not only be completely 

retrofitted to accommodate the interim use, but would also increase summer operating hours due 

to its functioning HVAC system. BPL had previously stated that having an interim brick-and-

mortar location is already a significant improvement as they are most commonly only able to 

provide a book-mobile during a library closure. The Borough President’s request that additional 

interim library space be found would increase the amount of time it will take to redevelop the site 

and reduce the proceeds generated for BPL’s capital needs. Further, the Borough President’s 

condition that a portion of proceeds from the private zoning lot merger be directed to the city or 

BPL is out of the purview of the Commission and cannot be addressed through the proposed 

actions. 

 

As one of the primary goals of this proposal is to generate much-needed capital funds for the 

Brooklyn Public Library system, the Commission is supportive of the reservation and dedication 

of these proceeds for urgent capital improvements for branch libraries in Brooklyn. As confirmed 

via letter from the NYC Office of Management and Budget received on October 30, 2015, any 

proceeds generated by the sale would be reserved and set-aside specifically for the Brooklyn Public 

Library within the Executive Capital Budget and as such, inclusion within the capital budget 

precludes these funds from being used for any operations or non-capital use, and that there should 

be no expectation of a decrease in baseline commitments to BPL’s current funding stream. 
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RESOLUTION 

 

RESOLVED, that the City Planning Commission finds that the actions described herein will have 

no significant impact on the environment; and be it further 

 

RESOLVED, that the City Planning Commission, pursuant to Sections 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 1 Clinton Street, aka 280 Cadman Plaza West (Block 239, Lot 16), 

Community District 2, Borough of Brooklyn, pursuant to zoning, is approved. 

 

The above resolution (C 150399 PPK), duly adopted by the City Planning Commission on 

November 2, 2015 (Calendar No. 8), is filed with the Office of the Speaker, City Council, and the 

Borough President, in accordance with the requirements of Section 197-d of the New York City 

Charter. 

 

 

CARL WEISBROD, Chairman 
KENNETH J. KNUCKLES, Esq., Vice Chairman 
RAYANN BESSER, IRWIN G. CANTOR, P.E., ALFRED C. CERULLO, III, 
RICHARD W. EADDY, CHERYL COHEN EFFRON, ANNA HAYES LEVIN, 
ORLANDO MARIN, LARISA ORTIZ, Commissioners 

 

MICHELLE R. DE LA UZ, JOSEPH I. DOUEK, Commissioners, Recused 
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