
 

CITY PLANNING COMMISSION 
 
February 5, 2020 / Calendar No. 12                                                                       C 190172 ZMK 
 
 
IN THE MATTER OF an application submitted by 271 Sea Breeze Development LLC pursuant 
to Sections 197-c and 201 of the New York City Charter for an amendment of the Zoning Map, 
Section No. 28d, by establishing within an existing R6 District a C2-4 District bounded by West 
Brighton Avenue, West 2nd Street, Sea Breeze Avenue and West 5th Street, Borough of Brooklyn, 
Community District 13, as shown on a diagram (for illustrative purposes only) dated September 
23, 2019, and subject to the conditions of CEQR Declaration E-535. 
 
 
The applicant, Sea Breeze Development, LLC, filed this application for a zoning map 

amendment on January 15, 2019 to map a C2-4 commercial overlay on an existing R6 zoning 

district.  The proposed action would facilitate commercial use and allow for the applicant to 

apply for a Board of Standard Appeals (BSA) special permit for a Physical Culture or Health 

Establishment (PCE) in an existing 20-story building at 271 Sea Breeze Avenue located in the 

West Brighton neighborhood of Brooklyn, Community District 13. 

 

BACKGROUND  

The applicant is requesting a zoning map amendment to establish a C2-4 commercial overlay on 

an existing R6 district. The proposed project area consists of the entirety of Block 7280 (Lots 89, 

92, 95, 110 and 188), located north of Asser Levy Park between West 2nd and West 5th streets, 

and Sea Breeze and West Brighton avenues.  All are wide streets except for West 2nd Street, 

which is a narrow street.  West Brighton Avenue is 120 feet, Sea Breeze Avenue and West 5th 

Street are 80 feet, and West 2nd Street is 50 feet wide.   

 

The project area includes one zoning lot consisting of two tax lots under separate ownership 

(Block 7280, Lots 89 and 110). Lot 110 is an approximately 27,700 square foot L-shaped corner 

lot with a 20-story, 128,219-square-foot mixed-use residential and community facility building 

currently under construction. Lot 89 is an approximately 10,680-square-foot through lot, 

improved with a one-story, 7,285 square foot house of worship. The zoning lot has a built floor 

area ratio (FAR) of 0.68. 

 

The remainder of the project area (Block 7280, Lots 92, 95, and 188) is improved with mix of 

uses.  Lot 92 is improved with another house of worship that is two-stories tall. Lot 95 is used as 

a non-conforming open accessory parking lot for Trump Village, a residential development to the 

north of the project area. Lot 188 is improved with a six-story mixed-use residential building 

with a non-conforming retail medical supply store on a portion of the ground floor.  The existing 

uses on these lots are expected to remain unaffected by the proposed action. 

 

The project area is mapped with an R6 zoning district, a medium-density residential zoning 

district that allows for development to use either height factor or Quality Housing bulk 

regulations.  The FAR for residential uses in R6 districts can range from 0.78 to 2.43 depending 

on open space provisions, or 2.2 to 3.0 FAR for Quality Housing buildings depending on street 
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width.  Community facilities in R6 districts are allowed up to 4.8 FAR.  The R6 district is 

generally mapped between West 19th Street to the west, Shore Parkway to the north, Sheepshead 

Bay Road to the east and Riegelmann Boardwalk to the south. Commercial uses are not allowed 

in R6 districts.   

 

The area surrounding the project area is characterized by a high concentration of medium-

density, multi-family residential buildings and some mixed-use buildings with commercial 

ground floors, ranging from four- to 24-stories tall.   Community facility uses include houses of 

worship, schools, medical facilities and a library.  West Brighton Avenue is developed with 

residential buildings that contain community facilities and institutional uses.  The five-story P.S. 

100 Magnet School Media Art and four-story Jim Thorpe P.S. 370 are located directly north 

from the project area along West Brighton Avenue.  Sea Breeze Avenue is developed with 

medium-density, multi-family residential buildings.  Parks and open spaces include Century 

Playground, Asser Levy Park, Riegelmann Boardwalk and the beach, and New York Aquarium.  

Century Playground is located to the north of the project area along West Brighton Avenue, 

Asser Levy Park is located to the south in between Sea Breeze and Surf avenues, Riegelmann 

Boardwalk and the beach are south of Surf Avenue, and New York Aquarium is south-west of 

Asser Levy Park on the southern side of Surf Avenue.   

 

The project area is well-served by public transportation with the Ocean Parkway Q subway 

station located two blocks west and the West 8th Street – New York Aquarium F and Q subway 

station approximately one-half mile west.  Bus service includes the B1, B36 and B68.  All three 

bus stops are located within one to three blocks of the project area, providing service to areas 

mostly within south Brooklyn such as, Coney Island, Sheepshead Bay, Kingsborough 

Community College, Bay Ridge and Windsor Terrace.  The project area is located within 

FEMA’s Preliminary (2015) 1% Chance Flood Zone.  

 

The project area is positioned between two major commercial centers, Brighton Beach and 

Coney Island.  Commercial overlays are mapped along Brighton Beach Avenue with mixed-use 

residential and commercial buildings, including neighborhood retail and services, offices, and 

eating and drinking establishments.  Coney Island is comprised of local retail and services, 

eating and drinking establishments and amusement and entertainment uses.   

 

The applicant is proposing to establish a C2-4 commercial overlay across the entire tax block 

(Block 7280, Lots 89, 92, 95, 110 and 188) to facilitate a commercial use on Lot 110.    C2-4 

commercial overlays allow local retail uses and commercial development up to 2.0 FAR when 

mapped within R6 districts. These commercial overlays allow Use Groups 5-9 and 14, which 

include a wide variety of local neighborhood retail and service uses. When combined with R6 

districts, C2-4 overlays require non-residential ground floor uses, which can be commercial or 

community facility uses.  For general commercial uses, one off-street parking space is required 

for every 1,000 square feet.  
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The development proposed by the applicant would include approximately 25,000 square feet of 

commercial uses on the first two stories of the existing building on Lot 110.  Uses on the floor at 

grade level would consist of neighborhood retail and the floor located one story above grade 

would be a PCE.  The applicant intendeds to apply for a BSA special permit pursuant to Section 

73-36 of the Zoning Resolution to facilitate the use.   The proposed rezoning of the existing as-

of-right building on Lot 110 would not facilitate new construction; it would only permit new 

commercial uses and the PCE.  Due to the proposed building’s location in the flood zone, the 

floor at grade level would be considered the cellar.  As such, commercial uses would be allowed 

on the first floor, which, in this case, would be located one story above grade level in the C2-4 

district.  Portions of the building would be either wet or dry flood proofed.   The applicant is 

required to provide 25 off-street accessory parking spaces for commercial and 80 spaces for 

residential for a total of 105 spaces.  The applicant proposes to provide more off-street accessory 

parking spaces than required, 130 of which would be included in an attended garage accessible 

on Sea Breeze Avenue.   

 

ENVIRONMENTAL REVIEW  

This application (C 190172 ZMK), 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 is 

the City Planning Commission. The designated CEQR number is 19DCP193K.  

  

After a study of the potential impact of the proposed actions, a Negative Declaration was issued 

on September 23, 2019.  

  

UNIFORM LAND USE REVIEW  

This application (C 190172 ZMK) was certified as complete by the Department of City Planning 

on September 23, 2019 and duly referred to Brooklyn Community Board 13 and the Brooklyn 

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

202(b).  

 

Community Board Public Hearing  

Brooklyn Community Board 13 held a public hearing on this application (C 190172 ZMK) on 

October 23, 2019 and on November 20, 2019, by a vote of 26 in favor, none opposed, and one 

abstaining, adopted a resolution recommending approval of the application.  

  

Borough President Recommendation  

The application (C 190172 ZMK) was considered by the Brooklyn Borough President, who held 

a public hearing on November 13, 2019 and issued a recommendation to approve the application 

with the following conditions:  
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“That prior to considering the application, the City Council obtain commitments in 

writing from the applicant, 271 Sea Breeze Development, LLC, that clarify how it would: 

a. Set aside a portion of the non-residential space for arts/cultural entities and non-

profit organizations at below-market lease terms, as warranted 

b. Engage car-sharing companies to lease multiple spaces. within the garage, in 

consultation with Brooklyn Community Board 13 (CB 13), the New York City 

Department of Transportation (DOT), and local elected officials  

c. Explore the feasibility of incorporating one or more New York City Department 

of Environmental Protection (DEP) rain gardens within the development's public 

right-of way.”  

 

City Planning Commission Public Hearing  

On December 18, 2019 (Calendar No. 6), the City Planning Commission scheduled January 8, 

2020 for a public hearing on this application (C 190172 ZMK). The hearing was duly held on 

January 8, 2019 (Calendar No. 32). There was one speaker in favor of the application and one in 

opposition. 

The applicant’s representative described the project area, development site and actions requested, 

and explained the proposal to rezone for commercial use.  He stated that the residential and 

community facility portions of the building are currently under construction and are as-of-right.   

A resident from Coney Island, Brooklyn spoke against the proposal expressing concerns about 

traffic and resiliency.   

There were no other speakers and the hearing was closed.  

 

Waterfront Revitalization Program Consistency Review  

This application (C 190172 ZMK) was reviewed by the City Coastal Commission for 

consistency with the policies of the New York City Waterfront Revitalization Program (WRP), 

as amended, approved by the New York City Council on October 30, 2013 and by the New York 

State Department of State on February 3, 2016, pursuant to the New York State Waterfront 

Revitalization and Coastal Resources Act of 1981, (New York State Executive Law, Section 910 

et seq.).  The designated WRP number is 17-146. 

This action was determined to be consistent with the policies of the WRP.  

CONSIDERATION  

The City Planning Commission believes that this application (C 190172 ZMK) for a zoning map 

amendment is appropriate.  

 

The requested actions will facilitate the development of approximately 25,000 square feet of 

commercial uses on the first two floors of the existing building on Lot 110.  The additional uses 

will provide local retail options adjacent to public parks and open spaces that attract pedestrians 

and visitors from nearby Coney Island, Asser Levy Park and Riegelmann Boardwalk.   



 

5 C 190172 ZMK 
 

 

The Commission notes that the two houses of worship within the project area have been in the 

neighborhood since the 1960s and are not expected to change.  The proposed action will bring 

the medical supply store located on Lot 188 and the open accessory parking lot on Lot 95 into 

conformance.   

 

The project area is located between two major commercial centers, Brighton Beach and Coney 

Island. The proposed actions will allow ground floor retail to activate this blockfront and provide 

for active foot traffic between the two major commercial centers.   The lack of active ground 

floor uses such as commercial and retail spaces, coupled with surface parking lots, disconnects 

and isolates the project area from these commercial centers, which discourages a vibrant, 

pedestrian streetscape.  In addition, the new commercial development generated by this proposal 

is expected to be in context with the mixed-use residential and commercial buildings along the 

Brighton Beach Avenue, a commercial corridor.  

 

 

The Commission acknowledges the Brooklyn Borough President’s recommendation to set aside 

a portion of the non-residential space for arts/cultural entities and non-profit organizations at 

below-market lease terms, and notes that the terms of private lease or sale agreements are outside 

of the scope of this application.   

 

The Commission also acknowledges the Brooklyn Borough President’s recommendation to 

engage car-sharing companies to lease multiple spaces within the garage, but notes that this 

recommendation is also outside the scope of this application.   

 

Regarding the Borough President’s recommendation to explore the creation of rain gardens, such 

programing in the mapped street is outside the scope of the proposed actions, however the 

Commission supports the efforts of the private applicant to coordinate their proposal with DEP, 

DOT, and DPR to promote storm water management within the public right-of-way. 

 

RESOLUTION  

RESOLVED, that having considered the Environmental Assessment Statement, for which a 

Negative Declaration was issued on September 23, 2019 with respect to this application (CEQR 

No. 19DCP193K) that the City Planning Commission finds that the action described herein will 

have no significant adverse impact on the environment, and be it further  

 

RESOLVED, by 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 Zoning Resolution of the City of New York, effective as of December 15, 1961, 

and as subsequently amended, is further amended by changing the Zoning Map, Section No. 28d, 

by establishing within an existing R6 district a C2-4 district bounded by West Brighton Avenue, 
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West 2nd  Street, Sea Breeze Avenue and West 5th  Street, Borough of Brooklyn, Community 

District 13, as shown on diagram (for illustrative purposes only) date September 23, 2019.  

   
The above resolution (C 190172 ZMK), duly adopted by the City Planning Commission on 

February 5, 2020 (Calendar No. 12), 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   
DAVID BURNEY, ALLEN P. CAPPELLI, ESQ., ALFRED C. CERULLO, III,  
MICHELLE R. DE LA UZ, JOSEPH DOUEK, RICHARD W. EADDY,  
HOPE KNIGHT, ANNA HAYES LEVIN, ORLANDO MARIN,  
LARISA ORTIZ, RAJ RAMPERSHAD, Commissioners 
 
 
 






















