
CITY PLANNING COMMISSION 

July 11, 2018 / Calendar No. 20                                               C 180148 ZMK 
 

IN THE MATTER OF an application submitted by 1601 DeKalb Avenue Owner LLC pursuant 
to Sections 197-c and 201 of the New York City Charter for an amendment of the Zoning Map, 
Section No. 13b: 
 

1. changing from an R6 district to an R6B district property bounded by Hart Street, a line 400 
feet northeasterly of Irving Avenue, DeKalb Avenue, and a line 350 feet northeasterly of 
Irving Avenue; 

  
2. changing from an M1-1 district to an R7A district property bounded by Hart Street, 

Wyckoff Avenue, DeKalb Avenue, and a line 400 feet northeasterly of Irving Avenue; and 
 

3. establishing within the proposed R7A district a C2-4 district bounded by Hart Street, 
Wyckoff Avenue, DeKalb Avenue, and a line 100 feet southwesterly of Wyckoff Avenue; 

 
Borough of Brooklyn, Community District 4, as shown on a diagram (for illustrative purposes 
only) dated February 12, 2018, and subject to the conditions of CEQR Declaration E-465. 

 
 

This application for a zoning map amendment was filed by 1601 DeKalb Owner LLC on 

February 2, 2018 to change from M1-1 and R6 districts to a R7A, R7A/C2-4, and R6B zoning 

districts on a portion of a block fronting on Wyckoff Avenue, Hart Street, and DeKalb Avenue.  

The proposed action would facilitate the development of two new nine-story residential buildings 

containing approximately 122 residential units, including 27 permanently affordable units, in the 

Bushwick neighborhood of Community District 4, Brooklyn. 

RELATED ACTION 

In addition to the zoning map amendment (C 180148 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 180149 ZRK Zoning text amendment to designate a Mandatory Inclusionary Housing 

(MIH) area. 

 

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

The applicant is proposing a zoning map amendment to change M1-1 and R6 zoning districts to 

R7A, R7A/C2-4, and R6B zoning districts on a portion of a block fronting on Wyckoff Avenue, 

Hart Street, and DeKalb Avenue. The proposed zoning change would facilitate the development 

of two new nine-story residential buildings containing a total of approximately 122 residential 

units, including 27 permanently affordable units under MIH Option 1 on the applicant’s site 

(development site) at 1601 DeKalb Avenue (Block 3237, Lots 23, 47, and 48). 

The area to be rezoned (project area) is partly within an existing M1-1 zoning district and partly 

within an existing R6 zoning district. M1-1 zoning districts are light industrial districts with a 

maximum Floor Area Ratio (FAR) of 1.0, allowing a range of commercial and industrial uses, 

including warehousing and auto-oriented uses, and limited community facility uses. New 

residential uses are not permitted.  R6 zoning districts are medium-density residential zoning 

districts that are widely mapped in eastern Brooklyn, allowing a residential FAR of 2.43 for 

“height factor” buildings and 2.2 or 3.0 for buildings built subject to the “Quality Housing” 

regulations on narrow streets or wide streets, respectively. R6 districts also allow community 

facility uses to a maximum FAR of 4.8. 

Despite the project area’s existing M1-1 zoning, no manufacturing or industrial uses exist within 

the project area (Block 3237, Lots 21, 22, 23, 27, 31, 33, 38, 41, 47, and 48), which fronts on 

Wyckoff Avenue, a heavily traveled commercial corridor with one- to four- story commercial 

and mixed use buildings including multifamily walk-up buildings. The proposed project area 

contains approximately 65,000 square feet and a variety of land uses. The development site (Lots 

23, 47, and 48) is a 25,000 square-foot through lot which is currently occupied by a parking lot.  

Along the Wyckoff Avenue frontage, there is a two-story U.S. Post Office (Lot 33), a one-story 

restaurant (Lot 38), and a two-story building with a laundromat and a boxing gym with parking 

in front (Lot 31). Other uses within the project area include two loft buildings that have been 

converted to residential uses (Lots 27 and 41), a surface parking lot (Lot 23, 47, and 48), and two 

two-story residential buildings (Lots 21 and 22). 

The surrounding area is primarily developed with  residential uses, including single-family, 

multifamily walkup buildings, and larger multifamily elevator apartment buildings. Wyckoff 
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Avenue is a mixed-use transit corridor and is predominately developed with higher density 

residential, community facility, and local retail uses.  Institutional uses in the surrounding area 

include a public school, post office, medical offices, a senior center, and a major hospital – the 

12-story Wyckoff Heights Medical Center, one block east of the project area.  The area 

northwest of the project area, within the M1-1 district, is predominantly developed with light 

industrial uses. Three blocks west of the project area is the North Brooklyn Industrial Business 

Zone, which is predominantly zoned M1-1, M1-2 and M1-3. 

The area is well-served by transit. The MTA L-train subway stops at DeKalb Avenue adjacent to 

the project area, with a station entrance within the project area. The B38 bus line runs along 

DeKalb Avenue and connects the neighborhood with downtown Brooklyn with a stop in the 

project area. The B13 bus line runs along Wyckoff Avenue and stops within the project area. 

The applicant proposes the development of two nine-story residential buildings with a total of 

102,000 zoning square feet of floor area (4.12 FAR) and 122 total dwelling units, 27 of which 

would be permanently affordable pursuant to MIH Option 1. This amounts to 25 percent of the 

floor area generated by the portion of the development site within the proposed MIH area. These 

units would be affordable at an average of 60 percent of the Area Median Income (AMI), with 10 

percent of the floor area affordable at 40 percent AMI. 

The two buildings would occupy the same zoning lot, with one building fronting on Hart Street, 

and the other fronting on DeKalb Avenue. Since the development site would be a split zoning lot 

in two separate districts, based on the proposed actions, the total allowed floor area would be 

blended proportionally based on the proposed R7A over a 20,000 square-foot portion and the 

proposed R6B over a 5,000 square foot portion, yielding a total allowed FAR of 4.12. The 

proposed buildings would contain a total of 46 parking spaces, in compliance with zoning. The 

income-restricted units would not require parking because the project is within the Transit Zone. 

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

amendment to revise Appendix F. The proposed amendment would create Map 2 of Brooklyn 

Community District 4 inclusionary housing areas, and would designate a portion of the project 

area as an MIH area with Options 1 and 2. Only the portion of the project area proposed as an 

R7A district would be included in the new MIH area. Option 1 requires that 25 percent of 
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residential floor area must be for affordable housing units for residents with household incomes 

averaging 60 percent AMI, with a minimum of 10 percent of housing to be affordable for 

households at 40 percent AMI. Option 2 requires that 30 percent of residential floor area must be 

for affordable housing units for residents with household incomes averaging 80 percent AMI. 

ENVIRONMENTAL REVIEW 

This application (C 180148 ZMK), in conjunction with the application for the related action (N 

180149 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 Commission. 

The designated CEQR number is 18DCP061K.  

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

Declaration was issued on February 12, 2018. The Negative Declaration includes (E) 

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

air quality, and noise (E-465), as described below: 

The (E) designation requirements would apply to the following sites: 

Block 3237, Lots 23, 47, and 48 (Proposed Development Site 1); 

Block 3237, Lot 31 (Projected Development Site 2); and 

Block 3237, Lot 41 (Projected Development Site 3) 

 

 

The (E) designation text related to air quality is as follows: 

 

Block 3237, Lots 23, 47, and 48 (Proposed Development Site 1)  

Any new development or enlargement on the above-referenced property must use natural 

gas as the type of fuel oil for heating, ventilating, and air conditioning (HVAC) and ensure 

that HVAC stack is located at least 51 feet from Wyckoff Avenue, at least 161 feet from the 

lot line facing DeKalb Avenue, and at least 92.6 feet above the grade to avoid any potential 

significant adverse air quality impacts. 
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Block 3237, Lot 31 (Projected Development Site 2) 

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

must exclusively use natural gas as the type of fuel oil for HVAC and hot water systems 

and ensure that HVAC stack is located at a height at least 98 feet above grade to avoid any 

potential significant adverse air quality impacts. 

 

Block 3237, Lot 41 (Projected Development Site 3) 

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

must exclusively use natural gas as the type of fuel oil for HVAC and hot water systems 

and ensure that HVAC stack is located at least 98 feet above grade to avoid and potential 

significant adverse air quality impacts.  

 

The (E) designation text related to noise is as follows: 

 

Block 3237, Lots 23, 47, and 48 (Proposed Development Site 1)  

To ensure an acceptable interior noise environment, future residential uses must provide a 

closed window condition with a minimum of 28 dBA window/wall attenuation on façades 

facing east (DeKalb Avenue) to maintain an interior noise level of 45 dBA. To maintain a 

closed-window condition, an alternate means of ventilation must also be provided. 

Alternate means of ventilation includes, but is not limited to, central air conditioning. 

 

Block 3237, Lot 31 (Projected Development Site 2) 

To ensure an acceptable interior noise environment, future residential uses must provide a 

closed window condition with a minimum of 28 dBA window/wall attenuation on façades 

facing north (Wyckoff Avenue) to maintain an interior noise level of 45 dBA. To maintain a 

closed-window condition, an alternate means of ventilation must also be provided. 

Alternate means of ventilation includes, but is not limited to, central air conditioning. 

 

Block 3237, Lot 41 (Projected Development Site 3) 
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To ensure an acceptable interior noise environment, future residential uses must provide a 

closed window condition with a minimum of 28 dBA window/wall attenuation on façades 

facing east (DeKalb Avenue) to maintain an interior noise level of 45 dBA. To maintain a 

closed-window condition, an alternate means of ventilation must also be provided. 

Alternate means of ventilation includes, but is not limited to, central air conditioning. 

 

The (E) designation text related to hazardous materials is as follows: 

 

Task 1: Sampling Protocol 

Prior to construction, the applicant must submit to the New York City Mayor’s Office of 

Environmental Remediation (OER), for review and approval, a Phase II Investigation 

protocol, including a description of methods and a site map with all sampling locations 

clearly and precisely represented. 

 

No sampling should begin until written approval of a protocol is received by OER. The 

number and location of sample sites should be selected to adequately characterize the site, 

the specific source of suspected contamination (i.e., petroleum based contamination and 

non‐petroleum based contamination), and the remainder of the site’s condition. The 

characterization should be complete enough to determine what remediation strategy (if 

any) is necessary after review of the sampling data. Guidelines and criteria for selecting 

sampling locations and collecting samples are provided by OER upon request. 

 

Task 2: Remediation Determination and Protocol 

A written report with findings and a summary of the data must be submitted to OER after 

completion of the testing phase and laboratory analysis for review and approval. After 

receiving such results, a determination is made by OER if the results indicate that 

remediation is necessary. If OER determines that no remediation is necessary, written 

notice shall be given by OER. 

 

If remediation is indicated from the test results, a proposed remediation plan must be 

submitted to OER for review and approval. The applicant must complete such remediation 
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as determined necessary by OER. The applicant should then provide proper 

documentation that the work has been satisfactorily completed. 

 

An OER-approved construction-related health and safety plan would be implemented 

during evacuation and construction and activities to protect workers and the community 

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

groundwater. This plan would be submitted to OER for review and approval prior to 

implementation. 

 

The City Planning Commission has determined that the proposed action will have no significant 

effect on the quality of the environment. 

 

UNIFORM LAND USE REVIEW 

This application (C 180148 ZMK) was certified as complete by the Department of City Planning 

(DCP) on February 12, 2018, and was duly referred to Brooklyn Community Board 4 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 application for the related action (N 180149 ZRK), which was 

duly referred to Brooklyn Community Board 4 and the Brooklyn Borough President on February 

12, 2018, in accordance with the procedures for non-ULURP matters. 

Community Board Public Hearing 

Brooklyn Community Board 4 held a public hearing on this application (C 180148 ZMK) on 

March 21, 2018, and on that date, by a vote of one in favor, 30 opposed, and with four 

abstentions, adopted a recommendation of disapproval of the application. 

Along with the recommendation, Community Board 4 submitted additional documentation 

regarding this application, including the following documents: 

1. The Community Board Chair testimony to the Borough President, dated April 17, 2018, 

in opposition to this application, noting the need for deeper affordability, displacement of 

residents and businesses, and concerns about the loss of commercial parking; 
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2. A letter from Wyckoff Heights Medical Center to Brooklyn Community Board 4, dated 

April 17, 2018, in opposition to this application, explaining the need to maintain the 

existing parking lot; 

3. A letter from Brooklyn Legal Services Corporation A to the Borough President, dated 

April 17, 2018, in opposition to this application, explaining the need for jobs and 

affordable housing in the community; 

4. A letter from Make The Road New York to Brooklyn Community Board 4, dated April 

11, 2018, in opposition to this application, focusing on displacement, affordability, the 

zoning action, and community outreach. In the zoning action discussion, the letter 

responds to previous written statements from the applicant, stating that it is the 

applicant’s preference to only rezone the development site. 

Borough President Recommendation 

The Brooklyn Borough President held a public hearing on this application (C 180148 ZMK) on 

April 17, 2018, and on May 30, 2018, issued a recommendation of approval with 

modifications/conditions. The conditions listed include: 

“1. That prior to consideration by the City Council, the applicant, 1601 DeKalb Owner LLC 

has taken steps to ensure that MIH Option 3 is included in the land use scope 

2. That the City Planning Commission and/or the City Council: 

a. Mandate MIH Option 3 

b. Obtain adequate representation that the applicant, 1601 DeKalb Owner LLC, filed 

a legally binding mechanism that commits an additional 4,000 sq. ft. of affordable 

housing at an average rent based on 60 percent AMI 

3. That 1601 DeKalb Owner LLC seek out ELLA financing from the New York City 

Department of Housing Preservation and Development (HPD) to make not less than 40 

percent of the residential floor affordable to low and very low-income households, not 

exceeding 60 percent AMI. 

4. That the City Planning Commission and/or the City Council: 
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c. Obtain adequate representation, in writing, from 1601 DeKalb Owner LLC 

demonstrating the status of such ELLA commitment 

d. Eliminate the proposed R7A/C2-4 zoning within 100 feet of Wyckoff Avenue 

e. Incorporate a C2 commercial overlay along Hart Street 

5. That prior to consideration by the City Council, the applicant, 1601 DeKalb Owner LLC 

has taken steps to incorporate language clarifying the extent that it would: 

f. Accommodate the Brotherhood Boxing Club (boxing club) through the provision 

of ground-floor and cellar non-residential space that would be rented below 

market-rate 

g. Provide as near to 50 percent two- and three-bedroom units as possible in order to 

accommodate a greater percentage of families with children, and enable as many 

studio and one-bedroom units at 30, 40, and 50 percent AMI to accommodate 

seniors, including those who are formerly homeless, consistent with ZR 23-

96(c)(ii) 

h. Preclude an application for new development filed with the New York City 

Department of Buildings (DOB) within 10 years of any effective rezoning date, 

from containing construction that would block loft windows that serve as the sole 

source of air, light, and secondary means of egress for tenants of the adjacent loft 

buildings 

i. Continue exploration of additional resiliency and sustainability measures such as 

incorporating blue/green/white roof treatment, passive house construction 

principles, rain gardens, and solar panels in the development 

j. Retain Brooklyn-based contractors and subcontractors, especially those who are 

designated locally owned business enterprises (LBE) consistent with section 6-

108.1 of the City’s Administrative Code and minority- and women-owned 

business enterprises (MWBE) as a means to meet or exceed standards per Local 
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Law 1 (no less than 20 percent participation); as well as coordinate the oversight 

of such participation by an appropriate monitoring agent.” 

The Brooklyn Borough President’s recommendation applies the following additional conditions: 

“1. 1601 DeKalb Owner LLC, seek a Resolution A (Reso A) contribution from Borough 

President Adams and Community District 4 (CD 4) City Council members. 

2. Wyckoff Heights Medical Center (WHMC) takes steps to expand the supply of parking 

on properties owned by the hospital and it coordinate with 1601 DeKalb LLC, and 

RiseBoro Community Partnership (RCP) to promote affordable housing awareness and 

lottery literacy as a public service for its employees, and of new affordable and market-

rate housing opportunities in CD4 that would facilitate nominal or walk-to-work 

commutes for the hospital’s employees 

3. The New York City Department of Housing Preservation and Development (HPD) 

modify its affordable housing lottery community preference standards to include the 

school zone, thus capturing the population of public school children residing at City-

funded or –operated shelters 

4. The City Planning Commission (CPC) and/or the City Council call for the modification 

of the Mandatory Inclusionary Housing (MIH) section of the New York City Zoning 

Resolution (ZR) pertaining to MIH-designated areas to be adopted with a requirement 

that permits households with rent-burdened status (allow for exceptions to the 30 percent 

of income threshold for households paying the same or more rent than what the housing 

lottery offers) to qualify for such affordable housing units pursuant to MIH.” 

City Planning Commission Public Hearing 

On May 23, 2018 (Calendar No. 3), the Commission scheduled June 13, 2018 for a public 

hearing on this application (C 180148 ZMK), in conjunction with the related application (N 

180149 ZRK). The hearing was duly held on June 13, 2018 (Calendar No. 26). There were eight 

speakers in favor of the application and 14 in opposition. 
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The applicant’s representative described the requested zoning map and text amendments and the 

proposed development. The developer described the development company, explaining that it is 

primarily an affordable housing developer. He stated that the developer has been working with 

members of the community and has agreed to provide 100 percent affordable housing in the 

proposed development, and that the proposed rezoning is based on sound planning principles and 

is consistent with the land use principles stated by the community through the Bushwick 

planning process. He further stated a commitment to local hiring in the development and to local 

marketing of units. 

Other speakers in favor of the application included three representatives from the 32 BJ union 

who expressed support for the rezoning because it would provide high quality building service 

jobs. A local business owner expressed the need for the affordable housing that would be 

provided by the proposed development. A member of Brooklyn Community Board 4, who is also 

a local business owner, spoke in support of the application, noting that the application has come 

a long way to become a 100 percent affordable project and that the developers are good 

community partners.   

Speakers in opposition included residents of the adjacent residential loft buildings who expressed 

concerns that the proposed development would inhibit access to light and air for the illegal lot 

line windows of the loft buildings. The owner of an adjacent residential loft building on Hart 

Street stated that the building was converted to residential use in 2007 and that the proposed 

development would negatively impact the loft property. Speakers stated that the proposed 

rezoning would result in market rate units that would not be affordable to the local residents, 

would result in business displacement, and would incentivize redevelopment of properties in the 

rezoning area without the community having a chance to negotiate a better deal with developers. 

A representative of one local business within the rezoning area stated that the business is a 

boxing club that provides activities for at risk youth and that he is concerned about displacement. 

There were no other speakers and the hearing was closed. 

CONSIDERATION 
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The Commission believes that this application for a zoning map amendment (C 180148 ZMK), 

in conjunction with the related application for a zoning text amendment (N 180149 ZRK), is 

appropriate. 

The proposed zoning map and text amendments would change the existing M1-1 district to R7A 

and R7A/C2-4 districts and change the existing R6 district to an R6B district and establish an 

MIH area coterminous with the proposed R7A and R7A/C2-4 districts, requiring permanent 

affordability for a portion of the units for developments within that portion of the rezoning area. 

The requested actions would facilitate the development of two new residential buildings with 

approximately 122 housing units on a currently underutilized site used for surface parking. 

Approximately 27 of the residential units would be permanently affordable MIH units for 

households with incomes at or below 60 percent AMI. The proposed development would 

facilitate new housing, including affordable housing, to help address the dire need for more 

housing in Brooklyn and in the City overall, consistent with City objectives for promoting 

housing production and affordability. In addition, it would help redevelop underutilized sites that 

have excellent transit access. 

The project area currently contains no industrial uses, but rather a mix of residential and local 

retail uses, in addition to the U.S. Post Office and a surface parking lot. Within the M1-1 portion 

of the project area, there are two former industrial loft buildings that have been converted to 

residential use, only one of which has been legalized through the Loft Law, leaving one building 

as a nonconforming residential use with no legal status. The proposed zoning districts would 

bring all existing uses in the project area into conformance and would allow for the legalization 

of the residentially converted loft buildings on Hart Street. 

The proposed R7A district, extending from Wyckoff Avenue to include the existing residential 

loft buildings and a surface parking lot, would be appropriate for the mixed-use transit corridor 

of Wyckoff Avenue. Since the proposed zoning would include an R6B district to match the 

lower density context on the midblock,  the resultant densities create a transition from the higher 

density development in the R7A district to the lower-scale context found in the midblock in the 

existing R6 district. This forms a rational land use pattern, with a higher density of residential 

use focused on the Wyckoff Avenue transit corridor and extending to include portions of the 
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block with existing large residential loft development and undeveloped opportunity sites, while 

the lower-scale contextual district would match the midblock context. 

The Commission notes the May 4, 2018 letter from members of the Bushwick Community Plan 

Steering Committee, stating concerns about the rezoning, and the fact that the area covers sites 

that are not controlled by the applicant, explaining that this could lead to displacement within the 

rezoning area. This letter hightlights a written statement by the applicant to Community Board 4 

in which the applicant stated a preference to rezone only the development site, saying of the 

choice to expand the rezoning area to Wyckoff Avenue, “This was not our preference, rather a 

requirement of DCP.” As noted above, the Brooklyn Borough President recommended 

modifying the rezoning to remove the lots fronting on Wyckoff Avenue. 

In response to a request from the Commission at its Public Hearing, the applicant submitted a 

letter, dated June 20, 2018, clarifying the land use rationale for the proposed rezoning, 

confirming a commitment to the full rezoning area extending to Wyckoff Avenue. The letter 

states that the applicant believes that it would create an irrational zoning map to rezone only the 

applicant’s site. The applicant states that the rezoning must include the lots up to Wyckoff 

Avenue in order to form a rational land use pattern. 

The Commission believes that it would be inappropriate to map an R7A district only on the 

applicant’s proposed development site, excluding the Wyckoff Avenue transit corridor. Wyckoff 

Avenue is the primary thoroughfare in the immediate area, with a medium density mixed use 

character, in addition to having the MTA L-Train subway running along the Avenue. Allowing 

the Wyckoff Avenue frontage of this block to remain an M1-1 district while the midblock 

portion is rezoned to R7A would create an irrational land use pattern with the highest densities 

located at the midblocks. Actions that lack an underlying land use rationale go beyond the State 

legislative grant of authority to regulate land use under Section 20 of the General City Law. The 

outcomes of the land use process must accord with a well-considered plan, not merely represent 

the measures necessary to achieve an outcome for an individual property owner. 
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In response to the Borough President’s recommendation calling for removal of the Wyckoff 

Avenue frontage from the rezoning area, the Commission reiterates that this would create an 

inappropriate and irrational zoning map, in which the higher density, mixed-use, transit corridor 

of Wyckoff Avenue would remain M1-1 while the midblock area is rezoned to R7A. The 

resulting land use pattern would be irrational, as the low-density industrial and commercial uses 

allowed in the M1-1 are less appropriate for the mixed use transit corridor of Wyckoff Avenue 

than the medium-density residential and commercial development that could result from the 

R7A/C2-4 district proposed in this application. 

In response to the Borough President’s recommendation for the Commission to obtain a 

commitment from the applicant to seek ELLA financing from HPD and to initiate changes to the 

MIH program, the Commission notes that development financing and modifications to the MIH 

program are beyond the scope of this application for zoning map and text amendments. 

The Borough President also makes several recommendations for the City Council, including 

mandating MIH Option 3, requiring incorporation of the boxing club in the proposed 

development, requiring a particular bedroom mix in the proposed development, precluding 

development near the adjacent loft windows, adding resiliency measures, and local hiring. The 

Borough President also make recommendations for the applicant to seek Reso A contribution 

from the Borough President, for the Wyckoff Heights Medical Center to expand the supply of 

parking, and for HPD to modify its housing lottery requirements. The Commission notes that all 

of these recommendations are requests of agencies and entities other than the Commission and 

are therefore not within the scope of the Commission’s review. 

Establishment of this MIH area through the proposed zoning text amendment is consistent with 

City objectives promoting production of affordable housing. With the proposed MIH Options 1 

and 2, new developments within the project area would be required to permanently dedicate 

between 25 percent and 30 percent of new residential floor area to affordable housing, through 

agreements with HPD, with average affordability at 60 percent of AMI or 80 percent of AMI for 

Options 1 and 2 respectively. This would bring much needed permanent affordable housing to 

the community and to the City as a whole.  The Commission supports this application, as 

proposed, with a medium-density residential district mapped along the Wykoff Avenue transit 
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corridor and extending to the applicant-controlled site, before stepping down to lower densities 

in the midblock. 

RESOLUTION 

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

Negative Declaration was issued on February 12, 2018 with respect to this application (CEQR 

No. 18DCP061K), 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 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. 13b: 

1. changing from an R6 District to an R6B District property bounded by Hart Street, a line 
400 feet northeasterly of Irving Avenue, DeKalb Avenue, and a line 350 feet northeasterly 
of Irving Avenue; 

  
2. changing from an M1-1 District to an R7A District property bounded by Hart Street, 

Wyckoff Avenue, DeKalb Avenue, and a line 400 feet northeasterly of Irving Avenue; and 
 

3. establishing within the proposed R7A District a C2-4 District bounded by Hart Street, 
Wyckoff Avenue, DeKalb Avenue, and a line 100 feet southwesterly of Wyckoff Avenue; 
 

Borough of Brooklyn, Community District 4, as shown on a diagram (for illustrative purposes 

only) dated February 12, 2018, and subject to the conditions of CEQR Declaration E-465. 

The above resolution (C 180148 ZMK), duly adopted by the City Planning Commission on July 

11, 2018 (Calendar No. 20), 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 
ALFRED C. CERULLO, III, RICHARD W. EADDY, CHERYL COHEN EFFRON, 
HOPE KNIGHT, ANNA HAYES LEVIN, ORLANDO MARIN, LARISA ORTIZ 
Commissioners 
 
JOSEPH DOUEK, Commissioner, Recused 

















 

 

April 11th, 2018 
 
Brooklyn Community Board 4 
c/o Celestina Leon 
140 Bushwick Ave 
Brooklyn, NY 11207 
 
Re: 1601 Dekalb 
 
Dear Community Board 4, 
 
We are submitting this memo in response to the Camber Property Group letter recently delivered to 
Community Board 4 by Principal Rick Gropper. We appreciate the work by the board to ensure that this 
application is fair and transparent and look forward to a public comment period before your official vote 
on April 18th. 
 
To stay consistent with the layout of the Camber Group letter, we have chosen to respond section by 
section. We welcome any questions you may have. Questions can be sent to our Director of Organizing; 
Jose.Lopez@maketheroadny.org 
 
1. Displacement 
 
It is not factual that development will occur solely on a parking lot. In the Camber Group application, it is 
noted that due to the proposed rezoning two additional adjacent lots are projected to see development. 
On page 30 of the attached application, Camber Group defines the projected development for Lot 
31; "Lot 31 currently has a two-story commercial building with a built FAR of 1.39. As such, this lot would 
accommodate a building with less than 50 percent of the maximum allowable FAR of 4.6 in the future 
with the Proposed Actions, making it a possible site for redevelopment. Therefore, Lot 31 has been 
included as a projected development site in the RWCDS (Site 2)." 
 
On page 33 of the application, Camber continues to detail the projected development for Lot 31; "Lot 31 
would be redeveloped to the maximum permitted FAR of 4.6 and building height of 95 feet. Under this 
scenario, Lot 31 would be redeveloped with an approximately 26,032 gsf (23,842 zsf) mixed-use 
residential and commercial building, consisting of approximately 24 DUs, of which six would be MIH 
units..."On page 30 of the application, Camber group also defines the projected development for Lot  

 
 
 

 

 



 

41; "Lot 41 is occupied by a 3-story residential building that has been illegally converted to residential 
use, with 21 residential units. Lot 41 has a built FAR of 2.36. As the uses on Block 3237, Lot 41 are not 
legalized, this site should be considered a projected development site." 
 
On page 33 of the application, Camber continues to detail the projected development for Lot 41; "Lot 41 
would be developed with an approximately 40,480 gsf residential building, consisting of 47 DUs, of 
which 9 would be affordable units. 
 
Finally, it is important to note that page 30 of the application clearly states that the above projected 
development sites (Block 3237, Lot 31 and Block 3237, Lot 41) are "not owned or controlled by the 
Applicant".  
 
The above text pulled from the Camber Group application illustrates that there can be no assurance that 
neighboring tenants will not be displaced as a result of the project. Camber Group made a choice to 
submit an application that went beyond their parking lot. That choice puts tenants and workers on 
Dekalb Avenue and Hart Street at high risk of displacement. A five-page letter to the Community Board 
committing to being a "community partner" does not change the facts laid out in the zoning application. 
 
2. Affordability 
 
The community did make it clear that depth of affordability was a significant issue on the 1601 Dekalb 
application site. It is a positive that Camber Group is reassessing their affordability numbers and we will 
wait to see what the plan looks like in the coming days. However, depth of affordability was one of 
many things addressed at the Community Board open hearing in March. 
 
In addition to depth of affordability, it was made clear that this standard 75/25 MIH plan would not be 
welcomed in Bushwick. The current zoning designation of the Camber Group property is M1-1, which 
does not allow for residential use. A zoning change from M1-1 to R7A would grant the developer a 
change from 100 parking units to 122 residential units. If Camber Group wanted to be a "community 
partner", it would recognize the windfall profits it stands to make with an M to R application and would 
set aside a higher number of overall affordable units. 
 
3. Zoning Action 
 
It is important to note here that Camber Group acknowledges their standing application includes all lots 
from the parking lot site to Wyckoff Avenue. Camber then goes on to say "this is not our preference, 
rather a requirement of the Department of City Planning" and "it is not our desire to change the use of 
the surrounding lots". 
 
Whether it is Camber Groups desire or not, the adjacent lots (not owned by Camber) as described in the 
zoning application will be impacted. The only way to make those lots not susceptible to projected 
development is to remove them completely from the current zoning application. Camber Group has not 
stated a desire to do so in this letter. 
 
In response to the role of the Department of City Planning (DCP), it has been over four years since 
community stakeholders have engaged in a Bushwick Community Planning Process (BCPP) with city 
agencies including DCP. The goal of this process has always been to develop a broad but equitable 
zoning solution led by the community. The fact that DCP recommended expanding this application, 



 

when the adjacent lots are not owned by Camber Group, to a multi lot rezoning without consulting BCPP 
stakeholders first feels disingenuous to the process. We hope to hear from DCP as to why they moved 
forward with this zoning recommendation without community input. 
 
4. Commitments and Community Outreach 
 
While the Camber Group is committing to ongoing meetings with community stakeholders - to 
document concerns and develop mitigation plans - these were all steps that should have been taken 
Pre-Certification and ULURP. Since the Community Board will not receive such mitigation plans before 
the vote slated on April 18th, it cannot factor those plans in as they do not yet exist. 
 
In response to the hiring of Media Culture and Communication Group (MCCG) run by Kweighbaye Kotee, 
we understand that Kweighbaye sits on CB4 and has made a decision to opt out of voting on this project 
given the conflict of interest. We thank Kweighbaye for that decision. We also respectfully request that 
any member of CB4 who has a professional or personal interest in this application opt not to vote on this 
project given the conflict of interest. 
 
In response to "local hiring" and "good paying, long-term, jobs", it is important to note Table A-5 on 
page 34 of the rezoning application. This table lays out a comparison chart of 2022 "no-action" and 
"with-action" conditions. The "no action" condition (as is to date) assumes 54 workers while the "with 
action" condition assumes 12 workers. Even if Camber delivered on all 12 local hires, the result of this 
application still leaves Bushwick 42 jobs short. 
 
For these reasons, Make the Road New York opposes the project laid out in this current application. We 
also urge members of CB4 to issue a “No” vote on this proposal.  
 
Thank you for accepting and reviewing this letter. 
 
Sincerely, 
 
Jose Lopez 
Director of Organizing 
Make the Road New York 
 
Nieves Padilla 
Senior Workplace Justice Organizer 
Make the Road New York 
 
Angel Vera 
Senior Housing Justice Organizer 
Make the Road New York 
 
 
CC:  Brooklyn Borough President Eric Adams 

NYC Council Member Rafael Espinal, District 37 
NYC Council Member Antonio Reynoso, District 34 
City Planning Commission Chair, Marissa Lago 



 

 

April 17, 2018 
Hon. Eric L. Adams 
Brooklyn Borough President  
209 Joralemon Street 
Brooklyn, NY 11201 
 

Re: ULURP Public Calendar Item 3 (1601 DeKalb Avenue, 180148 ZMK, 180149 
ZRK) 

 
To the Hon. Eric L. Adams, Greeting: 
 
I am a deputy program director of Brooklyn Legal Services Corporation A (Marty 
Needelman’s office)’s preserving affordable housing program, and managing attorney of 
my organization’s Bushwick office.  I also am a member of the Bushwick Community Plan 
(BCP)’s executive and steering committees, a plan where your office has been a prominent 
participant. In the name of justice for the community, in its procedural and substantive 
aspects, I submit this written testimony in opposition to the proposed rezoning of 1601 
DeKalb Avenue.  As is usually the case, procedure and substance meet; with this rezoning, 
the meeting point is Bushwick’s story, which is the lived experience of the people of color 
who call Bushwick home. 
 
Residents of Bushwick have been calling for investment and development since the 1970s, 
as a matter of restorative justice.  The thousands who moved into Bushwick from points 
south, largely fleeing the instability that colonialism and Cold War geopolitics produced in 
Latin America, the Caribbean, and South America, or the terror of slavery’s deep roots in 
the United States South, came to Bushwick to partake in the blessings of liberty: unionized 
factory jobs with living wages in a setting without crushing density.  Yet, and as a perfect 
illustration of two points that both ends of the civil rights movement, symbolized by Martin 
and Malcolm, emphatically agreed upon – how you needn’t travel far to encounter 
discrimination, and how it is steeped in structures – the opportunity to enjoy the American 
dream of a living wage shriveled up, became the depressing rust belt, after racist neglect 
followed white flight.  As is the typical lived experience of such peoples, once they finally 
got in the game, the goal posts moved and folks took the ball.   
 
So the initiation of the BCP marks a moment of tremendous promise: that, finally, the 
residents of Bushwick might too have a voice and enjoy democracy in having the power to 
direct government to help people of color thrive rather than simply to manage their 
decline.  Out of the BCP, this collective struggle for justice much too delayed,  has come two 
absolute principles: (i) that Bushwick’s future must be determined by its present so that 
they might actually be able to share in it; and (ii) that land in Bushwick, most significantly 
its manufacturing space, must be used in service of the people who endured, not those who 
will emerge. 



 

 

 
 
The rezoning of 1601 DeKalb offends both these basic democratic principles.  It is an 
attempt to decide what happens to precious manufacturing land before the historically 
ignored community, in and through its plan, has had its say.  To its substance, the rezoning 
also would deprive the community of an asset – the manufacturing space – without adding 
any value to the people of Bushwick, who are the public concern, not buildings.  This is at 
the core of the BCP’s principle that manufacturing space must not be rezoned in exchange 
for things failing to achieve the community’s goals.  
 
Affordable housing and the very jobs that “coincidentally” disappeared once Bushwick’s 
demographics changed from being predominantly white to non-white are desperate 
necessities; yet this proposed rezoning offers neither.  In exchange for the massive give-
away of manufacturing space, the community would receive the standard number of 
affordable housing units and at rents that are not affordable to Bushwick’s neediest 
residents based on the area median income of Bushwick.  And wholly leaving aside the 
question of whether manufacturing can be revived, which jobs the community requires 
based on its educational profile, this rezoning offers 12 jobs at the cost of the 
approximately 54 that stand to be lost with this action.  If anyone regards this plan as a 
“win-win,” it can only be considered another of those Pyrrhic victories which have left 
communities of color undone.   Bushwick’s residents cannot afford any more such 
“success.”  
 
During this month where we commemorate the 50th anniversary, we continue to see what 
has become of the Dream after the Dreamer was killed.  Remembering that he was slain on 
that balcony in the midst of fighting for substantive civil rights – housing, jobs, minimum 
income, and living wages – we urge the Borough President affirmatively to further fair 
housing, a principle under a law passed that Dr. King might not have died in vain, by voting 
for housing, jobs, and incomes for a marginalized community.  Since the proposed action 
fails to deliver such, we urge a vote of no.   
 
 Respectfully submitted, 
 
  
 
 Gregory E. Louis, Esq. 
 Deputy Program Director 
 Managing Attorney, Bushwick Office  
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