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Uniform Land Use Review Procedure (ULURP) Application
1571 McDONALD AVENUE REZONING — 210230 ZMK, 210231 ZRK

An application by 1571 Development, LLC pursuant to sections 197-c and 201 of the New York City
Charter affecting 25 tax lots fronting McDonald Avenue, Avenue M, East 2nd Street, and Avenue N. The
applicant seeks a zoning map amendment to change the project area from R5/C2-3 to C4-4L, and a
zoning text amendment to establish a Mandatory Inclusionary Housing (MIH) area. These actions would
enable a horizontal and vertical enlargement of an existing one-story commercial building in Brooklyn
Community District 12 (CD 12). The resultant mixed-use development would rise to 11 stories with
ground-floor commercial space, extensive accessory parking on the second and third story, and 104 units
on the floors above. Approximately 37 units would be affordable pursuant to MIH Option 2.
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RECOMMENDATION FOR: 1571 MCDONALD AVENUE REZONING — 210230 ZMK, 210231 ZRK

An application by 1571 Development, LLC pursuant to sections 197-c and 201 of the New York City
Charter affecting 25 tax lots fronting McDonald Avenue, Avenue M, East 2nd Street, and Avenue N. The
applicant seeks a zoning map amendment to change the project area from R5/C2-3 to C4-4L, and a
zoning text amendment to establish a Mandatory Inclusionary Housing (MIH) area. These actions would
enable a horizontal and vertical enlargement of an existing one-story commercial building in Brooklyn
Community District 12 (CD 12). The resultant mixed-use development would rise to 11 stories with
ground-floor commercial space, extensive accessory parking on the second and third story, and 104 units
on the floors above. Approximately 37 units would be affordable pursuant to MIH Option 2.

Brooklyn Borough President Antonio Reynoso held a remote public hearing on this Uniform Land Use
Review Procedure (ULURP) application on July 21, 2022. There were no speakers on this item.

Community Board Position
Community Board 12 (CB 12) disapproved this application on June 28, 2022.

The Borough President received two testimonies in opposition from area residents, who cited lack
of adequate neighborhood infrastructure and capacity to support the proposed development.

Approval Rationale
Borough President Reynoso believes that the applicant’s proposed density on McDonald Avenue

between avenues M and N is appropriate and beneficial, given its proximity to elevated train and
the C8-2 district mapped across the street. Establishing an MIH area over most of the block would
promote affordable housing construction in a Transit Zone near jobs and amenities.

While Borough President Reynoso generally supports this application, he questions the rationale for
building 72 parking spaces adjacent to a train station. The existing one-story commercial base is a
22,398 sf spa facility built pursuant to a 2017 Board of Standards and Appeals (BSA) special permit for a
Physical Culture Establishment (PCE) in an R5/C2-3 district. As part of the special permit terms, the
applicant agreed to construct 37 accessory parking spaces on the roof.

This ULURP application would add 8 stories of apartments and 35 accessory residential spaces, one for
every two market-rate apartments, as required in a C4-4L district, which has an R7A residential
equivalent (MIH units built in a ZR Transit Zone are exempt from parking requirements). However, as
health and fitness facilities are permitted in C4-4L districts as-of-right, the spa would no longer be
bound by the BSA special permit, or its parking stipulation.

Borough President Reynoso recognizes the high demand for parking in the surrounding neighborhood.
However, he is concerned about CD 12's low rental vacancy rate and limited supply of income-restricted
housing. Recent studies have shown that structured parking drives up the cost of multi-family housing
in cities, with a $50,000 premium per-unit. Such costs are typically passed on to residents and may be
burdensome for renters in new buildings.

Moreover, community members have expressed concern that the garage would be underutilized, as is
the case with other new developments in CD 12. The Borough President believes that this is a likely
scenario and that above-ground parking provision at 1571 McDonald Avenue would yield fewer, and
less affordable, MIH units. However, there is an opportunity to achieve a meaningful reduction by
eliminating the commercial parking, which would no longer be required if the rezoning is approved.
Relinquishing the full 37 spaces could yield a dozen additional apartments and provide more affordable
housing for families. The Borough President strongly encourages the applicant to seek such redress,
which relieve a cost burden for the developer, and increase the project’s public benefit.
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The Borough President believes that the applicant should only furnish parking as mandated by zoning
for the market-rate units. Furthermore, as the C4-4L district was created to incentivize medium-density
development along elevated rail lines, he believes that its 50% accessory parking requirement should be
reduced and/or eliminated, to accommodate provision of greater and more affordable housing. Beyond
this position, Borough President Reynoso seeks to maximize the project’s public purpose via non-profit
administering agent, resilient and sustainable design, and a commitment to local employment.

Engaging a Non-Profit Administering Agent
An administering agent is responsible for ensuring that inclusionary housing complies with the

regulatory agreement that governs the development’s affordable housing plan. Borough President
Reynoso believes that housing non-profits are best positioned to maximize local participation in MIH
lotteries. These organizations have the means to provide targeted outreach, marketing, and education
for inclusionary housing projects.

Given the increasing number of MIH applications in this part of Brooklyn, it is vital to identify qualified
non-profit organizations and build their capacity to administer such developments. Therefore, prior to
consideration by City Council, 1571 Development, LLC should commit to retain a non-profit
administering agent for the 1571 McDonald Avenue affordable housing lottery.

Borough President Reynoso believes that energy-efficient and environmentally sustainable buildings
help mitigate climate change. Local Laws 92 and 94 of 2019 require most new construction to
incorporate a green roof and/or a solar installation. Developers are increasingly pursuing impactful
strategies such as passive house design and onsite energy generation. Accordingly, 1571 Development,
LLC should seek City and State incentives to offset costs associated with the provision of green and
solar roofs. The New York State Energy Research and Development Authority (NYSERDA) manages
various programs to promote efficient buildings. New York City offers the Green Roof Tax Abatement
and the Green Infrastructure Grant Program, administered by DEP.

Borough President Reynoso advocates stormwater management practices that support DEP’s green
infrastructure strategy and reduce burdens on its wastewater treatment plants. The required Builder’s
Pavement Plan (BPP) for 1571 McDonald Avenue provides opportunities to install rain gardens
consolidated with new street trees along the development’s frontage. 1571 Development, LLC should
solicit input from CB 12 and local elected officials in its implementation plan and commit to incorporate
sustainability and resiliency measures at 1571 McDonald Avenue prior to review by City Council.

Minimizing Congestion and Vehicular Conflicts

In addition to significant frontage along a key transit corridor, 1571 McDonald Avenue would be built
along a local truck route. With a single frontage for its commercial, parking, and residential access, the
development could exacerbate conflicts between private cars and commercial/emergency vehicles.
Borough President Reynoso believes that there are legitimate concerns about congestion and safety
related to increased density on McDonald Avenue. Therefore, 1571 Development, LLC should work with
DOT, CB 12, and the local Council Member to implement a traffic management plan with a dedicated
drop-off area, valet parking, and visible signage, as needed.

Maximizing Local Jobs

According to the NYU Furman Center, double-digit unemployment remains a pervasive reality across
Brooklyn, with more than half the community districts reporting poverty rates of 20 percent or higher.
The ongoing COVID-19 pandemic has only exacerbated widespread job insecurity. One way to address
the borough’s economic crisis is to promote Brooklyn-based businesses and advocate local hiring and
promote Brooklyn-based businesses. Therefore, 1571 Development, LLC should commit to retain area
contractors and suppliers and provide employment opportunities to CB 12 residents.

-2-




Recommendation

Be it resolved that the Brooklyn Borough President, pursuant to sections 197-c and 201 of the New York
City Charter, recommends that the City Planning Commission and City Council approve this application
with the following conditions:

1. That prior to consideration by City Council, 1571 Development, LLC commit to:

a. Eliminate commercial parking mandated by the BSA-PCE permit, but not required in a
C4-4L district

b. Retain a qualified non-profit administering agent for the 1571 McDonald Avenue lottery

c. Incorporate sustainability measures, such as blue roofs, passive house design, and/or
onsite energy generation

d. Coordinate with Department of Environmental Protection (DEP), the Department of
Parks and Recreation (DPR) and the Department of Transportation (DOT) to install rain
gardens along McDonald Avenue as part of a Builder's Pavement Plan (BPP), in
consultation with Community Board 12 (CB 12) and local elected officials

e. Work with DOT, CB 12, and the local Council Member to implement a traffic
management plan with a dedicated drop-off area, valet parking, and visible signage, as
needed

f. Retain Brooklyn-based contractors/suppliers, and provide employment opportunities to
area residents

Be It Further Resolved:

1. That the Department of City Planning (DCP) revise C4-4L district regulations to discourage
accessory parking provision and instead, direct private funds toward residential construction,
including additional affordable housing.




