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INSTRUCTIONS
1. Return this completed form with any attachments to the Calendar Information Office, City Planning 

Commission, Room 2E at the above address.   
2. Send one copy with any attachments to the applicant’s representatives as indicated on the 

Notice of Certification. 
  

APPLICATION 
3285 FULTON STREET REZONING – 220111 ZMK, N 220112 ZRK 

 

Applications submitted by the Mutual Housing Association of New York (MHANY) and Cypress 
Hills Local Development Corporation (CHLDC), pursuant to Sections 197-c and 201 of the New 
York City Charter, for the following land use actions: a zoning map amendment to change an 
area of 30,440 square-foot (sq. ft.) covering the northern frontage of Fulton Street between 
Euclid Avenue and Pine Street from R5/C2-3 to R7A/C2-4/EC-6, and a text amendment to 
establish a Mandatory Inclusionary Housing (MIH) area coterminous with the same. The 
requested actions would facilitate a seven-story, 19,679 sq. ft. development with 33 Affordable 
Independent Residences for Seniors (AIRS) units, and a 2,750 sq. ft. daycare center at 3285 
Fulton Street in Brooklyn Community District 5 (CD 5).  
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RECOMMENDATION FOR: 3285 FULTON STREET REZONING – 220111 ZMK, N 220112 ZRK 

 
The Mutual Housing Association of New York (MHANY) and Cypress Hills Local Development 
Corporation (CHLDC) submitted applications pursuant to Sections 197-c and 201 of the New York City 
Charter, for the following land use actions: a zoning map amendment to change an area of 30,440 
square-foot (sq. ft.) covering the northern frontage of Fulton Street between Euclid Avenue and Pine 
Street from R5/C2-3 to R7A/C2-4/EC-6, and a text amendment to establish a Mandatory Inclusionary 
Housing (MIH) area coterminous with the same. The requested actions would facilitate a seven-story, 
19,679 sq. ft. development with 33 Affordable Independent Residences for Seniors (AIRS) units, and 
a 2,750 sq. ft. daycare center at 3285 Fulton Street in Brooklyn Community District 5 (CD 5).  
 
On January 19, 2022, Brooklyn Borough President Antonio Reynoso held a remote public hearing on this 
Uniform Land Use Review Procedure (ULURP) application. There were no speakers on the item.  

 
Community Board Position 
Brooklyn Community Board 5 (CB 5) disapproved this application on January 26, 2022, citing 
concerns about studio unit sizes. 
 
Application Background 
The development site is a 4,071 square-foot lot on the northeast corner of Euclid Avenue and Fulton 
Street, owned by the Cypress Hills Child Care Corporation (CHCCC). It is currently occupied by a 
vacant three-story building. CHCCC operates a subsidized daycare out of Blessed Sacrament Church 
at 187 Euclid Avenue, which serves 72 children ages 2 to 4. The organization leases additional space 
at 3295 Fulton Street for its Head Start program and family daycare network offices. 
 
The co-developers CHLDC and MHANY were granted four City-owned vacant lots in Cypress 
Hills/East New York for redevelopment into affordable rental housing. These sites were not subject 
to ULURP. 3285 Fulton Street is an addition to this portfolio but requires discretionary approvals, 
due to the requested rezoning. 
 
In addition to the applicant’s site, the project area covers all or part of eight properties on Fulton 
Street, and two fronting Euclid Avenue and Pine Streets. The Fulton Street lots vary in size and 
ownership, but all contain three-story buildings with local retail and apartments on the upper floors.  
 
An extensive R5 zoning district paired with commercial overlays is mapped over Fulton Street 
between Euclid Avenue and Eldert Lane. The project area itself is zoned R5/C2-3 and also lies within 
a 25-block Special Enhanced Commercial District (EC-6) stretching from from Euclid to Sheffield 
Avenues. This section of Fulton Street runs under the elevated J/Z track and is lined with ground-
floor commercial uses located primarily in residential buildings. The side streets are characterized by 
two-story attached homes, and various religious facilities. There are several large vacant lots on 
either side of Fulton Street slated for near-term residential and mixed-use development.  
 
To the south is a 196,000 square-foot superblock known known as 3301 Atlantic Avenue. This site 
is part of Atlantic Chestnut, a three-phase project by Phipps Houses that will bring 1,200 units of 
affordable housing to East New York. 250 Euclid Avenue will provide 403 apartments at 40 to 80 
percent AMI in buildings ranging from eight to 14 stories, pursuant to R8A zoning. Across the street 
at 110 Dinsmore Place is Chestnut Commons, a 275-unit affordable development by MHANY set to 
open in spring 2022.   
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Since the ULURP filing, 3285 Fulton Street has been revised to provide 27 AIRS units and a 7,425- 
square foot daycare facility. The residential entrance will be on Fulton Street, while the childcare 
center access will be on Euclid Avenue. The development will rise to seven stories (75 feet) and step 
back from Fulton Street by five feet, as required by EC-6 regulations.  

 
Approval Rationale 
In 2016, the City Council approved the East New York Community Plan, a rezoning of 190 blocks in 
East New York in Community District 5. The City Planning Commission (CPC) report noted that 
additional daycare capacity would be needed to meet demand from the projected residential 
development. One of the City’s commitments was to “[support] the construction of a new child care 
center in East New York.” The FY21 capital plan allocated $4.4 million for 3285 Fulton Street. 

 
Borough President Reynoso believes it is important to deliver on promises made as part of the East 
New York Community Plan. As more developments targeting families are built in CD 5, it is vital 
preserve and upgrade existing childcare resources. On a practical level, the construction of 3285 
Fulton Street will allow CHCCC to consolidate its operations in a single building and streamline its 
programs and services.  
 
Borough President Reynoso believes the City should help seniors secure affordable housing and remain 
in their neighborhoods. 3285 Fulton Street would be 100 percent affordable, with 27 units targeted to 30, 
40 and 50% AMI, governed by homeless set-asides, the AIRS program, and MIH. The non-profit 
developers will ensure affordability beyond the HPD regulatory term. 

 
Borough President Reynoso believes it is appropriate to zone for increased density in proximity to 
public transportation. The Crescent Street stop of the elevated J/Z train is located two blocks east 
of the proposed development The B13 bus runs down Crescent Street, and the B24 bus stops on 
Atlantic Avenue one block south of the site. Moreover, there is strong rationale for higher density at 
the intersection of Euclid Avenue and Fulton Street, which is already mapped with R6B and R8A 
districts – so long as such zoning facilitates 100% affordable housing.  
 
However, the Borough President is concerned that other properties on the block and their residents 
might be adversely affected by the rezoning. He believes that project’s Environmental Assessment 
Statement (EAS) underestimates the potential for such negative consequences. A cursory analysis 
found 17 dwelling units in the project area that are likely unregulated. Though the EAS only identifies 
two lots on the corner of Fulton and Pine Streets as a potential (merged) development site, if the 
R7A zoning were approved, all the non-applicant properties would become substantially underbuilt.  
 
The requested change in density would enrich those properties with enough rights to induce eviction 
by lawful demolition. Moreover, as all the sites are held in separate ownership, there is no guarantee 
that there would be any assemblage to trigger the MIH obligation. Finally, even if future R7A 
development results in affordable units, they may be inaccessible to residents of CD 5, which has 
one of the lowest AMIs in Brooklyn.  
 
In sum, the rezoning could eventually lead to the displacement of all current residents and 100 
percent market-rate construction on all the sites. He therefore calls on the City Planning Commission  
(CPC) or City Council to restrict the rezoning area to the centerline of the block, maintaining the 
proposed R7A MIH district over the applicant site, and mapping the remainder of the project area 
as R6B MIH. The lower density district would preserve the possibility of future affordable housing 
while reducing incentives for redevelopment.   
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Ensuring Deeply Affordable Permanent Senior Housing 
New York City faces an age-based housing crisis, driven by limited supply, shrinking Federal funding, and 
rising rental costs. The Department of City Planning (DCP) projects that New York’s senior population will 
grow 40 percent by 2040. LiveOn NY estimates that applicants to HPD’s senior housing lotteries face an 
average wait of seven years. A significant number of Brooklyn’s 300,000 seniors have negligible income 
and are at risk of displacement.  

 
Increasing the supply of affordable age-based housing in East New York has been a long-standing priority 
for the community board. However, to ensure that these opportunities benefit CD residents, the rents 
should be geared toward actual incomes. In 2019, the AMI in East New York/Starett City was $46,780, 
with over 40 percent of households earning less than $40,000.  
 
As represented, eight units at 3285 Fulton Street would be reserved for the formerly homeless at 30% 
AMI. Of the remaining 19, 15 – including 14 studios, would be offered at 50% AMI. Based on 2021 HPD 
guidelines, a qualifying two-person household for a one-bedroom unit at 50% AMI would earn $47,750. 
With these parameters, it is unlikely that most of the units would be awarded to area seniors.  
 
Borough President Reynoso believes that it is vital to provide more deeply affordable units to achieve 
community preference targets. Given that HPD now allows two-person households to occupy studios, 
reconfiguring the bedroom mix to create additional smaller units at lower rents would help more low-
income seniors qualify for the 3285 Fulton Street housing lottery. Therefore, MHANY and CHLDC should 
work to achieve more studios at 40 percent AMI by moving some one-bedrooms to 50 percent AMI. 
 
Another way to maximize community benefit is to ensure that formerly homeless seniors living or 
displaced from CD 5 receive priority consideration in the housing lottery. HPD should work with the 
Department of Homeless Services (DHS) to identify potential tenants among current and former CD 5 
residents to fill units reserved for the formerly homeless.  

 
Improving Pedestrian Safety at the Adjacent Intersection 
Borough President Reynoso supports traffic calming measures to improve pedestrian safety at Brooklyn 
intersections. As the expanded daycare center will serve more children, including future residents of 3301 
Atlantic Avenue, the adjacent corner should be redesigned to handle a higher volume of crossings. Curb 
extensions and protected sidewalks offer a scalable, low-cost, and high-impact solution.  
 
Borough President Reynoso recognizes that infrastructure modifications can exacerbate costs associated 
with sidewalk extensions. As an alternative, MHANY and CHLDC should work with DOT to implement 
protected painted sidewalk extensions or curb extensions as part of a BPP. A sidewalk extension through 
roadbed treatment would require a maintenance agreement between the property owner and DOT.  
 
Therefore, prior to considering the application, the City Council should obtain written commitments from 
MHANY and CHLDC to coordinate a curb extension with DEP and DOT (as part of a BPP) or a protected 
painted sidewalk extension at the northeast corner of Euclid Avenue and Fulton Street in consultation with 
CB 5 and local elected officials.  
 
Advancing Efficiency, Resiliency, and Sustainability 
Borough President Reynoso supports efforts to maximize building efficiency and sustainability as a way 
to 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. 
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MHANY and CHLDC should seek City and State incentives to offset costs associated with the provision of 
green and photovoltaic 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 the Department of 
Environmental Protection (DEP).  

 
Borough President Reynoso advocates stormwater management practices that support DEP’s green 
infrastructure strategy. The required Builders Pavement Plan (BPP) for 3285 Fulton Street provides an 
opportunity to install rain gardens consolidated with new street trees along Euclid Avenue. Together, 
these measures would help divert stormwater from the 26th Ward Wastewater Treatment Plant. 

 
Borough President Reynoso encourages MHANY and CHLDC to consult with DEP, the Department of 
Transportation (DOT), and the Department of Parks and Recreation (DPR) about integrating rain gardens 
with street trees as part of the BPP. These discussions should also involve CB 5 and local elected officials. 
Therefore, prior to considering the application, the City Council should obtain written commitments from 
the co-developers to incorporate sustainability and resiliency features at 3285 Fulton Street. 
 

 
Recommendation 
Be it resolved that the Brooklyn borough president, pursuant to Section 197-c of the New York City 
Charter, recommends that the City Planning Commission (CPC) and City Council approve this 
application with the following conditions: 

 
1.  That the CPC or City Council modify the requested rezoning as follows:  

a. R7A MIH district to the applicant property (Block 4129, Lot 1) 
b. Reduce the zoning area boundary to the center line of the Fulton Street blockfront  
c. Map R6B (with MIH Option 1) over the remainder of the project area (Block 4129, Lots 

65, 66, and 67).  
 

2.  That the co-developers provide more studios at 40% AMI would be achieved by moving some 
one-bedroom units to 50% AMI 
 

3.  That HPD coordinate with the DHS to identify and recruit potential tenants among current and 
former residents of CD 5 to fill units set aside for the formerly homeless.  

 
4.  That prior to considering the application, the City Council obtain written commitments from the 

MHANY and CHLDC to:  
 

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

b. Coordinate a curb extension constructed as part of a BPP or protected painted sidewalk 
extension at the northeast corner of Euclid Avenue and Fulton Street with DEP and DOT, 
in consultation with CB 5 and local elected officials  

 
c. Coordinate with DEP, DPR and DOT to install rain gardens along Euclid Avenue as part 

of a BPP in consultation with CB 5 and local elected officials 
 

 


