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Uniform Land Use Review Procedure (ULURP) Application 
150 MILL STREET – C220080ZMK 
IN THE MATTER OF a private application by B.P. Mill Street LLC for a zoning map amendment from 
M1-1 to M1-5 to facilitate the development of a new 64,345 square foot, ten-story mixed-use building 
including 7,779 square feet of retail space, 14,832 square feet of ambulatory diagnostic use, and 41,734 
square feet of office use at 150 Mill Street in Red Hook, Community District 6, Brooklyn. 
 

BROOKLYN COMMUNITY DISTRICT 6 
 

RECOMMENDATION 
  

 APPROVE        DISAPPROVE     
 APPROVE WITH       DISAPPROVE WITH 

MODIFICATIONS/CONDITIONS        MODIFICATIONS/CONDITIONS 

 
RECOMMENDATION FOR:  150 MILL STREET – C220080ZMK 
 
The Project Area is inside the boundaries of the Southwest Brooklyn Industrial Business Zone (IBZ). 
 
Borough President Reynoso held a public hearing on this application on April 16, 2024. No members 
of the public testified at the hearing. The Southwest Brooklyn Industrial Development Corporation 
submitted written testimony opposing the application.  
 
Community Board Position 
Community Board 6 voted to conditionally approve this application on April 10, 2024. 
Disapproval Rationale 
 
Borough President Reynoso does not believe the proposed development is appropriate. As outlined in 
the Comprehensive Plan for Brooklyn, the Borough President is concerned about the continued erosion 
of industrial land and jobs in the borough, especially within Industrial Business Zones (IBZs). While the 
applicant is proposing a change to a higher-density manufacturing district, the proposed M1-5 district 
would allow a significant amount of non-industrial floor area and shift the mix of local businesses away 
from industrial and toward commercial, retail, and other white-collar jobs. 
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The applicant has indicated some commitment to providing industrial floor area, including committing to 
signing a Memorandum of Understanding (MOU) with the Red Hook Art Project and Public Housing Civic 
Association Inc. to provide “approximately 4,805 gross square feet” of light industrial space, in addition to 
a supermarket and dedicated space for local non-profits. However, none of the parties to this proposed 
MOU are industrial businesses or Industrial Business Service Providers (IBSP).  
 
The IBSP for the Southwest Brooklyn IBZ, the Southwest Brooklyn Industrial Corporation (SBIDC), 
submitted testimony expressing significant concerns that the proposed MOU would not be enforceable in 
the event of a sale, as well as doubts that the proposed MOU will actually be completed. SBIDC also 
testified that they have attempted to pursue a restrictive declaration to guarantee industrial floor area at 
the Development Site even in the event of a sale, but the applicant is not interested. Because of this 
disinterest, SBIDC is skeptical that the applicant’s proposed development will ever come to fruition. 
 
Borough President Reynoso echoes SBIDC’s concerns. The Borough President is skeptical of the 
applicant’s commitment to providing industrial floor area at the Development Site, in both substance and 
style. The applicant has balked at the opportunity to sign a restrictive declaration committing to continuing 
Red Hook’s legacy as a light manufacturing area. And the proposed renderings of the development show 
a sleek entrance to the building with white collar professionals entering a lobby located directly under the 
Gowanus Expressway – a stark contrast that casts doubt both upon the applicant’s commitment to light 
industrial uses and how seriously the applicant has envisioned future development on the site at all. 
Without a viable mechanism to hold the applicant to a commitment that maintains industrial character and 
uses, the proposed zoning change introduces flexibility contrary to the broader goals of the IBZ. 
 
For these reasons, Borough President Reynoso believes this application is another illustration of the 
shortcomings of the existing manufacturing districts in the Zoning Resolution and reiterates that the 
Department of City Planning (DCP) missed an opportunity in the pending City of Yes for Economic 
Opportunity zoning text amendment (ZEO). Instead of directly amending parking and bulk requirements 
in existing M districts, DCP created a new set of districts, including a “Growth” district that is redundant to 
the higher-density M1 districts such as the one proposed in this application. Due to its location at the end 
of the Southwest Brooklyn IBZ and adjacent to the Gowanus Expressway, Borough President Reynoso 
believes that the Project Area merits designation as a “Transition” area mapped in sync with a wider 
comprehensive manufacturing retention plan for all of Southwest Brooklyn. 
 
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 disapprove this 
application. 
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