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Uniform Land Use Review Procedure (ULURP) Application
2185 COYLE STREET- C230248ZMK | N230249ZRK

IN THE MATTER OF a private application by 2185 Coyle Associates LLC for Zoning Map Amendment from
R4/C1-2 to R6A/C2-4, R7A/C2-4, and R7X/C2-4 and a Zoning Text Amendment to include a new MIH Area
to facilitate a new 9-story, 422,512 square foot mixed-use development (approximately 378,887 square
feet of residential floor area and 43,626 square feet of commercial space) with approximately 435
apartments (109 income-restricted), being sought at 2185 Coyle Street in Sheepshead Bay, Community
District 15, Brooklyn.
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RECOMMENDATION FOR: 2185 COYLE STREET-C230248ZMK | N230249ZRK

The Project Area is along Coyle Street, Bragg Street, and Avenue V, a wide (90 ft) street that is
anchored by NYCHA Nostrand Houses, which are mapped with an R5 district. The lot is
currently zoned as R4, a low-density residential district that allows a variety of detached, semi-
detached, and attached housing types restricted by an allowable floor area ratio (FAR) of 0.75,
front and rear yard setbacks, and parking requirements. The Project Area is within a C1-2
commercial overlay district designed to serve local retail needs such as neighborhood grocery
stores, restaurants, and stores.
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In 2022, the 2134 Coyle Street Rezoning mapped an R6A/C2-4 district to the west of the Project
Area along Coyle Street. This zoning map amendment connects the Project Area with Avenue
U, a wide (80 ft) mixed-use corridor with local retail uses, multi-family walk-up buildings, and
the B3 bus route.

In August 2023, the 3033 Avenue V Rezoning mapped an R7D/C2-4 district to the west of the
Project Area along Avenue V. This zoning map amendment continues the rationale along
Avenue V, as a wide (90 ft) mixed-use corridor anchored by middle-density multifamily
buildings, retail uses, and proximity to the B3, B36, and B44 bus routes.

The Development Site is coterminous with the Project Area and includes a single lot fronting
Avenue Vin between Bragg Street and Coyle Street. The Development Site is currently a vacant
grocery store and parking lot (formerly a Foodtown). The Project Area is mapped with a C1-2
commercial overlay, which permits local retail use but complies with the low-density bulk
regulations of the underlying R4 residential district.

The applicant proposes a zoning map amendment to map a mix of an R6A, R7D, and R7X
residential districts with a C2-4 commercial overlay to facilitate the development of a 9-story
mixed-use development with ground floor commercial uses. The proposed building would
include 435 dwelling units, 109 of which would be affordable under Mandatory Inclusionary
Housing (MIH) Option 1. The applicant is proposing a zoning text amendment to map MIH
Options 1 to facilitate the MIH units.

The proposed development also includes a residential courtyard, approximately 14,000-sf of
private, passive programmed open space available to residents of the Proposed Project. The
open space would comprise a landscaped courtyard with pathways, benches, and movable
tables and chairs.

The proposed development includes 263 parking spaces, which is above the minimum
requirement of 231 accessory parking spaces (184 residential and 47 commercial) within the
Zoning Resolution. The proposed parking spaces would be located in a cellar and subcellar
floor of the building. This represents approximately 0.4 parking spaces per residential unit.

Community Board Position

On August 24, 2024, Community Board 15 voted to conditionally approve this application, on
condition that the applicant commits to no further reduction in the amount of parking
proposed.

Borough President ULURP Hearing and Public Comment

Borough President Reynoso held a public hearing on this application on October9, 2024, where
one member of the public testified in opposition of the project. The Borough President’s Office
did not receive any written comments through October 11, 2024.

Approval Rationale




Borough President Reynoso believes that the proposed actions are appropriate. The proposed
mixed R6A/R7D/R7X district will allow sorely needed housing in a part of the borough where few
residential units have been built. As such, this projectis in alignment with the Housing Growth and
Parking Demand Management framework of the Comprehensive Plan for Brooklyn, particularly
Recommendation 2.1.1(b), which supports proposed increases in residential density in areas
where housing production has been lagging.

Housing Priority Areas
As identified in the Comprehensive Plan for Brooklyn

Housing Priority Areas

Community Districts with fewer than
55 residential units per acre of buildable land.

Each Community District is labeled with
currently existing residential units
per acre of buildable land.

The proposed development will meaningfully increase the amount of affordable housing units
produced in Community District 15 (CD 15). Between 2014 — February 2023, 149 affordable units
have been built in CD 15, the vast majority of which (135) are in the middle-income band of 121-
165% area median income (AMI). The proposed development would add 109 new affordable units.

Borough President Reynoso believes the proposed C2-4 overlay is appropriate. The additional
residential density proposed at the Development Site will result in more customers for local retail
and restaurants between Avenue V and Avenue U. This application is the latest in a series of
proposals within this corridor. The Borough President requests that the applicant locate a new
grocery store within the commercial portion of the building and, similar to the project at 3033
Avenue V, consult with the Nostrand Houses Tenants Association to gauge community needs when
leasing out the new ground floor commercial spaces as new spaces come online. The Development
Site is within a FRESH discretionary tax incentive area; the Borough President requests that the
property owner enrolls the new grocery store in the FRESH program.

While a ratio of 0.4 parking spaces per unit is an improvement compared to other nearby
applications in CD 15, the Borough President is concerned that building 31 spaces above the
parking required by zoning could drive up the costs of construction for the entire development. The
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minimum parking requirements in the Zoning Resolution are intended to guarantee that mandated
parking does not exceed one floor level. Borough President Reynoso is concerned that the 263
spaces proposed by the applicant may continue to increase and result in an additional cellar level
or the addition of parking stackers, further driving up the cost of the project. As such, the Borough
President requests that the applicant construct no more parking than is required by zoning.

Borough President Reynoso believes that this site would be an ideal candidate for “flexible” parking,
as outlined in his recommendation for City of Yes for Housing Opportunity. A new flexible parking
designation would allow buildings to right-size the allotment of residential, commercial, and group
parking spaces according to actual demand rather than rigid thresholds in the Zoning Resolution.

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 conditions that:

1) The applicant locate a grocery store in the commercial floor area, and participate in the
FRESH Program’s discretionary tax incentives
2) The applicant reduce the proposed parking to no more than what is required by zoning.

BE IT FURTHER RESOVLVED that the City Council add a flexible parking definition to the Zoning
Resolution during its review of City of Yes for Housing Opportunity.
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