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Uniform Land Use Review Procedure (ULURP) Application 
166 KINGS HIGHWAY REZONING – C230378ZMK N230379ZRK 
IN THE MATTER OF a zoning map amendment (R6B/C2-3 to R7X/C2-4) and a zoning text amendment 
(Appendix F) to facilitate a new, 10-story (plus cellar), 103,678 sf, mixed-use development, including 89,008 
SF residential floor area (97 DU's, of which 30 would be income restricted) and 14,670 SF commercial floor 
area, is being sought by private applicant 166 Plaza LLC at 166 Kings Highway in Bensonhurst, Community 
District 11, Brooklyn. 
 

BROOKLYN COMMUNITY DISTRICT 11 
 

RECOMMENDATION 
  

   APPROVE        DISAPPROVE     
 APPROVE WITH       DISAPPROVE WITH 

  MODIFICATIONS/CONDITIONS        MODIFICATIONS/CONDITIONS 

 
RECOMMENDATION FOR:  166 KINGS HIGHWAY REZONING – C230378ZMK N230379ZRK 
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 condition that: 
1) The applicant complete the submission of a technical memorandum to include participation in 

the Senior Affordable Rental Apartments (SARA) program as a proposed development scenario. 

 
 
                      February 25, 2025      
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Project Description 
 
The Project Area comprises five lots and is located along Kings Highway between West 11th and West 
13th Streets. The Surrounding Area is characterized by mixed-use and residential apartment buildings, but 
due to several previous rezonings that allow for more expansive uses, the area also contains community 
facilities and warehouses. Kings Highway and Quentin Road are both “wide” streets 80 feet in width. The 
Project Area is currently mapped with an R6B/C2-3 zoning district, which permits four- to five -story 
residential buildings with a maximum height of 55 feet. The Project Area is located one block east of the 
B4 and B82/B82-SBS bus lines, three blocks east of the B6 bus line, four blocks west of the Kings Highway 
N subway station, and a 13-minute walk from the Bay Parkway D subway station. The Development Site 
is currently vacant. 
 
This application has changed several times since it was first presented to the public: 
• The original certified application proposed a 10-story plus cellar mixed-use building containing 

97 units (30 of them income-restricted) and 48 below-grade parking spaces. To facilitate that 
project, the applicant proposed a zoning map amendment from R6B/C2-3 to R7X/C2-4 and a 
zoning text amendment to Appendix F for a Mandatory Inclusionary Housing (MIH) Area. 

• In response to feedback from Council Member Zhuang requesting that the project be developed 
as 100% affordable housing, the applicant intended to modify their proposal and commit to 
working with NYC Housing Preservation and Development (HPD) to finance the project as senior 
housing using the Senior Affordable Rental Apartments (SARA) Program. To facilitate that 
project, the applicant would have maintained the proposed actions for a zoning map amendment 
from R6B/C2-3 to R7X/C2-4 and a zoning text amendment to Appendix F for a Mandatory 
Inclusionary Housing (MIH) Area but would have updated the proposed project to a 13-story 
building with 189 units of permanently income-restricted senior housing and 27 parking spaces. 
The applicant had a preliminary meeting with HPD to discuss the SARA program and its 
requirements. 

• As the applicant was preparing to submit a technical memo to modify the project, they presented 
the R7X (SARA) alternative to Community Board 11 (CB11) as part of the ULURP process. After 
CB 11’s vote, the applicant abandoned their plans to modify the proposal for a SARA project and 
instead intends to submit a modification to map the Project Area with an R7A/C2-4 zoning district 
and a zoning text amendment for an MIH Area. These actions would facilitate the development 
of a nine-story building with 76 units (19 of which would be income-restricted pursuant to MIH 
Option 1) and 69 parking spaces.  

• At the Borough President’s public hearing, the applicant presented the R7A/C2-4 alternative. 
However, the applicant has not yet filed any updated documents with the Department of City 
Planning (DCP) to reflect this change.  

 
Community Board Position 
Community Board 11 voted to disapprove the project on January 7, 2025. The Board further resolved that: 

• Any zoning amendment considered is modified to a zoning designation to reflect the existing R7A 
zoning along the Kings Highway and Quentin Road corridors, 

• Any future proposal does not participate in HPD’s SARA program, and 
• The project include more parking.  

 
Borough President ULURP Hearing and Public Comment 
The Borough President held a public hearing on February 5, 2025. Nine members of the public provided 
testimony, and representatives from three elected official offices provided comments on the application.  
Testimony included concerns about existing parking difficultly in the area, the proposed building height 
not fitting with neighborhood character, inadequate sewer infrastructure, and school overcrowding. 
Eighteen members of the public submitted written comments.  
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Approval Rationale 
The Borough President will be providing a recommendation on the actions for the filed project, which 
proposes to rezone the site to R7X/C2-4 and map an MIH Area. The Borough President believes that the 
proposed actions are appropriate. The Project Area’s existing residential zoning, its location along two 
wide streets, and its proximity to mass transit and other services such as a library and local retail indicate 
an appropriate location for increased residential density.  
The Borough President is committed to the development of affordable housing in Brooklyn, especially in 
areas where development has not kept pace with population growth. Population in the neighborhood has 
increased by 9% between 2010 and 2020, while housing units in the same area only increased by 2% 
over the same time period, significantly falling behind both the Brooklyn (10%) and citywide (8%) housing 
unit production increase. Further, there is a critical need for affordable housing in Community District 11—
the District has seen approvals for only 59 MIH units to date, none of which have been constructed, and 
nearly all (98.8%) of the housing units in the area are not income-restricted. This area is also characterized 
as having the highest displacement risk according to the City’s Equitable Data Development Explorer 
(EDDE). The certified project proposal aligns with the goals of increasing housing units in a housing priority 
area in the Housing Growth & Parking Demand Management framework of the Borough President’s 
Comprehensive Plan for Brooklyn. 
The Borough President is concerned that an updated R7A proposal is unable to facilitate a senior housing 
project under HPD’s SARA Program (the floor area permitted under R7A is insufficient) and urges the 
applicant to not proceed with filing updated documents with DCP. While the Borough President welcomes 
an increase in housing opportunity for Brooklynites, he is disappointed that this proposal could be modified 
to make a 100% affordable project impossible, especially one for our older adult neighbors, who are often 
on fixed incomes and housing insecure. 
Borough President Reynoso recognizes the unique opportunity to facilitate a100% affordable project at 
166 Kings Highway. The Borough President would support a SARA project for older adults, a supportive 
housing building, or multifamily affordable building—a project that guarantees a 100% income-restricted 
building with permanent affordability where it is sorely needed. We continue to see our families unable to 
stay in the neighborhoods they love, seniors doubling or tripling up with roommates or family, and young 
adults moving away from the city they were born and raised in because they aren’t able to afford an 
apartment.  
The Borough President also reiterates that applicants adequately and formally document the full range of 
proposals presented to ULURP participants to ensure the best possible project outcome. As a matter of 
process, the applicant should have finished submitting a technical memorandum in order to codify a 
potential R7X (SARA) alternative in environmental review. The lack of a clear paper trail has resulted in a 
situation where the applicant has presented three different versions of this application – one at certification, 
one to the community board, and one to the Borough President – but official ULURP documentation 
remains blind to these proposed changes. As this application progresses through ULURP, the City 
Planning Commission and City Council should be equipped with an adequate summary of all proposed 
alternatives of this application. And beyond ULURP, the public deserves adequate documentation of what 
kind of land use actions were considered, approved, and/or rejected throughout the life of a given ULURP 
application. As such, the Borough President requests that the applicant submit a technical memorandum 
to reflect the R7X (SARA) proposal, for which the updated environmental review would be inclusive of an 
R7A alternative. Conversely, updating to R7A would prematurely preclude analysis of the R7X 
alternatives. 
Borough President Reynoso believes the R7X (SARA) alternative is the most appropriate action for the 
Project Area and encourages the applicant to clarify which version of this application they believe has the 
strongest land use rationale. Given the ongoing housing crisis in the borough and the lack of housing 
production in CB 11, an R7A alternative, while disappointing compared to senior affordable housing, would 
be consistent with the Comprehensive Plan for Brooklyn and preferable to no action at all. 
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Further, the Borough President requests that other agencies come to the table in response to community 
feedback around a lack of school seats and insufficient sewer infrastructure that causes periodic flooding. 
Regardless of whether the applicant continues in ULURP with the R7X or R7A proposal, it is critical that 
this application complete the full public review process to ensure there is opportunity for discussion and 
feedback at each step in the clock. 

 
# # # 


