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Uniform Land Use Review Procedure (ULURP) Application 
2201-2227 NEPTUNE AVENUE REZONING – C240294ZMK N240295ZRK N240296ZCK 
IN THE MATTER OF a zoning map amendment (M1-2 to MX - M1-5/R7-3), zoning text amendment 
(Appendix F and Article 12, Chapter 3), and Chairperson's Certification, to facilitate a new 18-story, 
approximately 161,500 square feet (149 DUs, 36 affordable) mixed-use development, including 
approximately 20,100 square feet of commercial floor area, is being sought by private applicant Neptune 
Avenue LLC at 2201-2227 Neptune Avenue in Coney Island, Community District 13, Brooklyn. 

BROOKLYN COMMUNITY DISTRICT 13 
 

RECOMMENDATION 
  

☐ APPROVE      ☐  DISAPPROVE     
☒ APPROVE WITH     ☐  DISAPPROVE WITH 

  MODIFICATIONS/CONDITIONS   MODIFICATIONS/CONDITIONS 

 
RECOMMENDATION FOR:  2201-2227 NEPTUNE AVENUE REZONING – C240294ZMK N240295ZRK 
N240296ZCK 
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 condition: 

1. The applicant commit to a temporary relocation space for the existing manufacturing use and 
have the business return after construction completion. 
 

 
 
                      February 26, 2025      

 
                            

          BROOKLYN BOROUGH PRESIDENT                          DATE 
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Project Description 
 
The Project Area comprises three lots within one block in Coney Island. The Project Area is mapped with 
an M1-2 zoning district, which permits light manufacturing uses such as woodworking and wholesale 
services. Office, retail, and most industrial uses are permitted, as well as some community facility uses by 
special permit. This district has a maximum floor area ratio (FAR) of 2.0 and has parking requirements of 
one space per 300 square feet. The Project Area currently contains a homeless shelter on one of the tax 
lots, a one-story manufacturing building that is improved with a bakery and provides 13 manufacturing 
jobs, a one-story warehouse that is not owned by the applicant. The bakery is proposed to be demolished 
in order to facilitate new construction. The homeless shelter and non-applicant-controlled warehouse are 
expected to remain in place.  
 
The Surrounding Area is characterized by a mix of uses, including commercial and automotive use 
buildings, self-storage, attached and semi-detached one- and two-family homes, a community garden, 
parking lots, and a middle school. To the south and west of the Project Area are 15- to 16-story residential 
buildings that were constructed as part of the Coney Island Urban Renewal Plan. The Project Area is 
served by the B74, X28, and X38 bus lines, and the Stillwell Avenue stop on the D/F/N/Q lines 
approximately a half mile from the Project Area.  

 
The applicant is proposing to map the Project Area with an M1-5/R7-3 zoning district, and is requesting a 
zoning text amendment to Appendix F for a Mandatory Inclusionary Housing (MIH) Area. The applicant is 
also requesting a Chairperson’s Certification for Waterfront Public Access and Visual Corridors pursuant 
to Section 62-811(a) of the Zoning Resolution. The resulting project would be an 18-story mixed-use 
residential building with approximately 145 units, 37 of which would be affordable pursuant to MIH Option 
1, ground-floor commercial use, and 62 parking spaces. The applicant is proposing to re-tenant the 
existing bakery within the new mixed-use industrial residential building. The proposed project will comply 
with required resiliency measures as it is in a Waterfront Block and Coastal Zone.   
 
Community Board Position 
Community Board 13 voted to approve the recommendation on January 22, 2025. 
 
Borough President ULURP Hearing and Public Comment 
The Borough President held a hearing on this item on February 5, 2025. No members of the public 
provided testimony at the hearing and the Borough President’s Office received one written testimony on 
the item.  
 
Approval Rationale 
While the Borough President has ongoing concerns about the efficacy of MX districts, he believes the 
proposed actions are appropriate. The Development Site’s proximity to a mix of uses, location along a 
wide street, and a 13-minute walk from four subway lines indicate an appropriate location for increased 
residential density.  
The project is aligned with the Comprehensive Plan for Brooklyn in its proposal to add increased housing 
density and retain manufacturing jobs. But MX districts have proven time and time again to not produce 
manufacturing/industrial space and its associated jobs, and the Borough President hesitates to encourage 
more of these districts to be mapped across Brooklyn. This project is unique in its intent to identify a 
relocation space for the existing manufacturing use and intent to develop manufacturing use as part of the 
proposed project to ensure the business and jobs return to the site after construction. As a condition of 
his approval, the Borough President requires that the applicant commit to a temporary relocation plan for 
the bakery and a plan to reintegrate the business into the newly developed building at a rent that the 
business is still able to afford.  
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The Borough President is concerned about significant development in flood-prone areas and requests 
that the applicant complete an evacuation plan for its residential and commercial/manufacturing tenants.  

 
# # # 

 


