CITY PLANNING COMMISSION E
July 29, 2026 / Calendar No. 7 C 260135 ZMK!

CORRECTED
IN THE MATTER OF an application submitted by Melrose Towers Corp. pursuant to Sections
197-c and 201 of the New York City Charter for an amendment of the Zoning Map, Section
No. 13b:

1. changing from an M1-1 District to an M1-2A/R6A District property bounded

by Melrose Street, a line perpendicular to the southeasterly street line of Melrose Street
distant 70 feet southwesterly (as measured along the street line) from the point of
intersection of the southeasterly street line of Melrose Street and the southwesterly street
line of Evergreen Avenue, a line midway between Melrose Street and Jefferson Street,
and a line 115 feet southwesterly of the second named course; and

2. establishing a Special Mixed Use District (MX-22) bounded by Melrose Street, a
line perpendicular to the southeasterly street line of Melrose Street distant 70 feet
southwesterly (as measured along the street line) from the point of intersection of the
southeasterly street line of Melrose Street and the southwesterly street line of Evergreen
Avenue, a line midway between Melrose Street and Jefferson Street, and a line 115 feet
southwesterly of the second named course;

as shown on a diagram (for illustrative purposes only) dated March 16, 2026, and subject to the
conditions of CEQR Declaration E-895.

This application for a zoning map amendment (C 260135 ZMK) was filed by Melrose Towers
Corp. on October 27, 2025, to change an M1-1 zoning district to an M1-2A/R6A (MX-22)
zoning district. This application, in conjunction with the related action for a zoning text
amendment (N 260136 ZRK), would facilitate the development of a new, six-story, 24,600-
square-foot mixed-use development with 18 dwelling units, of which five would be permanently
income-restricted, and 6,000 square feet of ground floor commercial at 132-136 Melrose Street

in Bushwick, Community District 4.

RELATED ACTION
In addition to the zoning map amendment (C 260135 ZMK) that is the subject of this report, the

proposed project also requires action by the City Planning Commission (CPC) on the following

application, which is being considered concurrently with this application:

! This report has been administratively corrected on September 22, 2026. The original report referenced the incorrect
Zoning Map Section, and the Environmental Review section has been updated to reflect a revised Negative
Declaration.
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Disclaimer
City Planning Commission (CPC) Reports are the official records of actions taken by the CPC. The reports reflect the determinations of the Commission with respect to land use applications, including those subject to the Uniform Land Use Review Procedure (ULURP), and others such as zoning text amendments and 197-a community-based  plans. It is important to note, however, that the reports do not necessarily reflect a final determination.  Certain applications are subject to mandatory review by the City Council and others to City Council "call-up."


N 260136 ZRK Zoning text amendment to designate the project area as a Mandatory
Inclusionary Housing (MIH) area.
BACKGROUND
The applicant, Melrose Towers Corp., requests a zoning map amendment to change an M1-1
zoning district to an M1-2A/R6A (MX-22) zoning district to facilitate a new, six-story, 24,600-
square-foot mixed-use development with 18 dwelling units, five of which would be permanently
income-restricted, and 6,000 square feet of ground floor commercial in the neighborhood of

Bushwick, Community District 4, Brooklyn.

The project area consists of the development site (Block 3162, Lots 21, 22, and p/o 23) as well as
non-applicant owned lots (Lot 20 and p/o Lot 19), totaling 10, 876 square feet of lot area, and is
located on the mid-block of Melrose Street, a 50-foot-wide street, between Evergreen Avenue
and Stanwix Street. The project area has approximately 115 feet of frontage on Melrose Street

with each lot having a depth of 100 feet.

The development site is 6,331 square feet and consists of Lot 21, which is currently improved
with a two-story warehouse with a floor area ratio (FAR) of 2.05 and was constructed in 2009,
and Lots 22 and p/o 23, both of which are unimproved and have been vacant for over three
decades. The non-applicant owned lots (Lot 20 and p/o Lot 19) are both three-story multifamily
walk-up buildings and legal nonconforming uses that would be brought into conformance

through the proposed rezoning.

Land use in the surrounding area consists of a diverse mix of residential, industrial, and
commercial zones. Residential and mixed-use buildings are located to the south, as well as
further to the east and west of the project area. The residential buildings are primarily two- to
four-story walk-up multi-family buildings. Directly across from the project area is a mixed-use
development featuring two buildings of eight and nine stories, which contain 911 dwelling units
and several active ground-floor commercial uses, including a FRESH grocery store. The
industrial uses are concentrated north of the project area and are typically one- to two-story
warehouses and distribution centers with surface parking lots. There are numerous vacant lots
and open storage uses because of significant industrial disinvestment this area faced. There are

community facilities and institutional uses dispersed throughout the surrounding area including
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public schools, houses of worship, and smaller community-based institutions. Located a quarter

of a mile north from the project area is the P.S. 145 Magnet School of Leadership.

Located two blocks from the project area is the Green Central Knoll Park, a 2.74-acre park that
contains a softball field and a children’s playground. One half mile northeast of the project area
is the Maria Hernandez Park, a 6.8-acre park that is the largest park in the Bushwick
neighborhood.

The area is well-served by public transit. The Central Avenue M subway station is located
approximately half a mile south of the project area, while the Myrtle Avenue (J, M, Z) station
lies just over half a mile to the southwest. The B57, B46, B47, and B54 bus services along
Bushwick and Flushing Avenues provide additional connectivity throughout the borough and
City, connecting the project area to Red Hook, Williamsburg, Downtown Brooklyn, and Queens.

The project area is located in the Outer Transit Zone (OTZ).

Previously, several land use actions have been approved in the surrounding area that have
allowed for residential uses in areas zoned as M districts. In 2001, the West Bushwick Urban
Renewal Plan (C 010593 HUK) included a zoning map amendment to rezone 10 acres northwest
of the project area from an M1-1 district to an R7-2 and R7-2/C2-4 district. In 2013, the
Rheingold Rezoning (C 070250 MMK, C 080322 ZMK, and N 110179 ZRK) rezoned the area
directly adjacent to the project area from M1-1 to R6A, R6A/C2-4, R7A, and R7A/C2-4 and
from M3-1 to M1-2.

In 2019, the New York City Department of City Planning (DCP) released the Bushwick
Neighborhood Plan which included the project area within its boundaries. Under the plan, the
project area was envisioned with R6A/M(3) zoning. These mixed-use designations were intended
to bring existing residential uses into conformance while promoting a continuous mix of
industrial, commercial, and residential activity. R6A/M(3) districts were intended to allow for

residential FAR of 3.6, and community facility, commercial, and industrial FAR of 3.0.

The project area was also studied as part of the NYC Industrial Plan, a citywide plan released by
the Department of City Planning (DCP) and agency partners in December 2025 to strengthen and
modernize the City’s industrial sector. As mandated by Local Law 172 of 2023, the plan
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included conducting research and analysis on trends for industrial areas, gathering feedback
through engagement events and tools, identifying and designating Primary Industrial Areas
(PTA), and developing recommendations for new and existing policies, programs, and land use
tools. In addition to the designation of PIAs, Secondary Industrial Areas (SIA) and
Neighborhood Industrial Areas (NIA) were also identified to reflect the varied conditions within
and objectives for different types of industrial areas. SIAs represent areas with a greater mix of
commercial and industrial businesses and are intended to focus on retaining and growing
industrial space within the context of a robust and diverse jobs district. NIAs are areas with the
widest mix of uses and are close to residences and transit, where the continued presence of
industrial uses is intended to be allowed in a manner that prioritizes pedestrian access. The NYC

Industrial Plan designated the project area as an NIA.

The project area is located within a M1-1 zoning district that extends beyond the project area to
Bushwick Avenue to the southwest and Central Avenue to the northeast. Since the adoption of
the Zoning Resolution in 1961, this area has been zoned as an M1-1 district. There are R6A and
R7A zoning districts directly across from the project area; R6 zoning lies further south, east, and
west, while R7-2 zoning is located further northwest. Additionally, there are M3-1 and M1-2

zoning districts to the north.

M1-1 zoning districts are low-density manufacturing districts that permit industrial and
commercial uses up to an FAR of 1.0 and community facility uses up to an FAR of 2.4.
Buildings in M1-1 districts are generally limited to a street wall height of 30 feet or two stories,
after which heights are governed by a sky exposure plane that allows additional height based on
the building's distance from the street, with no maximum limit. Parking is generally required at a
ratio of one parking space for every 300 square feet of commercial use and 1,000 square feet of

industrial use.

R6A zoning districts with qualifying affordable housing have a maximum residential FAR of
3.9. The maximum building height is 95 feet. In the OTZ, parking is required for 25 percent of

standard dwelling units but not required for qualifying affordable housing.

R7A zoning districts have a maximum residential FAR of 5.01 with qualifying affordable
housing. The maximum building height is 85 feet. In the OTZ, parking is required for 15 percent

of standard dwelling units but not required for qualifying affordable housing.
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R6 zoning districts have a maximum residential FAR of 3.9 with qualifying affordable housing.
The maximum building height is 85 feet. In the OTZ, parking is required for 25 percent of

standard dwelling units but not required for qualifying affordable housing.

R7-2 zoning districts have a maximum residential FAR of 5.01 with qualifying affordable
housing. The maximum building height is 115 feet. In the OTZ, parking is required for 25

percent of standard dwelling units but not required for qualifying affordable housing.

M3-1 zoning districts have a maximum FAR of 2.0. The maximum building height is 60 feet or 4

stories, whichever is less. The number of parking spaces depends on use.

M1-2 zoning districts have a maximum FAR of 2.0 for commercial and industrial uses and a
maximum FAR of 4.8 for community facility uses. The maximum building height is 60 feet or 4

stories, whichever is less.

The applicant proposes developing a new, six-story, 24,600-square-foot, mixed-use residential
and commercial building. The proposed development would contain 18 dwelling units, five of
which would be permanently income restricted pursuant to MIH. The proposed development
would rise to a height of 65 feet, with floors two through six containing residential uses. The
ground floor would contain 6,000 square feet of commercial uses, with the space designed for
two separate retail spaces. The proposed development would not include parking, as the

requirement for parking in the OTZ would be waived.

To facilitate the proposed development, the applicant proposes a zoning map amendment to
rezone the project area from an M1-1 to M1-2A/R6A (MX-22) zoning district, and a zoning text
amendment to Appendix F to designate a new MIH area. The boundary for the proposed M1-
2A/R6A zoning would be offset 70 feet from Evergreen Avenue and mapped 115 feet long to the

centerline of the block. The MIH area would be coterminous with the project area.

MI1-2A/R6A districts have a maximum residential FAR of 3.9. The maximum FAR for
commercial, community facility, and manufacturing uses are each 3.0. The maximum building
height is 95 feet. The residential parking requirement is 25 percent of the standard dwelling units

within the OTZ, but parking requirements can be waived for under 15 spaces.
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The applicant also seeks a zoning text amendment to modify Appendix F to designate an MIH
area coterminous with the project area. The MIH area would be mapped with Options 1 and 2.
Option 1 requires that at least 25 percent of residential floor area be reserved for housing units
affordable to residents with household incomes averaging 60 percent of the area median income
(AMI), including a 10 percent band at 40 percent of the AMI. Option 2 requires that at least 30
percent of residential floor area be reserved for housing units affordable to residents with

household incomes at an average of 80 percent of AML

ENVIRONMENTAL REVIEW

This application (C 260135 ZMK), in conjunction with the application for the related zoning text
amendment (N 260136 ZRK), was reviewed pursuant to the New York State Environmental
Quality Review Act (SEQRA) and the SEQRA regulations set forth in Volume 6 of the New
York Code of Rules and Regulations, Section 617.00 et seg. and the City Environmental Quality
Review (CEQR) Rules of Procedure of 1991 and Executive Order No. 91 of 1977. The lead is
the CPC. The designated CEQR number is 26DCP037K.

After a study of the potential environmental impact of the proposed actions, a Negative
Declaration was issued on March 12, 2026. A Revised Negative Declaration was issued on
September 21, 2026. The Revised Negative Declaration reflects the correct proposed actions and
(E) designation number and supersedes the Negative Declaration issued on March 12, 2026. The
Negative Declaration included an (E) designation to avoid the potential for significant adverse
impacts related to hazardous materials and air quality (E-895). The requirements of the (E)
designation are described in the Environmental Assessment Statement (EAS) and Negative

Declaration.

UNIFORM LAND USE REVIEW

This application (C 260135 ZMK) was certified as complete by the Department of City Planning
on March 16, 2026, and was duly referred to Brooklyn Community Board 4 and the Brooklyn
Borough President in accordance with Title 62 of the Rules of the City of New York, Section 2-
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02(b), along with the application for a zoning text amendment (N 260136 ZRK), which was

referred for information and review in accordance with the procedures for non-ULURP matters.

This action is eligible for potential review by the Affordable Housing Appeals Board pursuant to
Charter Section 197-g.

Community Board Public Hearing

On April 15, 2026, Brooklyn Community Board 4 held a public hearing on this application (C
260135 ZMK), along with the related application for a zoning text amendment (N 260136 ZRK),
and on May 20, 2026, by a vote of 35 in favor adopted a resolution recommending approval with

conditions related to the following topics:

“ 1. Legally Binding Ground-Floor Use Commitments
2. Unit Mix — Family-Sized, Affordable Housing
3. Affordability Level and MIH Option

4. Local Hiring and Long-Term Industrial Presence”

Borough President Recommendation

The Brooklyn Borough President held a public hearing on this application (C 260135 ZMK),
along with the related application for a zoning text amendment (N 260136 ZRK), on May 13,
2026, and on June 26, 2026, issued a favorable recommendation of the application with the

following conditions:

« o Incorporate a meaningful amount of light industrial floor area into the proposed
development.
e Include a lease stipulation that informs residents that the development is located above an
active industrial use, which may generate traffic, loading activity, noise, and odors. Also

advise tenants not to obstruct industrial activities through double parking.”
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City Planning Commission Public Hearing

On June 17, 2026 (Calendar No. 3) the CPC scheduled July 1, 2026, for a public hearing on this
application (C 260135 ZMK), in conjunction with the related application (N 260136 ZRK). The
hearing was duly held on July 1, 2026 (Calendar No. 31). One speaker testified in favor of the

application and none in opposition.

A representative of the applicant described the project and the land use actions requested. The
representative discussed the project area’s proximity to transit and the growing residential
presence in the surrounding area. The representative discussed how the increased residential
population of the block has led to parking and loading issues at the existing two-story warehouse,
which influenced the owner to relocate the industrial business and seek residential
redevelopment at the site. In response to the Community Board’s request to include larger units,
the representative confirmed that the proposed development would no longer include studios.
The representative noted that both the Community Board and the Borough President indicated
they would like to see ground floor light industrial, to which the representative discussed how
they are actively pursuing such a use. The applicant team spoke with Greenpoint Manufacturing
Design Center and Evergreen to learn how the space could be equipped for manufacturing uses
or maker spaces and to learn about potential tenants. There was no other testimony and the

hearing was closed.

CONSIDERATION

The Commission believes that the application for a zoning map amendment (C 260135 ZMK), in
conjunction with the related application for a zoning text amendment (N 260136 ZRK), is
appropriate. Together, these actions will facilitate a new, six-story, 24,600-square-foot mixed-
use development, with 18 dwelling units, of which five would be permanently income-restricted,

and 6,000 square feet of ground floor commercial.

The Commission believes that the proposed M1-2A/R6A (MX-22) zoning district is appropriate
at this location and will allow residential, commercial, and industrial uses at a higher density
than what is currently permitted under the current M1-1 zoning district. The existing M1-1

district was mapped in 1961 and does not permit residential uses, allowing only light industrial

8 C 260135 ZMK



and commercial uses up to 1.0 FAR and certain community facility uses up to 2.4 FAR. M1-1
districts also have relatively high parking requirements of one space per 300 square feet of
commercial use and one space per 1,000 square feet of industrial use. Prior to 1961, the block
included multiple 2,500 square-foot lots primarily improved with a mix of residences and some
small-scale businesses. After this area faced significant disinvestment, the block saw a
significant number of demolitions resulting in open storage uses and vacant lots. The M 1-1
district has been in place since 1961 and only one lot along this block frontage has been
redeveloped with a warehouse/garage since and is now occupied with nightlife uses. This land
has been reserved for industrial uses for over 60 years resulting in little new investment nor the
development of job-generating uses, and the Commission notes that the current zoning district
has therefore limited opportunities for growth and has instead served as a barrier to investment
and redevelopment. As such, the new MX district will allow for greater flexibility in uses, built
form, parking, and will allow for new housing opportunities in an amenity rich neighborhood,

that matches the historic, pre-zoning conditions of this neighborhood.

The Commission believes the proposed MX zoning district is appropriate because of the project
area’s proximity to residential uses and transit opportunities. The project area is directly adjacent
to a recently developed apartment complex which introduced medium-density residential uses on
Melrose Street, facilitated by the 2009 Rheingold Rezoning. Much of the surrounding land uses
to the east, south, and west contain residential uses. The project area is within a 10-minute walk
of both the Central Avenue and Myrtle Avenue subway stations, with access to the J, M, and Z

subway lines.

The Commission notes that MX districts were created to allow for a mix of uses and to allow for
residential development that does not preclude industrial and commercial uses. The Commission
believes the proposed MX zoning will balance the goals of a mixed-use neighborhood and job
growth, would not bring any existing uses into non-conformance, and maintain long-term
flexibility to respond to local and regional changes in the economy. The Commission believes
that the pairing of industrial and residential districts is an important tool in facilitating both

housing and job growth while maximizing zoning flexibility.

The Commission notes that the proposed M1-2A/R6A district will bring the non-applicant

owned three- to four-story townhomes on Lots 19 and 20 into conformance while allowing for
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potential future redevelopment at a maximum residential density of 3.9 FAR with qualifying
affordable housing. M1-2A/R6A districts also allow commercial, community facility, and
manufacturing uses at an FAR of 3.0. The zoning map amendment will allow for residential uses
at the development site, as well as continued opportunity for active non-residential ground floor
uses, aligning with the mixed-use character of western Bushwick. No housing, including any
new income-restricted and permanently rent-stabilized housing, would be allowed under the

current M1-1 zoning.

The Commission notes that the project area was designated as a NIA due to its relatively low
existing industrial job concentration, mixed character, and its proximity to transit, residences,
and schools. The Commission also notes the project was designated as a mixed-use area in the
Bushwick Neighborhood Plan, which was designated to bring residential uses into conformance
while promoting the continuity of the mix of industrial, commercial, and residential uses. The
Commission appreciates the applicant’s commitment to light industrial uses which promotes
both the Industrial Plan’s NIA and Bushwick Neighborhood Plan’s intention for these lots to

remain mixed use.

The Commission also believes that the proposed zoning text amendment (N 260136 ZRK) to
Appendix F to create a new MIH area coterminous with the proposed rezoning area is
appropriate. The zoning text amendment will ensure that future residential development in the
project area will provide permanently income-restricted housing. Additionally, this text
amendment is aligned with the City’s goals to support increased housing options citywide, as

outlined in Block by Block: The Housing Plan for a New Era (2026).

Regarding the Borough President and Community Board’s recommendation to require light
industrial space on the ground floor, the Commission notes that while requiring the specific uses
are outside the scope of the requested action, the proposed MX district will continue to allow
industrial uses within the project area. Requiring light industrial space is not consistent with the
NYC Industrial Plan, which intended NIAs to accommodate industrial uses, but reserved
incentives and prioritization for PIA and SIA areas which exhibited significant concentrations of

industrial businesses and infrastructure.
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Despite MX districts not requiring industrial uses, the Commission is pleased that the applicant
has responded to feedback heard during public review from both the Borough President and
Community Board that the ground floor includes industrial uses rather than commercial uses.
The Commission appreciates that the applicant intends to explore different ground floor
configurations which would allow for light industrial and maker space ground floor tenants. The
applicant met with the local industrial service provider who provided ground floor design

feedback as well as shared potential tenants for the proposed development.

RESOLUTION

RESOLVED, that having considered the Environmental Assessment Statement (EAS), for
which a Negative Declaration was issued on March 12, 2026, and a Revised Negative
Declaration was issued on September 21, 2026, with respect to this application (CEQR No.
26DCP037K), the City Planning Commission finds that the action described herein will have no

significant impact on the environment; and be it further

RESOLVED, by the City Planning Commission, pursuant to Sections 197-c and 200 of the New
York City Charter that based on the environmental determination and the consideration described
in this report, the Zoning Resolution of the City of New York, effective as of December 15,

1961, and as subsequently amended, is further amended by changing the Zoning Map, Section
No. 13b, by

1. changing from an M1-1 District to an M1-2A/R6A District property bounded by Melrose
Street, a line perpendicular to the southeasterly street line of Melrose Street distant 70
feet southwesterly (as measured along the street line) from the point of intersection of the
southeasterly street line of Melrose Street and the southwesterly street line of
Evergreen Avenue, a line midway between Melrose Street and Jefferson Street, and a line

115 feet southwesterly of the second named course; and
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2. establishing a Special Mixed Use District (MX-22) bounded by Melrose Street, a line
perpendicular to the southeasterly street line of Melrose Street distant 70 feet
southwesterly (as measured along the street line) from the point of intersection of the
southeasterly street line of Melrose Street and the southwesterly street line of
Evergreen Avenue, a line midway between Melrose Street and Jefferson Street, and a line

115 feet southwesterly of the second named course;

as shown on a diagram (for illustrative purposes only) dated March 16, 2026, and subject to the
conditions of CEQR Declaration E-895.

The above resolution (C 260135 ZMK), duly adopted, by the City Planning Commission on July
29, 2026 (Calendar No. 7), is filed with the Office of the Speaker, City Council, and the Borough
President in accordance with the requirements of Section 197-d of the New York City Charter.

SIDEYA SHERMAN, Chair

KENNETH J. KNUCKLES, Esq., Vice Chairman

GAIL BENJAMIN, ALFRED C. CERULLO III, Esq.,

ANTHONY W. CROWELL, Esq., JOSEPH I. DOUEK,

RAJU MANN, ORLANDO MARIN, JUAN CAMILO OSORIO, Ph.D.,
RAJ RAMPERSHAD, Commissioners
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COMMUNITY/BOROUGH BOARD
RECOMMENDATION

PLANNING

Project Name: 132 Melrose Street Rezoning

Applicant: Melrose Towers Corp Applicant’s Primary Contact: Frank Noriega
Application # 260135ZMK Borough:

CEQR Number: 26DCP037K Validated Community Districts: K04

Docket Description:

IN THE MATTER OF an application submitted by Melrose Towers Corp. pursuant to Sections 197-c and 201 of the New
York City Charter for an amendment of the Zoning Map, Section No. 13b:  changing from an M1-1 District to an M1-
2A/R6A District property bounded by Melrose Street, a line perpendicular to the southeasterly street line of Melrose
Street distant 70 feet southwesterly (as measured along the street line) from the point of intersection of the
southeasterly street line of Melrose Street and the southwesterly street line of Evergreen Avenue, a line midway
between Melrose Street and Jefferson Street, and a line 115 feet southwesterly of the second named course; and
establishing a Special Mixed Use District (MX-22) bounded by Melrose Street, a line perpendicular to the southeasterly
street line of Melrose Street distant 70 feet southwesterly (as measured along the street line) from the point of
intersection of the southeasterly street line of Melrose Street and the southwesterly street line of Evergreen Avenue, a
line midway between Melrose Street and Jefferson Street, and a line 115 feet southwesterly of the second named
course; as shown on a diagram (for illustrative purposes only) dated March 16, 2026, and subject to the conditions of
CEQR Declaration E-895.

Please use the above application number on all correspondence concerning this application

RECOMMENDATION: Conditional Favorable

# In Favor: 35 # Against: 0 # Abstaining: 0 Total members appointed to
the board: 49
Date of Vote: 5/20/2026 12:00 AM Vote Location: Hope Gardens Older Adult Center

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 4/15/2026 6:00 PM

” A public hearing requires a quorum of 20% of the appointed members
Was a quorum present? No of the board but in no event fewer than seven such members

Public Hearing Location: | Hope Gardens Older Adult Center (195 Linden Street)

CONSIDERATION:

Recommendation submitted by BK CB4 Date: 6/12/2026 12:17 PM
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Project Name: 132 Melrose Street Rezoning

Applicant: Melrose Towers Corp

Applicant’s Primary Contact:  Frank Noriega

Application # 260136ZRK

Borough:

CEQR Number: 26DCP037K

Validated Community Districts: K04

Docket Description:

Please use the above application number on all correspondence concerning this application

RECOMMENDATION: Conditional Favorable

# In Favor: 35 # Against: 0

# Abstaining: 0 Total members appointed to
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Date of Vote: 5/20/2026 12:00 AM
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Brooklyn Community Board No. 4

1420 Bushwick Avenue, Rm. 370, Brooklyn, NY 11207

(718) 628-8400 | bk04@cb.nyc.gov
www.nyc.gov/brooklyncb4

Robert Camacho | Chairperson
Celestina Ledn | District Manager

May 26, 2026

Hon. Sideya Sherman, Esq.
Chair, City Planning Commission
120 Broadway, 31st Floor

New York, NY 10271

Re: ULURP Application — 132—-136 Melrose Street Rezoning
Dear Chair Sherman and Members of the City Planning Commission:

Brooklyn Community Board 4, at its Wednesday, May 20th meeting, following
the recommendation of its Economic Development + Housing & Land Use
Committee, voted unanimously to recommend approval with conditions of the
rezoning application for 132—136 Melrose Street (the “Melrose Street project”).

This recommendation reflects CB4’s long-standing priorities:
e Preserving and strengthening industrial and light-manufacturing uses,
e Creating meaningful, family-sized affordable housing, and
e Ensuring that rezonings align, to the extent practicable, with the
Bushwick Community Plan and local needs.

The applicant is a long-standing local business employing approximately 24
workers, many from Bushwick, and intends to relocate its warehouse operations
to another nearby site (former Richie’s Gym) while redeveloping the Melrose

property.

Community Board Position

After multiple meetings, a presentation to the committee and the full board, and
written follow-up from the applicant, CB4 recommends approval with
stipulations. Our position balances:
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e The benefits of new MIH housing and continued local employment, with

e The need to preserve industrial capacity and prevent nightlife
displacement of M uses, and

e The strong community preference for family-sized, deeply affordable
units.

Stipulations and Conditions
CB4’s support is expressly conditioned on the following:

1. Legally Binding Ground-Floor Use Commitments

CB4’s foremost concern is that the ground-floor M-allowable space does not
become another locus of nightlife encroachment at the expense of industrial jobs
and neighborhood quality of life.

Accordingly, CB4 recommends that the applicant enter into a legally binding
agreement, to be negotiated with the local Council Member and memorialized in
a form acceptable to DCP/City Law Department, that will:

e Prioritize and preserve manufacturing / true light-industrial use on the
ground floor to the greatest feasible extent, and

e Expressly discourage or limit nightlife-oriented uses (e.g., bars, clubs,
late-night entertainment) that are inconsistent with CB4’s industrial and
residential balance.

In implementing this commitment, the following use priorities should be clearly
articulated:

e First priority: Light-manufacturing / industrial or “maker” uses
compatible with the narrow lot and street conditions (e.g., small
fabrication, production, warehousing, repair, studio/workshop spaces)
that do not require heavy truck traffic.

e Secondary priority: Community-serving ground-floor uses such as:

o Childcare / daycare,
Medical or dental offices,
Nonprofit or community service offices,

o O O

Other services that respond to local needs without generating
late-night disturbances.
The applicant has already indicated willingness to work with Evergreen
Exchange (Industrial Business Service Provider) and the Brooklyn Borough
President’s Office to identify appropriate tenants. CB4 requests that this
coordination be:

e Formalized and ongoing through the leasing process, and
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e Reflected in the legally binding agreement and/or a leasing/marketing
plan shared with the Council office and CB4.
CB4 views this as essential to maintaining industrial and employment capacity in
Bushwick, consistent with decades of board advocacy and the spirit of the
Bushwick Community Plan.

2. Unit Mix — Family-Sized, Affordable Housing

CB4 has consistently advocated for family-sized housing, particularly within
affordable programs, given the high prevalence of overcrowding and family
homelessness in Bushwick.

For this 18-unit, self-financed building, the applicant has stated that:
e No studios are currently planned, and
e 6 of 18 units (approximately 33%) will be MIH-regulated affordable
units.
e (B4 recommends that within the 18-unit cap, the unit mix be shifted
toward larger units, specifically:
e 2-and 3-bedroom units should constitute a meaningful share of the total
unit count, and
e At least some of the 6 MIH units should be 2- and/or 3-bedrooms, not all
1-bedrooms.
Prior to final approval, the City Planning Commission and the local Council
office should review and, where possible, condition approval on a unit mix that
better reflects family needs in CB4 (e.g., a target percentage of total residential
floor area in 2- and 3-bedroom units), while recognizing the constraints of an
18-unit, privately financed project.

CB4 understands the technical and financial limits of a small, unsubsidized MIH
project. Nonetheless, without family-sized units, the rezoning would fall short of
CB4’s core housing objectives.

3. Affordability Level and MIH Option
CB4 generally prefers MIH Option 1, which requires:
e An average affordability of 60% AMI, and
e 10% of residential floor area at 40% AMI, as this most closely tracks
Bushwick’s actual income distribution.
We therefore recommend that:

The City Planning Commission and City Council seek to secure Option 1 (or an
equivalent or deeper affordability outcome) for this site, with particular
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attention to ensuring that some family-sized units are available at lower AMI
bands (e.g., around 40% AMI).

4. Local Hiring and Long-Term Industrial Presence
CB4 notes positively that:

The applicant is a long-standing local employer, with roughly 24
employees drawn largely from Bushwick and surrounding
neighborhoods.

The business intends to remain in the area, relocating industrial operations
to the former Richie’s Gym site, thereby retaining jobs and industrial
activity in CB4.

CB4 encourages City Planning and the Council to:

Recognize this continuity of local employment as a benefit, and

Urge the applicant to continue local hiring practices, with outreach to CB4
residents, NYCHA communities, and local workforce partners, both for:
Construction jobs, and

Permanent jobs in the retained and future industrial/ground-floor uses.

Rationale and Broader Context
This application comes at a time when CB4 is:

Struggling with displacement, high rents, and family homelessness,
Hosting a disproportionate number of shelters and human service
facilities, and

Facing ongoing encroachment of nightlife uses on industrial corridors and
mixed-use blocks.

The Bushwick Community Plan articulated a framework for:

Targeted growth along corridors,

Preservation and strengthening of industrial zones and jobs, and

Deeper affordability and family-sized housing.

The Melrose Street proposal does not fully realize those aspirations, but it moves
in that direction, provided that:

Manufacturing use is meaningfully protected on the ground floor,
Nightlife proliferation is checked,

Affordability is real and includes families, and

Local industrial jobs are not lost, but rather better integrated into a
mixed-use context.

For these reasons, and with the stipulations above, CB4 believes that approval
with conditions is preferable to a status quo that offers no housing, no MIH, and

a vulnerable M site lacking long-term protection.



5of5

Brooklyn Community Board 4 therefore recommends approval with stipulations
of the rezoning application for 132—136 Melrose Street, as stated above.

We appreciate the Commission’s consideration of these recommendations and
remain available to provide further detail or clarification.

Sincerely,

v

‘f:lKWw&"\-;: AN
Robert Camacho Anne Guiney Celestina Ledn
Board Chair Committee Chair District Manager

Economic Development + Housing
& Land Use Committee

Cc:

Council Member Jennifer Gutierrez, 34™ District
Brooklyn Borough President Antonio Reynoso



BOROUGH PRESIDENT
RECOMMENDATION

PLANNING

Project Name: 132 Melrose Street Rezoning

Applicant: Melrose Towers Corp Applicant’s Administrator: Frank Noriega
Application # 260135ZMK Borough: Brooklyn
CEQR Number: 26DCP037K Validated Community Districts: KO4

Docket Description:

IN THE MATTER OF an application submitted by Melrose Towers Corp. pursuant to Sections 197-c and 201 of the New
York City Charter for an amendment of the Zoning Map, Section No. 13b: changing from an M1-1 District to an M1-
2A/R6A District property bounded by Melrose Street, a line perpendicular to the southeasterly street line of Melrose
Street distant 70 feet southwesterly (as measured along the street line) from the point of intersection of the
southeasterly street line of Melrose Street and the southwesterly street line of Evergreen Avenue, a line midway
between Melrose Street and Jefferson Street, and a line 115 feet southwesterly of the second named course; and
establishing a Special Mixed Use District (MX-22) bounded by Melrose Street, a line perpendicular to the southeasterly
street line of Melrose Street distant 70 feet southwesterly (as measured along the street line) from the point of
intersection of the southeasterly street line of Melrose Street and the southwesterly street line of Evergreen Avenue, a
line midway between Melrose Street and Jefferson Street, and a line 115 feet southwesterly of the second named
course; as shown on a diagram (for illustrative purposes only) dated March 16, 2026, and subject to the conditions of
CEQR Declaration E-895.

Please use the above application number on all correspondence concerning this application

RECOMMENDATION: Conditional Favorable

Please attach any further explanation of the recommendation on additional sheets as necessary

CONSIDERATION:

Recommendation submitted by BK BP Date: 6/25/2026 7:33 PM




BOROUGH PRESIDENT
RECOMMENDATION

PLANNING

Project Name: 132 Melrose Street Rezoning

Applicant: Melrose Towers Corp Applicant’s Administrator: Frank Noriega

Application # 260136ZRK Borough: Brooklyn

CEQR Number: 26DCP037K Validated Community Districts: KO4

Docket Description:

Please use the above application number on all correspondence concerning this application

RECOMMENDATION: Conditional Favorable

Please attach any further explanation of the recommendation on additional sheets as necessary

CONSIDERATION:

Recommendation submitted by BK BP Date: 6/25/2026 7:33 PM




BROOKLYN BOROUGH PRESIDENT
ANTONIO REYNOSO

UNIFORM LAND USE REVIEW PROCESS (ULURP) APPLICATION

ULURP NUMBER N260136ZRK C260135ZMK
PROJECT NAME 132 Melrose Street Rezoning
APPLICANT TEAM Melrose Towers Corp

An application by Melrose Towers Corp. for a zoning map amendment (M1-1to R6A/M1-2A

PROJECT BRIEF (MX-22)) and a zoning text amendment (Appendix F) to facilitate a new 6-story, 24,653 zsf
mixed-use development, with 18 DU's (5 MIH) and 6k sf of ground floor commercial at 132-
136 Melrose Street in Bushwick, CD 4.

COMMUNITY DISTRICT Brooklyn Community District 4

COUNCIL MEMBER Council Member Jennifer Gutierrez

BROOKLYN BOROUGH PRESIDENT'S RECOMMENDATION

DATE June 26, 2026
FAVORABLE UNFAVORABLE
\/ FAVORABLE WITH UNFAVORABLE
MODIFICATIONS / CONDITIONS WITH MODIFICATIONS / CONDITIONS

SO S

Brooklyn Borough President Antonio Reynoso




RECOMMENDATION FOR
132 Melrose Street - N260136ZRK C2601352MK

BE IT RESOLVED that the Broaklyn Borough President, pursuant to Section 197-c of the New York City Charter,
recommends that the City Planning Commission and City Council conditionally approve this application provided that
the applicant:
e Incorporate a meaningful amount of light industrial floor area into the proposed development.
e Include a lease stipulation that informs residents that the development is located above an active industrial
use, which may generate traffic, loading activity, noise, and odors. Also advise tenants not to obstruct
industrial activities through double parking.

PROJECT DESCRIPTION

The Project Area is located at 132-136 Melrose Street in Bushwick on a narrow 50-foot-wide street between
Evergreen Avenue and Stanwix Street. Historically industrial, the area has gradually been rezoned and developed into
a mixed-use neighborhood containing residential, commercial, and light industrial uses. Bushwick Avenue, located
just west of the Project Area, serves as a major north-south corridor. Directly across on Melrose Street is the 911-unit
Denizen Bushwick mixed-use development, which was facilitated by the 2013 Rheingold Rezoning and significantly
increased residential density in the area. Two tax lots within the Project Area contain three-story residential walk-up
buildings, while additional three- and four-story multifamily buildings line nearby streets, particularly Jefferson
Street. The broader neighborhood has also experienced substantial residential development in recent years,
including several six- to eight-story buildings. Green Central Knoll Park, located approximately 0.1 miles north of the
Project Area, provides recreational amenities including a playground and softball field. Light industrial uses remain
prevalent in the surrounding area, including warehouses, distribution facilities, wholesale storage operations,
woodworking and fabrication shops, contractor yards, and automative repair businesses. These uses are generally
housed in one- and two-story buildings within M1-Tand M3-1zoning districts.

The Project Area is located within the Inner Transit Zone and is relatively well served by public transportation. The
Central Avenue station on the M line is located approximately 0.5 miles north of the site, while the Myrtle Avenue
station, served by the J, M, and Z lines, is approximately 0.6 miles southwest. Local bus service along Bushwick
Avenue and Flushing Avenue provides additional connectivity. The Project Area is currently zoned M1-1and is
surrounded by a mix of residential and manufacturing districts, including R6, R6A, R7A, R7-2, M1-1, and M3-1 districts.
The Bushwick Neighborhood Plan identified the area as appropriate for an R6A/M(3) district, the City's 2025 Industrial
Plan designated the area as a Neighborhood Industrial Area due to its mix of uses, and similarly the 2025
Comprehensive Plan for Brooklyn identifies the area as a Hybrid Industrial Area.

The rezoning area consists of five tax lots. Three lots are controlled by the applicant and comprise the proposed
development site. The two other non-applicant owned lots contain residential buildings with a total of 11 units. These
buildings are currently nonconforming residential uses within the M1-1 district that would be brought into zoning
conformance due to the proposed actions. The proposed development site currently consists of a two-story
warehouse building and two vacant lots. The warehouse building on Lot 21 was constructed in 2009 and contains
approximately 3,934 square feet of floor area. The property has been continuously used for warehouse, storage, and
accessory office purposes.



The applicant originally acquired the properties with the intention of maintaining industrial uses. However, the
Denizen Bushwick development across the street introduced a substantial residential population that led to a rise of
residential cars along Melrose Street that constrain truck circulation and loading operations. These conditions and
the relatively small lot sizes made industrial uses increasingly difficult.

The applicant proposes a six-story mixed-use building containing approximately 26,500 square feet of floor area.
The building would rise to approximately 65 feet in height and include roughly 6,500 square feet of ground-floor
commercial space, with five stories of residential use above. The development would contain 18 dwelling units,
including five permanently affordable units pursuant to Mandatory Inclusionary Housing (MIH) Option 1. No parking
spaces are required or proposed. The ground floor would contain two separate commercial spaces. To facilitate the
proposed development, the applicant seeks a zoning map amendment from M1-1to M1-2A/R6A (MX) and designating
the Project Area as an MIH area with Options Tand 2. The propased M1-2A/R6A district permits a maximum building
height of 95 feet, and while the applicant initially explored a taller development, the Department of City Planning
encouraged a lower-scale building more consistent with the density envisioned in the Bushwick Neighborhood Plan.

The applicant has indicated a willingness to accommodate a light industrial tenant on the ground floor. They noted
that given the constraints of Melrose Street, any industrial use would likely need to consist of light manufacturing,
artisan production, or similar uses that rely on smaller vehicles and vans rather than large truck traffic.

COMMUNITY BOARD POSITION

Community Board 4 voted on Wednesday, May 20, to unanimously approve the application with the following conditions:

1. The applicant enters into a legally binding agreement to prioritize and preserve manufacturing/true
light-industrial use on the ground floor to the greatest feasible extent and discourage or limit
nightlife-oriented uses.

2. The unit mix be shifted toward larger units. Specifically, two- and three-bedroom units should constitute a
meaningful share of the total unit count, including some of the MIH units.

3. The use of MIH Option 1.
Local hiring and long-term industrial presence.

BOROUGH PRESIDENT PUBLIC HEARING

The Borough President held a hearing on this item on May 13, 2026. No members of the public provided testimony at
the hearing, and the Borough President's Office received no written testimony via email.

APPROVAL RATIONALE

Borough President Reynoso finds the proposed actions appropriate with modifications. This application isin alignment
with several aspects of the 2025 Comprehensive Plan for Brooklyn. The Plan established Neighborhood Density Targets
for each Neighborhood Tabulation Area (NTA) based on the borough's three Pattern Areas. The Project Area is located
within the Bushwick West NTA, which is within Pattern Area 2, which includes medium-density areas with strong transit
access, though fewer transit options than the highest-access and most dense Pattern Area 1 neighborhoods. The
Bushwick West NTA currently has a residential density that is slightly below the Plan's target of 70 dwelling units per
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acre for Pattern Area 2. By facilitating additional housing, the proposed rezoning would progress the NTA toward
achieving this density target and support the Comprehensive Plan's Housing Growth + Housing Choice framework.

The development site also falls within an Amenity Rich Area, which are the Brooklyn neighborhoods within the top 20%
of scores from The Comprehensive Plan for Brooklyn's Access to Opportunity Index. The index weighs access to quality
education, transit, jobs and job resources, health and active living resources, and climate risk. It creates a composite
score to build a map that approximates areas of higher and lower opportunity. Market rate and affordable housing
production should be maximized in these areas to ensure more households have access to these neighborhoods and
all that they offer. Therefore, this project is in alignment with this housing priority area.

This project also falls within an Affordability Priority Areas: areas with the highest displacement risk where anti
displacement and affordable housing policies and programs should be prioritized. Because this development is adding
affordable housing without displacing existing tenants, this project is aligned with the intent of this priority area.

The Borough President has long been a strong advocate for Brooklyn's industrial sector because of its importance to
economic and racial equity. Industrial jobs employ a diverse workforce, often do not require a college degree, and
offer higher wages and greater career mobility than many retail and service-sector positions. For this reason, the
Comprehensive Plan calls for maintaining and expanding opportunities for new manufacturing land. While the
proposed action would rezone manufacturing-zoned land to an MX district, the applicant's rezoning is a
consequence of the 2013 Rheingold Rezoning, which rezoned manufacturing land and added significant residential
density directly across the Project Area, leaving the Development Site increasingly unsuitable for heavier or
employment-intensive industrial uses. This exemplifies the planning challenge where one M to R rezoning often
creates the land use conditions and market pressures that lead to additional M to R rezonings. It is critical that the
Borough commit to protect and strengthen its remaining industrial areas. The Borough President's recently released
report, Making More: Industry's Role in an Affordable, Livable City, found that Brooklyn's industrial sector is constrained
not by a lack of demand, but by a shortage of industrial space. Industrial vacancy rates remain exceptionally low,
rents are among the highest in the nation, and industrial businesses consistently report that limited space prevents
them from expanding operations and hiring additional workers. At the same time, Brooklyn has continued to lose
industrial land through rezonings and the conversion of industrial buildings to higher-rent non-industrial uses. The
report therefore calls for stronger planning, investment, and protections for industrial land and the jobs it supports.

Accordingly, the Borough President's approval of this application is contingent upon the inclusion of light industrial

floor area on the ground floor of the proposed development, in alignment with CB 4 recommendation. The Borough
President further recommends that the applicant work closely with the local Industrial Business Service Provider to

identify and secure an appropriate industrial tenant that can operate successfully within a mixed-use environment

and does not require significant freight activity.



