
Project name: 

Contact: 

Prepared by: Date: 

Text amendment to the zoning resolution affecting 5 or more community districts

Historic district designation affecting 4 or more city blocks

Seeking a change to the use regulations or permitted floor area for any use in a manufacturing
district where a building in the project contains at least 100,000 square feet of floor area 

Acquisition or disposition of land to facilitate a non-residential project containing at least 50,000
square feet of floor area 

Acquisition or disposition of land to facilitate a residential project, other than a residential project
consisting of a building to be preserved, provided that such equity report shall only be required 
related to a building in such project containing at least 50,000 square feet of floor area 

An increase in permitted residential floor area of at least 50,000 square feet

An increase in permitted non-residential floor area of at least 200,000 square feet

A decrease in permitted floor area or number of housing units on at least four contiguous city blocks

1 

2510 Coney Island Avenue Rezoning
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The Proposed Development would be located in the Sheepshead Bay neighborhood of
Brooklyn, Community District 15 (PUMA 4016).

The Proposed Project would develop the Applicant-owned Projected Development Site 1
composed of Block 7159, Lot 123 into a single eleven-story mixed-use building with
approximately 73,854 gsf (61,549 zsf; 5.59 FAR) of floor area including cellar parking
area. The ground floor would contain approximately 6,439 gsf/zsf (0.58 FAR) of
commercial floor area. The upper floors would contain approximately 56,735 gsf (55,110
zsf, 5.0 FAR) of residential floor area including 60 dwelling units with 16 affordable units
pursuant to MIH Option 1. The Projected Development would provide 24 vehicular parking
spaces and 31 bicycle parking spaces, totaling 10,680 gsf at the cellar level.

As of 2020, the total population of Brooklyn Community District (CD) 15 was 156,693
people, of which 19.5% of population were Asian, 4.2% identified as Black, 8.9% were
Hispanic, 63.2% were White, and 4.3% identified as other race or combination of races.
The 2017-2021 ACS data indicates that the estimated median household income in CD
15 was approximately $68,601, which represents an increase of $10,027 (17.1%)
compared to 2008-2012 estimates. For 2017-2021, the estimated median household
income in the district was similar to the borough ($68,507) and city ($70,643) levels.
Approximately 23.4% of households were extremely low-income (0 30% AMI), 15.1%
were very low-income (31 50% AMI), and 16.1% were low income (51 80% AMI). From
2010 to 2023, CD 15 experienced a 2.8% increase in housing units, whereas the
population in the district grew by 6.1%. In 2017 2021, an estimated median price of rental
units in CD 15 was around $1,538, similar to the borough ($1,597) and city ($1,590) rates.
An estimated 54% of households in Community District 15 were rent-burdened (30% of
income spent on rent) and 30% were severely rent burdened (50% of income spent on
rent) according to the 2017-2021 ACS PUMS data. The project is also located in an area
with a Higher displacement risk score.

The Proposed Development meets several goals of the City’s plan to affirmatively further
fair housing and promote equitable access to opportunity. The Project would contribute to
equitable housing development in New York City and the region by producing new income
restricted housing units (Goal 2 of Where We Live), help preserve affordable housing and
prevent displacement of long-standing residents (Goal 3 of Where We Live), and create
more independent and integrated living options for people with disabilities (Goal 5 of
Where We Live).
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2.1.1 Reporting residential floor area

2.1.2 residential affordability

# % 2-bedroom 1-person HH 4-person HH

Total 

*Rents are based on unit size. Rents shown are illustrative (based on [ ] AMI, rounded to the nearest $10) and will change. Final
rents will be determined based on the HUD Income Limits in place at time of project construction.

**Qualifying incomes are based on household size. Incomes shown are illustrative (based on [ AMI, rounded to the nearest
$100) and will change. Final qualifying incomes will be determined by the HUD Income Limits in place at time of project marketing. 

$1,170 $1,400 $43,500 $62,100

$1,750 $2,100 $65,200 $93,200

$2,330 $2,800 $87,000 $124,200

$2,590 $3,500 $103,500 $139,100

60

2024 2024

Very Low Income

Low Income

Low Income

Not Income Restricted

100%

6

5

5

10%

8%

8%

73%44

40%

60%

80%

2024

2024

55,110

The Proposed Project would develop the Applicant-owned Projected Development Site 1
composed of Block 7159, Lot 123 into a single eleven-story mixed-use building with
approximately 73,854 gsf (61,549 zsf; 5.59 FAR) of floor area including cellar parking
area. The ground floor would contain approximately 6,439 gsf/zsf (0.58 FAR) of
commercial floor area. The upper floors would contain approximately 56,735 gsf (55,110
zsf, 5.0 FAR) of residential floor area including 60 dwelling units with 16 affordable units
pursuant to MIH Option 1. Under MIH Option 1, the Applicant would provide 6 dwelling
units (DUs) at 40% AMI (Very Low Income), 5 DUs at 60% AMI (Low Income), and 5 DUs
at 80% AMI (Low Income).
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The proposed development would include 40 one-bedroom units and 20 two-bedroom
units. Therefore, eligible household sizes would range from as few as 1 person for a
one-bedroom unit to as many as 4 persons for a two-bedroom unit. The expected
rents/prices as well as eligible household incomes are described in the Table above. For
units not subject to income restrictions, estimated rental prices are based on the current
area market rents (third quartile).



2.2.1  floor area 

 

2.2.2  

Without a specific tenant/business, future industry 
sectors cannot be known and therefore all wage and workforce reporting would be speculative. 
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Projected Development Site 1 139 104

139 104



1 The EDDE reports data by Public Use Microdata Areas (PUMA), statistical areas defined by the U.S. Census. PUMAs 
in New York City generally approximate Community Districts. Displaying the data at the PUMA scale enables data 
reporting broken down by race and ethnicity. 
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Community Profile Summary
Sheepshead Bay, Gerritsen Beach, & Homecrest
(PUMA 4016, approximately Brooklyn CD 15)

Each figure includes a description and a sample interpretive sentence.  Data is sourced from the U.S. Census, the 
American Community Survey, and the NYC Housing and Vacancy Survey. For more detailed data sourcing, see the 
associated source table in the Equitable Development Data Explorer, available here.
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Demographic Conditions
Figure 1: Race & Ethnicity, 2020
Shows the share of area population by mutually exclusive race and Hispanic ethnicity. Compares the local area to 
the borough and city.

“In 2020, [percent] of the population in [area] identified as [race/ethnicity].”

Source: Census 2020; Community Profile Table 1.01

Figure 2: Percent Change in Race & Ethnicity, 2010 to 2020
Shows the percent change of the area population by mutually exclusive race and Hispanic ethnicity. Compares the 
local area to the borough and city. 

“From 2010 to 2020, the [race/ethnicity] population in [area] increased/decreased by [percent].”

Source: Census 2010, 2020; Community Profile Table 1.01
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Household Economic Security – Income 
Figure 3: Median Household Income, 2017-2021 (Five-Year Estimate)

Shows the estimated median household income (in 2021 dollars) for the local area, borough, and city. Median 
means half of all households in the area make more than this amount and half make less. Compares the local area 
to the borough and city. 

“For 2017-2021, the estimated median household income in [area] was [$].”

Source: American Community Survey 2017-2021; Community Profile Table 2.02

Figure 4: Share of Households in Each HUD AMI Band, 2017-2021 (Five-Year Estimate)
Shows the share of households within each 2019 U.S. Housing and Urban Development (HUD) Area Median Income 
(AMI) band. Compares the local area to the borough and city. U.S. Housing and Urban Development (HUD) Area 
Median Income (AMI) is based on rental prices.

“For 2017-2021, an estimated [percent] of households in [area] were in [HUD AMI band].”

Source: American Community Survey 2017-2021; Community Profile Table 2.03
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Figure 5: Share of Households in Each HUD AMI Band by Race & Ethnicity, 2017-2021 (Five-Year 
Estimate)
Shows the share of PUMA households within each 2019 U.S. Housing and Urban Development (HUD) Area Median 
Income (AMI) band, by mutually exclusive race & Hispanic ethnicity of householder.  HUD AMI bands are used to 
determine eligibility for income-restricted housing.

“In the local area, an estimated [percent] of [race/ethnicity] households were in [HUD AMI band] in 2017-2021.”

NYC Average

Source: American Community Survey 2017-2021; Community Profile Table 2.03

0%

10%

20%

30%

40%

50%

60%

70%

0%

5%

10%

15%

20%

25%

30%

35%

40%

45%

50%

Extremely low-
income (0-30% AMI)

Very low-income
(31-50% AMI)

Low-income (51-80%
AMI)

Moderate-income
(81-120% AMI)

Middle-income (121-
165% AMI)

High-income (166%
or higher AMI)

Sh
ar

e 
of

 H
ou

se
ho

ld
s

Asian non-Hispanic Black non-Hispanic Hispanic White non-Hispanic



4

Household Economic Security – Jobs

Figure 6: Labor Force Participation, 2017-2021 (Five-Year Estimate)
Shows the share of the total population aged 16-64 who is employed or seeking work. Compares the local area to 
the borough and city.

“In 2017-2021, an estimated [percent] in [area] were employed or seeking work.”

Source: American Community Survey 2017-2021; Community Profile Table 2.04

Figure 7: Labor Force Participation by Race & Ethnicity, 2017-2021 (Five-Year Estimate)
Shows the share of the total population aged 16-64 who is employed or seeking work, by mutually exclusive race & 
Hispanic ethnicity. Compares the local area to the borough and city.

“In 2017-2021, an estimated [percent] of [race/ethnicity] group in [area] were employed or seeking work.”

Source: American Community Survey 2017-2021; Community Profile Table 2.04
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Figure 8: Share of Employed Residents by Business Sector1, 2017-2021 (Five-Year Estimate)
Shows the share of workers who live in an area by the business sector in which they work. Compares the local area 
to the borough and city.

“In 2017-2021, an estimated [percent] of employed people in [area] worked in [business sector].”

Source: American Community Survey 2017-2021; Community Profile Table 2.06

1 Business sectors are shown as macro-sectors as defined by NYC Department of City Planning. Office sector includes professional, management, 
finance businesses, and others; institutional sector includes educational services and health care and social assistance; industrial sector includes 
construction, manufacturing, warehousing businesses, and others; local services sector includes retail, arts and entertainment, food service businesses, 
among others. 
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Education & Access to Transit
Figure 9: High School Graduation Rate, 2018
Shows the rate of students who entered 9th grade in 2014 and graduated by 2018. Shows the share of total 
students and share of students by mutually exclusive race and ethnicity groups. Compares the local area to the 
borough and city.

“The 2018 graduation rate for [race/ethnicity] group in [area] was [percent].”

Source: NYC Department of Education 2018; Community Profile Table 5.13

Figure 10: Educational Attainment, 2017-2021 (Five-Year Estimate)
Shows the share of the population 25 years and over, by highest level of educational attainment. Compares the 
local area to the borough and city.

“In 2017-2021, an estimated [percent] of the population 25 years and over in [area] had [educational attainment].”

Source: American Community Survey 2017-2021; Community Profile Table 2.01
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Figure 11: Access to Transit, 2021
Shows the share of population that lives within ¼ mile of a subway station or select bus service stop; and share of 
population that lives ¼ mile of an ADA accessible subway station. Compares the local area to the borough and city.

“In 2021, about [percent] of residents in [area] lived near an ADA accessible subway station.”

Source: Department of City Planning 2021; Community Profile Table 5.09
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Housing Security, Affordability, and Quality
Figure 12: Rent-Burdened & Severely Rent-Burdened Households, 2017-2021 (Five-Year Estimate)
Shows the percent of households who spent 30% or more of their income on rent (rent-burdened) and the percent 
who spent 50% or more of their income on rent (severely rent-burdened). Compares the local area to the borough 
and city.

“In 2017-2021, an estimated [percent] of households in [area] were severely rent-burdened.”

Source: American Community Survey 2017-2021; Community Profile Table 3.04

Figure 13: Median Gross Rent, 2017-2021 (Five-Year Estimate)
Shows the median rent for occupied units paying rent. Median means half of all units have rental costs higher than 
this amount and half have rents lower than this amount. Compares the local area to the borough and city.

“In 2017-2021, the estimated median price of rental units in [area] was [$].”

Source: American Community Survey 2017-2021; Community Profile Table 3.03

54% 30%53% 29%53% 28%
0%

10%

20%

30%

40%

50%

60%

Rent-Burdened (30% of income spent on rent) Severely Rent-Burdened (50% of income spent on rent)

Sh
ar

e 
of

 H
ou

se
ho

ld
s

Sheepshead Bay, Gerritsen Beach, & Homecrest Brooklyn NYC

$1,538 $1,597 $1,590 
 $1,420

 $1,440

 $1,460

 $1,480

 $1,500

 $1,520

 $1,540

 $1,560

 $1,580

 $1,600

 $1,620

 $1,640

Sheepshead Bay, Gerritsen Beach, &
Homecrest

Brooklyn NYC

G
ro

ss
 R

en
t



9

Housing Production
Figure 14: Percent Change in Housing Supply and Population, 2010 to 2023
Shows the percent change in the number of housings units and population. Compares the local area to the borough 
and city.

“From 2010 to 2023, housing units in [area] increased/decreased by [percent] and population increased/decreased 
by [percent].”

Source: NYC Department of City Planning Housing Database 2023 Q4 and Census 2010, 2020; Community Profile 
Tables 4.01 and 1.01
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Understanding error bars



Madison

Homecrest
Sheepshead Bay
Gerritsen Beach

Manhattan Beach

The city’s Displacement Risk Index (DRI) estimates comparative levels of residential displacement risk for New
York City’s neighborhoods. The DRI ranks neighborhoods from lowest to highest risk based on recent
population characteristics, housing conditions, and market pressures.

There are five ranks with equal numbers of neighborhoods. For example, neighborhoods ranked “lowest” are
among the 20% of NYC neighborhoods with the least intense displacement risk factors while neighborhoods
ranked “highest” are among the 20% of neighborhoods with most intense displacement risk factors.PUMA 4016
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Goal #2: Facilitate equitable housing development in New York City and the region.

From 2008-2012 to 2017-2021, the estimated median gross rent in the district increased
by 20.0%, reaching $1,538. An estimated 54% of households were rent-burdened (30% of
income spent on rent) and 30% were severely rent burdened (50% of income spent on
rent). Approximately 23.4% of households were extremely low-income (0 30% AMI),
15.1% were very low-income (31 50% AMI), and 16.1% were low income (51 80% AMI).
From 2010 to 2023, CD 15 experienced a 2.8% increase in housing units, whereas the
population in the district grew by 6.1%.

The proposed project contributes to New York City’s equitable housing development goal
by providing 60 dwelling units with 16 affordable units pursuant to MIH Option 1. Under
MIH Option 1, the Applicant would provide 6 dwelling units (DUs) at 40% AMI (Very Low
Income), 5 DUs at 60% AMI (Low Income), and 5 DUs at 80% AMI (Low Income).

The project is located within a Transit Zone where households are highly accessible to
jobs, amenities, and services. There are numerous public transportation options for bus
and subway service near the Affected Area. The B68 (running from Coney Island to Park
Slope) and B3 (running from Bergen Beach to Gravesend) buses run in the surrounding
area. In addition, the Avenue U and Neck Road subway stations, with Q line service, are
located within 0.5 miles to the east of the Affected Area and the Avenue U subway station,
with F line service, is located within 0.75 miles to the west of the Affected Area.

In 2021, about 37.8% of residents of Brooklyn CD 15 lived within 1/4 mile of select bus
station or subway station and about 15.4% of residents lived within 1/4 mile of ADA
accessible subway stations. In 2021, according to the NYC Department of City Planning,
there were a total of 88,557 jobs within 30 minutes.

Considering all of the above, the Project would contribute to equitable housing
development in New York City and the region.
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Goal #3: Preserve affordable housing and prevent displacement of long-standing
residents.

The Proposed Development would be located in Brooklyn, Community District 15 (PUMA
4016) within Homecrest Neighborhood Tabulation Area (NTA BK25). According to the
Displacement Risk map, Homecrest NTA has a Higher Displacement Risk score with the
main factors contributing to the displacement risk being Population Vulnerability, Housing
Conditions, and Market Pressure. The NTA's Population Vulnerability falls into the Higher
category with 29.6% of Non-White population, 38.1% of population with income below
200% of federal poverty rate, and 32% limited-English speaking population. The NTA's
Housing Conditions fall into the Intermediate category with 99.5% of housing that is not
income-restricted and 64% of renter-occupied units. The NTA's Market Pressure is in the
Highest category with a larger rent change than City, 2.7% residential property price
appreciation between 2000 and 2020, and a larger percent change in bachelors degree or
higher than the City.

The Project would be developed on an underutilized site and would provide
income-restricted units subject to HPD/HDC marketing and resident selection procedures
including an occupancy preference for a percentage of the units to applicants who, at the
time of application and processing, are residents of the Community District in which the
building is located (“Community Preference Units”). Therefore, the Project would
contribute to preserving affordable housing and preventing the displacement of
long-standing residents.

Goal #5: Create more independent and integrated living options for people with
disabilities.

The Project would incorporate ADA compliant designs such as elevators with enough
space for wheelchairs and ramps at the entryway of the building. As a result, the Project
would promote the goal of creating more independent and integrated living options for
people with disabilities.



2 The EDDE reports data by Public Use Microdata Areas (PUMA), statistical areas defined by the U.S. 
Census. PUMAs in New York City generally approximate Community Districts. Displaying the data at the 
PUMA scale enables data reporting broken down by race and ethnicity. 
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