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01 INTRODUCTION

Why: Development, Informed by the Community  

The NYC Department of Housing Preservation and Development (HPD), with the help 
of the Office of City Councilmember and Majority Leader Laurie Cumbo, Brooklyn 
Community Board 8, and the NYC Department of City Planning (DCP) facilitated a series 
of community workshops and meetings throughout October 2020 and January 2021.  
These meetings were held virtually to maintain safety during the pandemic, and to gather 
public input for the future development of new affordable housing and neighborhood 
amenities at City-owned sites located at 542 Dean Street and 516 Bergen Street.  

The purpose of the virtual meetings and workshops was to engage the Prospect 
Heights and neighboring communities to better understand community priorities for 
future development from those who live and work in the vicinity and have an intimate 
understanding of neighborhood conditions and needs.  

This report summarizes the results of the engagement series including the public 
workshops and additional feedback received through online and paper questionnaires. 
This report is available on HPD’s website at nyc.gov/mwberfp2 and will be attached to the 
Request for Proposals (RFP) issued for these sites. Development Teams responding to 
the RFP are encouraged to consult the report and thoughtfully respond to the community 
visions heard as part of their proposals. HPD will evaluate how well Development Teams 
incorporated the feedback from this report in their submission. 

Interactive webpage



4 Dean and Bergen Community Visioning Report

What: 542 Dean Street and 516 Bergen Street 

542 Dean Street and 516 Bergen Street are two underutilized City-owned sites located 
within a block of each other in the Prospect Heights neighborhood within Brooklyn’s 
Community District 8. The sites are located near major commercial corridors on 
Flatbush Avenue and Atlantic Avenue and are well served by neighborhood amenities 
and services including Brooklyn Academy of Music (BAM) a half mile from the sites and 
the Central Public Library less than a mile from the sites. Other notable landmarks in the 
area include the Dean Playground, Fire Engine 219, Police Precinct 78, Barclays Center, 
Atlantic Yards, South Oxford Park and Prospect Park. The sites are also served by many 
high performing schools, healthy food options and are located within a transit-rich area.  

542 Dean Street is an approximately 17,145 square feet site located on the south side of 
Dean Street between 6th Avenue and Carlton Avenue. It is next to the Dean Playground to 
the west,  and four-story residential buildings to the east. The Site is also located across 
the street from several four-story buildings and one nine-story residential building. The 
City had committed to developing at least 80 affordable units for senior residents on 
this site as part of the Seniors First Initiative. 

516 Bergen Street is an approximately 17,051 square feet site located on the south side 
of Bergen Street between 6th Avenue and Carlton Avenue. It is adjacent to two-story 
commercial buildings and three-story walk-up residential buildings to the west, two-
story commercial buildings to the east, and across the street from the Dean Playground. 

These sites will be developed under an M/WBE RFP, as part of HPD’s initiative to build 
opportunity among minority- and women-owned developers, and address demonstrated 
disparities in M/WBE participation in affordable housing development. 

View of sites from North
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How: Remote Community Engagement Series  

The coronavirus pandemic presented and continues to present new challenges for the 
agency, causing us to think differently about how we engage with the community and 
address this neighborhood’s needs in the moment and for future operation. The need for 
us to conduct this engagement process remotely helped us deepen our understanding 
of the barriers to engagement, redefine and re-evaluate our understanding of the 
difference between amenities and needs, and further advocate for uses that will not 
only benefit the future residents of this site, but also New Yorkers in general.  

Community engagement for these sites was hosted through a series of online public 
meetings, an interactive website and a questionnaire designed to gather community 
members’ vision for the site. HPD hosted two Zoom meetings in order to present 
pertinent information about the site’s conditions and facilitate activities to understand 
the participants’ priorities. With Community Board 8, HPD also hosted two meetings to 
report back on the feedback gathered throughout the process. HPD also attended an 
additional four meetings hosted by partner organizations to present the projects and 
collect feedback.  

8 public meetings
60+ design workshop participants

90+ map comments
149 questionnaire responses

10/21/20 Community Engagement Kick-off Meeting

11/10/20 Community Board 8 Land Use + Housing Committees Meeting

11/17/20 Urban Design Workshop

12/14/20 North Prospect Heights Association Meeting

12/17/20 Report back Meeting #1

01/19/21 Report back Meeting #2

02/23/21 North Prospect Heights Association Meeting

02/25/21 Prospect Heights Neighborhood Development Council Meeting
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The interactive website served as a central platform for information about the site 
conditions, the RFP process, and the development goals. It also included responses to 
frequently asked questions regarding community input, design, affordability and impacts
and served as a portal for housing resources. In an effort to make public meetings 
accessible to any who could not join in real time the recordings and presentation slides 
were also uploaded to the website.

HPD also wanted to provide multiple ways for the public to offer their feedback, this 
included an online map where visitors could submit comments about things they liked, 
disliked, and improvements they would like to see in their neighbrohood. An online and 
paper-based questionnaire was provided to collect feedback on priorities related to 
affordability, non-residential uses, design features and general neighborhood needs.

To adhere to safe social distancing in outreach, HPD hung banners at the sites that 
provided details on the engagement series and a QR code to link the public to the 
interactive website content. Additionally, a phone number and email address were 
provided for the public to ask questions and/or leave feedback. HPD also worked 
with local organizations to distribute the meeting flyers and questionnaires to their 
membership base.

Interactive map
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Neighborhood Conditions

Assets 
• Neighborhood’s commercial and 

cultural amenities
• Access to transportation
• Sense of community
• Neighborhood pride 

Challenges 
• Double parking and cars parked on 

sidewalks causing safety issues and 
traffic

• Garbage is not picked up and piles up
• Noise and impacts of construction  

Programming

Residential Program at 516 Bergen Street 
• Very low- and extremely low-income 

renter households
• First time homebuyers

Non-residential Program
• Amenities should primarily serve 

residents
• Gathering places for the community 

and    spaces for arts and cultural 
programming 

• Prioritizing housing and services for 
residents 

Urban Design

Open Space at 542 Dean Street 
• Interactive spaces with a flexibility for 

a variety of passive program for all age 
groups

• Flowerbeds, trees, green spaces

Public amenities
• Street trees and other greenery
• Additional lighting 

Arts and culture  
• Programming such as readings and 

screenings 
• Street art

Building Design 

There were three different groups of 
priorities for building shapes and design:  

• If designed as a typical HPD building 
with 8-9 stories, break up the face 
of the building to look like the 
surrounding buildings

• Design smaller buildings that reflect 
existing neighborhood context

• Design bigger buildings to 
accommodate more housing

02 SUMMARY OF FINDINGS

Though there were many different visions for the site, the following points were common 
threads that workshop and questionnaire participants identified as goals and priorities.  
These findings were presented to the Community Board 8 Housing Committee and 
Land Use Committee meeting on December 17, 2020 and again on January 19, 2021. 

RFP submissions will be evaluated based on the quality and feasibility of the proposals, 
as well as how well they respond to the priorities articulated by the community. 
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03 METHODOLOGY

Interactive Map
An interactive map was linked to the website for the public to comment on what they 
did  and did not like about their community, and ideas on what could be improved 
in their community. Comments were submitted according to specific locations in the 
neighborhood. Participants could also like, dislike and reply to other’s comments. 
Participants engaged in the digital mapping exercise submitted over 90 comments from 
October 2020 to January 2021. 

Questionnaire
An online questionnaire was provided to get public feedback on several topics including 
the residential program at the Bergen Street site; open space programming at the Dean 
Street site; non-residential uses, building design, arts and culture, and public space 
amenities at both sites; general needs and  demographic information.  

Design Workshop
HPD hosted an online urban design workshop on November 17, 2020 to gather feedback 
on the community’s design values and understand the goals and priorties participants 
would want to see incorporated into the projects. Participants were broken out into 
eight groups with 5-8 community members. Each group was led through the activities 
by three City staffers: a facilitator who guided the participants through the activity with 
discussion questions; a screen navigator who recorded feedback on a group idea 
board on screen for participants to see, and a note taker who documented themes and 
any key points expressed throughout the conversation. There were approximately 60 
participants in the workshop.

Report Back Meetings 
In partnership with Brooklyn Community Board 8, HPD reported back initial findings 
on December 17, 2020 and final findings on January 19, 2021. The presentations were 
followed by questions and answers and participants had the opportunity to opine on the 
findings. HPD also reviewed the chat for comments about the information presented.

Design workshop held on December 17, 2020
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04 NEIGHBORHOOD CONDITIONS

As part of HPD’s engagement for the community’s priorities for the sites it was important 
to first understand the conditions of the neighborhood at large. Below are the most 
common themes that emerged categorized as assets, challenges, general concerns and 
needs created or exacerbated by COVID-19. Neighborhood conditions were informed 
by participants feedback from the interactive map, design workshop, questionnaire, 
public meeting discussions and emails and voicemails submitted. 

Neighborhood Assets 

Neighborhood amenities 
• “Main Street” with diverse retail 
• Lots of food and dining options 
• Subway access, biking infrastructure 

Community bonding
• Places to gather 
• Neighbors helping neighbors 

Community history and pride 
• Community led initiatives 
• Neighborhood featured on shows 

Cultural amenities 
• Public art 
• Cultural Row Block Association

Neighborhood Challenges 
 
• Double parked cars and cars parked on 

sidewalks create unsafe conditions 
• Lack of infrastructure for pedestrians 

and bicyclists 
• Gridlock, long wait times at intersec-

tions  
• Dirty streets and garbage not being 

picked up
• Influx of Atlantic Yards residents and 

students from new school add to open 
space users

• Ongoing construction

Participants’ Concerns 

• Impact of the rezoning on tenants of 
surrounding buildings    

• Incoming residents creating a strain on 
neighborhood open spaces  

• Influx of high rises and new 
developments different from 
neighborhood context, especially the 
multi-block mixed-use Atlantic Yards 
development 

• More clarity about development 
process and increased coordination 
across government  agencies 

• Environmental impacts of new 
construction on the residents

Needs Exacerbated by COVID-19 

• Need for open space and green space 
• Lack of affordable homes/rents, in-

creasing homelessness
• Lack of food security/affordable food 

options 
• Lack of sanitation services 
• Loss of jobs/employment 
• Lack of access to health services

“I love this historic neighborhood, it’s history, the light 
that falls on the streets from the lack of high rises and 

the sense of joy and history it creates.”

“Garbage on the sidewalks and 
streets have gotten worse.”
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05 PROGRAMMING

Residential Program at 516 Bergen Street 

The two sites represent opportunities to meet two project goals:

1) Meet the Seniors First commitment for the development of 80 affordable senior homes 
at the 542 Dean Street site,

2) Further the City’s fair housing goal of providing working New Yorkers an opportunity 
to live in this amenity-rich district with exceptional access to transit, high performing 
schools and commercial and cultural amenities at the 516 Bergen Street site.

HPD wanted to hear from the community about the housing priorities at the 
516 Bergen Street site. The following feedback was collected through the 
questionnaire and confirmed at the report back meetings. As the bar chart 
demonstrates, respondents most often reported wanting to see affordability 
opportunities for very low- and extremely low-income households. However, as the pie 
chart demonstrates respondents were divided when asked their preference between 
serving lower income households through rental housing and allowing households to 
build equity and wealth through homeownership. 

Which household incomes should be prioritized on 516 Bergen Street? (Select your 
top 2 priorities)

Extremely Low Income
$0-$30,720

Very Low Income
$30,721-$51,200

Low Income
$51,201-$81,920

Moderate Income
$81,921-$112,640

Household incomes for household of 3
97% of respondents answered this question 

“We have a homelessness crisis, so helping homeless families is very important 
to me. Support services are crucial to helping formerly homeless people and 

families. The area has great access to parks, transit, and schools, so it makes 
sense as a location for families.”
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Respondents would also like to prioritize the following populations:
• Homeless households
• Survivors of domestic abuse and violence
• Working family households

Additionally, respondents would like to prioritize the following services and amenities:
• Gathering spaces for residents
• Supportive services for homeless and senior households
• Open space

“Provide housing for the homeless as well as support services 
to find long term employment and social services.”

“Old folks need exactly this kind of development.”

“Families and individuals who are homeless, from any shelter, and may have 
suffered domestic violence; Supportive services for them would be excellent to 

help them stabilize in their new home. It does not need to be traditional supportive 
services, but rather a nonprofit who can assist with case management, referrals to 

financial coaching, benefits access, etc.”

Rental affordable housing can serve households with much lower incomes and 
formerly homeless households, while homeownership affordable housing allows 
households to build equity and wealth. Given this trade-off, would you prefer rental 
or homeownership affordable housing for this site?

97% of respondents answered this question 

Homeownership

Rental
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Non-Residential Program at 542 Dean Street 

Another project goal that can be met at both sites is to provide space to address 
community needs. The following feedback about community services and amenities 
needed was collected through the design workshop and the questionnaire. 

When asked in the questionnaire “What type of community spaces and services are 
needed in the neighborhood that you would like to see on 542 Dean Street?” respondents 
most commonly voted for an arts and culture center and recreation or community center.  
However, at the report back meetings, participants expressed prioritizing housing 
before non-residential uses and if community spaces and amenities are included in the 
proposal that they serve building residents.

What type of community spaces and services are needed in the neighborhood that 
you would like to see on 542 Dean Street? (Select your top 3 priorities)

The design workshop included an activity where participants were asked to share 
what non-residential uses were needed and what nearby uses and designs could be 
replicated at each site. Participants were shown inspirational pictures of a non-profit 
cafe, medical services, community center and performing arts center as the facilitators 
guided the conversation. In addition, the Dean Street site discussion included questions 
considering the seniors who would reside at the site.  

When asked “what services or goods does the surrounding neighborhood need access 
to?” and “what uses and services complement senior living?” participants most often 
expressed the need for general and flexible spaces for groups/organizations to gather, 
amenities and services for senior, and intergenerational programs that could connect 
with the adjacent Dean Playground. Alternatively, participants also noted they would 
rather see more affordable senior units or services specifically for senior residents of the 
building. Another notable sentiment was that there was enough retail in the neighborhood 
and it is not a need at the site.

Arts and Culture Center

Recreation or Community Center

Health and Wellness Center

Childcare or Day Care

Medical Clinic

Small Business Incubator

Afterschool Center

Open Space

Job Training Center

Other

Homes and Services 

93% of respondents answered this question 
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What non-residential uses would this community like to see at 542 Dean St? 
What services or good does the surrounding neighborhood need? 
Are there nearby public uses or design elements that can be replicated here?
What other uses or services compliment senior living



14 Dean and Bergen Community Visioning Report

Non-Residential Program at 516 Bergen Street

When asked in the questionnaire “What type of community spaces and services are 
needed in the neighborhood that you would like to see on 516 Bergen Street?” respon-
dents again most commonly voted for an arts and culture center and recreation or com-
munity center. At the report back meetings, the public expressed prioritizing community 
spaces and amenities serving building residents.

What type of community spaces and services are needed in the neighborhood that 
you would like to see on 516 Bergen Street (Select your top 3 priorities)

When asked “what services or goods does the surrounding neighborhood need access 
to?” participants expressed the need for spaces for groups/organizations to gather, 
places for arts and culture programming, amenities and services youth. Some participants 
also noted they would rather see more affordable units. Another notable sentiment was 
that there was enough retail and community facilities in the neighborhood and it is not 
a need at the site.

HPD also asked specifically about commercial needs in the questionnaire. When asked 
“What kind of commercial or retail uses do you want to see here?” respondents voted 
for grocery stores and bakeries, cafes and restaurants. However, many participants at 
the report back meeting noted that there is enough retail in the neighborhood and that 
additional commercial spaces are not needed. This sentiment was supported by many 
at the report back meetings who expressed commercial uses should not be a priority 
for these projects.

Arts and Culture Center

Recreation or Community Center

Afterschool Center

Childcare or Day Care

Health and Wellness Center

Job Training Center

Small Business Incubator

Medical Clinic

Other

Homes and Services 

Open Space

93% of respondents answered this question 

“No commercial or retail on the ground floor of these new 
developments. There is an overabundance of empty retail in the 

neighborhood. We do not need more empty storefronts!”
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What non-residential uses would this community like to see at 516 Bergen St? 
What services or good does the surrounding neighborhood need? 
Are there nearby public uses or design elements that can be replicated here?
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06 OPEN SPACE

Another project goal that could be met on 542 Dean Street is the expansion of public 
open space connected to Dean Playground. The following feedback about open space 
programming was collected from the design workshop and the questionnaire. 

When asked in the questionnaire about the programming most respondents voted for 
interactive spaces followed by flowerbeds, trees and gardens. Participants were also 
asked “How can the wall facing Dean Playground contribute to park users, community 
members and residents?” Most respondents voted for art and murals. 

Interactive spaces

Flowerbeds, trees, gardens

Other

Walking path

Performance space

Fitness space

Chess tables

If some of the site is dedicated to 
open space how should this space be 
passively programmed? 

How can the wall facing Dean Playground 
contribute to park users/residents/
community members? 

94% of respondents answered this question 

94% of respondents answered this question 

Art or mural

Living wall

Other



17Dean and Bergen Community Visioning Report

What passive uses would this community like to see at 542 Dean St? 
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07 PUBLIC SPACE AMENITIES + ARTS AND CULTURE

In the questionnaire participants were asked to provide their feedback about public 
space amenities and arts and culture in and near the site. While HPD asked these 
questions separately by site, the preferences were the same for both sites. This might 
suggest that these amenities are needed in the general area and do not need to be 
specific to one site. Below are the amenities and programming in order of preference 
for both sites. 

Public amenities
• Street trees and more greenery in general (grass, parks, green paths) 
• Additional lighting 
• Benches 
• Bike racks and protected bike lanes 

Another theme that emerged from write-in comments was the need for infrastructure to 
improve pedestrian and bicyclist safety and prevent cars parking on the sidewalk. 

Arts and Culture In/Near Sites 
• Programming such as literature readings and/or screenings 
• Street art 
• Studio space and/or multipurpose rooms 
• Art or installation in lobby 

Other notable write-in comments included meeting areas, fountains and sculpture 
gardens.
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08 BUILDING DESIGN 

HPD also wanted to gather feedback on the design of the buildings. Feedback regarding 
these priorities was collected from the questionnaire and last activity of the design 
workshop which focused on building shapes and styles. 

During the design workshop participants were shown two images of typical 8-9 story 
HPD buildings which could achieve financially feasible buildings with HPD programs 
serving senior and low-income households, and achieve the project goals of including 
spaces to serve community needs, expanding open space and accommodating HPD 
parking.

The first option was designed with a lower height on the street to blend in with the heights 
of the surrounding buildings and presented potential for a large terrace/communal 
space. The tradeoff was in having a lower height on the street the building facade may 
not look like the narrow facades of surrounding buildings. 

The second option was designed to break up the building facade to look like the facades 
of surrounding buildings and create the potential for multiple and separate terraces/
communal spaces. The tradeoff was to fit in as many homes as the other design the 
building height needs to be kept taller on the street. 

For both sites participants expressed different opinions about the building shapes, 
at times in direct opposition to each other. The three trends that emerged can be 
summarized as:
• If designed as an 8-9 story building, preference for the option that breaks up the 

building facade to fit into its context over the option that preserves lower heights 
along the streetscape

• Preference for buildings to be designed smaller to match neighborhood context 
and historic district 

• Preference for buildings to be designed bigger to accommodate more affordable 
homes

In the questionnaire participants were presented with the same two massings. The results 
from the questionnaire were similar to the feedback heard in the design workshop. 
While many respondents chose an option between the two images in the questionnaire, 
a sizable number of respondents noted that they wanted to see smaller buildings or 
buildings closer to the size of existing building in the area. Some respondents also 
noted they wanted to see larger projects to accommodate more affordable housing. 

The main takeaway was to maxime the number of affordable units while keeping the 
height of the buildings contextual with the rest of the neighborhood and adjacent 
brownstone rowhomes.
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How do you feel about the buildings pictured at 542 Dean St? 
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How do you feel about the buildings pictured at 516 Bergen St? 
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When asked about the architectural style participants expressed a preference for 
thoughtful designs as the buildings related to the street, the playground, the adjacent 
historic district, other neighboring buildings and overall neighborhood. 

For the Dean Street site notable themes included
• Accommodating off-street drop offs
• Maximizing light and air
• Desiging building/choosing facade materials that are contextual
• Matching window heights with adjacent buildings
• Designing creatively
• Avoiding glass curtain wall look 

For the Bergen Street site notable themes included
• Respecting the adjacent historic district
• Designing an older looking building 
• Maximizing transparency and space given to windows
• Avoiding glass curtain wall look 
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Architectural Styles 

What about the architectural 
style at 542 Dean St? What 
would fit in well?

What about the architectural 
style at 516 Bergen St? What 
would fit in well?
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