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CCCE’s FINAL REPORT to NCNW
BUILDING AT 249 MANHATTAN AVENUE

I.

INTRODUCTION

CCCE has been assisting National Congress of Neighborhood Women (NCNW) to articulate
its organization’s vision for the future use of the building that they own at 249 Manhattan
Avenue, in Brooklyn NY.
The building, known as a “Living and Learning Center,” has served as a base and resource
for NCNW and its network since 1982. Because its story is intertwined with that of the
organization, CCCE views the possibilities for the building to be inextricably linked to the
organization’s plans for its own management, programming and sustainability.
In October, 2020, CCCE and NCNW entered into a Memorandum of Understanding, which
outlined the scope of the project as follows:
• Facilitate 2-3 meetings with board members to ascertain their vision/future plans
for the organization and building
• Conduct a preliminary analysis of the building to develop options for design layout
and massing based on the directions/uses identified in the visioning session and in
conformance with NYC zoning and code requirements
• Prepare report on Findings and Recommendations
• Meet with the board to present recommendations and assist in identifying next
steps
The first Neighborhood Women Envisioning Session met on zoom, November 5, 2020, to
focus on the changing organizational context as grounding for envisioning the building’s
role and potential use. The agenda was designed to draw out shared understandings
about the organization, and invite inclusive visioning about current and future possibilities
for use of the building.
The second meeting on December 15, 2020 explored potential uses and reconfiguration of
the building based on the results of the first meeting. Three design options were explored,
each with a combination of market-rate residential units and non-profit community space
in different configurations. Constraints on development were also briefly discussed.
This report provides a review of the process CCCE used to examine issues associated with
possible scenarios both for the organization and the building, and summarizes the shared
understandings and further questions to explore.

II. FINDINGS FROM THE MEETING ON NOVEMBER 5, 2020
Meeting Design/Process: The participants were a mix of NCNW core members, affiliates
and other women new to the group, invited to learn more about the organization and
consider becoming involved with plans for the building. Prior to the meeting, participants
were asked to review background information (NCNW’s history, values, principles,
achievements, and the Living Learning Center) and a set of discussion questions, to come
prepared to speak from this shared base. Jan Peterson grounded the session with an
overview of NCNW’s history, achievements, and affiliated groups. Each participant shared
her own history and role with NCNW, her view of core organizational values,
contributions, and her thoughts on the organization’s future. NCNW leaders believed that
a focus on ideas for the building could engage new leaders and drive a new phase of
organizational development. From there, everyone focused on envisioning the
possibilities for the building’s potential use as a resource to further the organization’s
activities and plans.
Discussion highlights: The questions raised (shown in blue italics), the answers provided
and our observations are summarized by thematic areas and listed below:
1. NCNW’s Organizational Foundation
What qualities, achievements & strategies do you consider most distinctive about NCNW?
● What has been NCNW’s role in cultivating grassroots women’s resources and
power?
● What accomplishments stand out? What is important to preserve and share?
● Given these roots, what might be next for NCNW? What kinds of activities and
programs might be pursued in the Living and Learning Center building?
Discussion about these questions helped to ground visions and ideas for future use of the
building that were also consistent with core values and strengths. A few common themes
emerged:
● shared respect for the wisdom and experience of the NCNWW organizing approach
● the significance of NCNW’s consistent emphasis on grassroots women and their lived
experience
● the NCNW vision and work of its leadership to elevate policies, institutions and
platforms that recognize and benefit grassroots women
● the many connections between NCNW and other women’s organizations focused on
issues vital to grassroots women locally, nationally and internationally – e.g.,
education, housing, community development, as well as “women’s” issues

● the new opportunities and relationships that have opened up for each member
through NCNW
Observations
● While each participant spoke enthusiastically about the organization’s unique
approach and achievements, there was no clear response to questions about their
own anticipated role in the organization and its future plans for the building. This
may have reflected the status of the different participants – seasoned members
have other priority projects and roles, or may be winding down their involvement;
invited friends have never held NCNW leadership roles.
● These reactions seem to indicate a need for attention to organizational
development / strategic planning with new and old stakeholders committed to
future work with NCNW.
2. NCNW’s Relationships
Who/which groups comprise NCNW’s action networks today, and how might they be
involved in advancing NCNW’s work? How does NCNW’s historic and present role in the
Huairou Commission and GROOTS International affect decisions on NCNW’s future?
Participants noted that NCNW does not have dynamic action networks today. But new
and revived connections and local plans are evolving – e.g., work with NYCHA tenant
leaders has local and citywide potential; there is interest in cultivating more connections
in Brooklyn / Williamsburg/Community District #1.
Longtime NCNW members have cultivated connections to varied international women’s
groups, through GROOTS and the work of the Huairou Commission. A participant pointed
out that there was not much interest in the work of international women’s groups in the
US. Currently, the Huairou Commission office is housed at 249 Manhattan Avenue; the
building is considered a base for international women leaders visiting NYC.
Observations:
● Answers to these questions indicate that NCNW’s local and international work on
grassroots women’s issues has many possibilities, including a number of strong
relationships.
● Their local organizing and networks are loose ties, evolving at present.
● It seems that one important function for the NCNW building will be to serve as a
base for the international work.
● Whether local or international networks are engaged, and which projects will
support the organization’s future or find a place in the organization’s building
remain to be determined.

Who are the other significant stakeholders – community, citywide, national – and their
potential involvement going forward?
Individual board members are involved with other NYC groups, but there is not any formal
organizational connection with allied networks or efforts. For example, two NCNW board
members are NYCHA resident association leaders who have been actively engaged in
organizing mutual aid efforts at James Weldon Johnson Houses in East Harlem and Clay
Avenue Tenants Association in the Bronx during the COVID-19 pandemic. Ethel Battle
Velez, as Northern Manhattan representative on the Citywide Council of Presidents
(CCOP), is advocating for a stronger resident associations role in the management and
improvement of NYCHA developments citywide. These leaders as members of the NCNW
have also participated in some international meetings to present their work at the global
level. There is potential for stronger local organizational level connections between NCNW
and NYCHA resident associations.
NCNW has helped create policies about women and place-based organizing and housing
rights but does not have an active network or role on the national level or in Brooklyn
housing/ community development efforts today.
Observation:
● The question of networks and stakeholders can be further explored, especially if
outside groups are to play a role in the development or use of the Living and
Learning Center.
3. Potential Uses for the Building
What do you envision as the potential future of NCNW and the role of the building? Which
path is feasible, given current resources, commitments and impetus (including your own
personal + organizational)?
There is increasing clarity and consensus about potential uses for the 249 Manhattan
Avenue building, tied to organizational priorities for the future as:
● a space for NCNW and Huairou Commission offices/operations
● a place to preserve NCNW legacy and to honor/ commemorate and support grassroots
women, serving as a Living and Learning Center
● a space for training for international groups, local public housing residents/leaders,
and potentially, many others
● a community meeting space
● a women’s gathering space that can be a base for international /local women in
leadership roles for interaction and discussion.
● an income-generating resource to cover building maintenance costs, and help support
ongoing aligned work

Other ideas without clear consensus emerged; moving forward NCNW can decide if these
are actionable ideas:
● Building can be a significant resource for broader women’s activities – e.g., used by
local organizations unaffiliated with NCNW (“Create a structure that would allow new
groups to use the space for their needs”).
● Building can provide temporary lodging for international visitors.
● Building can include a place where women can live.
● Building can be a space for a legacy exhibit /monument for grassroots women.
Observations:
• While participants were able to envision the future of the building, there was little
discussion about the future of the organization.
• They recognized that plans for the building would have more grounding if
integrally connected to plans for the organization.
In order to address practical questions and inform which options are the most feasible to
pursue, it would be helpful to first analyze the organization’s future as a base for financing
and managing the building, and identify specific people committed and equipped to lead
these efforts. This would entail both oversight of the physical space construction, and
organizing stakeholders who can be engaged in creating or using the refurbished site.
Ideas for sequencing this process are outlined in the Conclusion section.
III. ISSUES AND OPPORTUNITIES TO EXPLORE FURTHER:
This section discusses issues and opportunities that emerged from the questions explored
at the first meeting about the organization itself.
Basic organizational issues:
● How is NCNW functioning now as an organization – its organizational structure, roles
of members, relationships, operational guidelines, etc.?
● How is NCNW positioned to act on current opportunities, including redevelopment of
their building?
● Will NCNW want to revisit its organizational structure and roles to incorporate a path
for building development and management that is aligned with envisioned future
roles for the organization?
● What changes are needed in the staffing and resources of NCNW to accommodate
current tasks related to development of the building and other projects?
● Can NCNW identify and cultivate members/partner groups who could take charge of
construction management and future maintenance, use and rentals?

Networks and stakeholders:
Who else might commit to being involved in the plans for the building?
Two core NCNW board members, as described above, are NYCHA Resident Association
leaders, engaged in active efforts at their developments in East Harlem and the Bronx.
● Will NCNW take a more ambitious role in supporting NYCHA Resident Association and
citywide leaders’ efforts to advocate for tenants’ rights and boost the power of
grassroots women?
● Can the 249 Manhattan Avenue building be a base for citywide NYCHA tenants’
organizing, training and leadership development efforts?
International and national women’s leadership training, in collaboration with the Huairou
Commission, is another possibility for programming in the building.
● What groups or networks would formally lead this effort? What might this look like
and how might plans for this evolve?
Future uses of the building
In deciding on the future uses of the building, the following ideas emerged as key ideas.
Issues to be considered in how to implement them are described below:
Legacy is the key word – “your legacy is your future”.
● What role should legacy play in plans for use of the building?
● What has the organization accomplished, and what legacy tools were used for
organizing grassroots women?
● What would be the role of elders, archives, recorded stories of local women?
Training is also a key concept - for international groups, as well as local groups, including
public housing residents.
● What specific training might be offered in the building?
● Who/which groups might use the building for training?
● Will NW recruit/partner with other organizations to produce and co-brand a training
program?
● Will training held in the NCNW building connect with the NCNW mission and vision?
Another idea was to maintain/ expand the building as a place where women can meet and
organize, and which women in leadership roles in communities can use, as it now happens
with the Huairou Commission.
● What will be NCNW’s relationship with the Huairou Commission to work on
international issues with international networks going forward? What would be the
implications of this on the plans for the building’s future use?

The building is in strategic location in the City; it should be used for other women’s
activities in addition to training, meeting, gathering, and possibly, having exhibits.
● What other users or uses are possible, and how would this impact future designs?
Budget and Funding Questions:
Even though the issue of finances was not discussed at the meetings, it is an important
item to address in relation to organizational planning and the building’s future. The
finances for the building and organizational operations should be budgeted separately for
transparency and sustainability of the building, as well to enhance the ability to obtain
future loans. Questions include:
● What are NCNW’s existing financial resources?
● How much money does the property need to generate to allow for its ongoing
maintenance, repair, and sustainability?
● What resources are needed for the organization’s operations, new projects and
building’s rehabilitation?
IV. PRELIMINARY BUILDING OVERVIEW AND ZONING ANALYSIS
At the second meeting on Dec. 15th, Zehra and Matea presented preliminary zoning
information, existing building use and three conceptual alternatives for future uses, based
on materials that were available at the time. These conceptual alternatives reflected the
ideas from the first meeting about the future activities that could take place in the
building.
This section of the report provides, first, a more detailed zoning analysis, based on
additional information received. This analysis should be the starting point for any building
design alternative. Then the existing use and three alternative design concepts are
presented, followed by observations from the site visit on January 14, 2021.
IV.A. ZONING ANALYSIS
The analysis assumes that the building is eligible to utilize 1968 building code. This is
because of the age of the building and the last approved set of floor plans dated May
2003. The final building analysis will require review of the latest filed Certificate of
Occupancy in order to assess to what standards the building is designed.

In order to do work under the 1968 code, the cost of the renovation MUST be less than
50% of the total value of the building. Otherwise, the Department of Buildings assumes
that there is enough ability for the owner to fully upgrade the building to the latest code
standards.
As the building stands, the building area exceeds today’s zoning requirements for
maximum permitted built area. As such, we are not able to build more floor area. In
addition, we are not able to demolish any portion of the building as that would result in
a permanent reduction of floor area. The building bulk must remain as is.
Valuation:
The final cost estimate for any work to be done to the building is subject to the final
design selection. Without a final design decision, we have to use the basic rule of thumb
that the maximum possible renovation cost cannot exceed 50% of the building’s value.
Two methods of valuation:
● Cap rate method (market cap rate is applied to net operating income) - as it stands
the building is not generating income or an income statement has not been
provided so this method cannot be used
● Cost comparable approach (select comparable properties, find average cost per
square foot and apply to subject property)
Comparable properties were selected due to similar location, floor area, and use1:
Address

Sale Price

Building Area (SF)

Price Per Square Foot

261 Manhattan Avenue

$2,450,000

3,220 SF

$761

69 Devoe Street

$1,999,000

3,960 SF

$505

111 Ainslie Street

$2,898,000

3,200 SF

$906

539 Metropolitan Ave

$2,000,000

2,970 SF

$673

282 Leonard Street

$2,475,000

3,155 SF

$784

Average Price per square foot (PSF)

1

Zillow

$725

Average sale price per square foot for the 5 comparable properties shown above is $725
per square foot (PSF); however, these properties are exclusively for residential use and
have a higher degree of renovation.
Subject building area (249 Manhattan Avenue): 4,617 SF
Subject building cellar area (249 Manhattan Avenue): 920 SF (not included in pricing)
Therefore, effective building area (249 Manhattan Avenue): 3,697 SF
The estimated Current Value equals $2,680,325 (= $725 PSF x 3,697 SF) subject to final
appraisal. This is also in line with the NYC property tax valuation for the property2.
Maximum Possible Renovation Budget (subject to final appraisal): $1,340,000 or half of
the current value of the property. If renovation costs stay under half the current market
value of the property, then the old code will still apply to renovation.
ZONING OVERVIEW:
Parcel Information:
●
●
●
●
●
●
●
●

Block Number:
Lot Number:
Zoning District:
Other District:
Lot Area:
Community Board:
Zoning Map:
BIN:

2781
22
R6B
FRESH Zone, Transit Zone
1,894 SF
301 (Brooklyn 1)
13B
3069384

Analysis (NYC Zoning Resolution):
Article II: Residence District Regulations; Chapter 2: Use Regulations
ZR 22-00: General Provisions
● Permitted use groups in Residential District R6B: 1, 2, 3, 4
● Proposed use groups: 2, 4

2

https://a836-edms.nyc.gov/dctmrest/repositories/dofedmspts/StatementSearch?bbl=3027810022&stmtDate=20210115&stmtType=
NPV

Article II: Residence District Regulations; Chapter 3: Residential Bulk Regulations in
Residence Districts
ZR 23-011: Quality Housing Program - must comply
ZR 23-03: Street tree planting in residence districts - no enlargement proposed, not
required
ZR 23-10: Open Space and Floor Area Regulations
ZR 23-153: For Quality Housing Buildings
District

Max Lot Coverage

Max FAR

R6B

100% (Corner Lot)

2.00

Floor Area Per Floor:
Existing Cellar Floor

920 SF

Existing First Floor

1,849 SF

Existing Second Floor

1,832 SF

Existing Third Floor

936 SF

Total Existing Floor Area

4,617 SF

Existing Lot Area:
1,894 SF
Max Permitted FAR:
2.00
Max Permitted Floor area: 1,894 SF x 2.00 = 3,788 SF ~ property is overbuilt
Existing FAR:
2.4 ~ floor area is overbuilt; therefore, additional
floor area cannot be added to this property as of right; additional air rights would
need to be purchased
ZR 23-20: Density Regulations
ZR 23-22 Maximum Number of Dwelling Units
District

Factor for Dwelling Units

R6

680
Assumed residential area: 1,400 SF
Maximum number of units: 1,400 SF / 680 = 2 dwelling units ~ FAR of 0.70

ZR 23-40 Yard Regulations: no front yard, side yards or rear yard required (corner lot)
ZR 23-60: Height and Setback Regulations - property is overbuilt, no changes to height and
setback
Article II: Residence District Regulations; Chapter 4: Bulk Regulations for Community
Facilities in Residence Districts
ZR 24-11: Maximum Floor Area Ratio and Percentage of Lot Coverage
District

FAR

Corner Lot Coverage %

R6B

2.00

80% (100% permitted for corner lot

Total Floor Area:
Residential Floor Area:
Community Facility Area:

4,617 SF
1,400 SF
3,217 SF ~ FAR of 1.70 for community facility

Article II: Residence District Regulations; Chapter 5: Accessory Off-Street Parking and
Loading Requirements
ZR 25-80: Bicycle Parking
Type of Use

No. Spaces Required

Use Group 2

1 per 2 Dwelling Units

Use Group 3 and 4

1 per 10,000 SF of floor area

2 bicycle parking spaces required
IV.B. PROGRAM AND SPATIAL USE ALTERNATIVES
This section presents the existing uses and three alternative concept diagrams of how the
building could be configured to meet visions for potential uses and activities to take place
in the building.
Currently the front of the parlor floor and the whole ground floor is dedicated to the use
of NCNW and the HC. There is a residential unit on the third floor and the back of the
parlor floor. To comply with building code requirements, a second means of egress has to
be created for the parlor floor unit.

In Alternative A, the front of the building on all three floors is dedicated to use of NCNW
and HC. There are two residential units in the back of the building. The existing apartment
on the parlor floor stays (but with an addition of a second means of egress) and another
residential unit is created on the ground floor. In Alternative B the whole parlor floor and
the front of the ground floor is dedicated to the use of NCNW and HC, and a residential
unit is created at the back of the ground floor in addition to that on the third floor. In
Alternative C, the parlor floor and the third floor are allocated to use by the NCNW and
HC. Two residential units are created on the ground floor.

EXISTING CONDITIONS:

ALTERNATIVE A:

ALTERNATIVE B:

ALTERNATIVE C:

IV. C. BUILDING OBSERVATIONS
Zehra Kuz visited the building on January 14 2021 and made these observations (Note:
they do not include information on the private apartments, which were not accessible,
and does not represent a detailed building inspection that is recommended in the
conclusion of this report.)
EXTERIOR OF THE BUILDING:
ROOF – the roof is not safe for occupancy. Below is an
overview of items pertaining to converting the roof to
occupiable space:
•
Roof access – the roof needs a set of steps or a
ramp in order to access the roof space. Such a ramp
or stair cannot be through a private bathroom (if the
roof is to be public). Our recommendation is to
eliminate the private bathroom and relocate it
elsewhere on that floor.
●
Roof perimeter – the roof must have 42” high
parapet along the entire perimeter – this can be
achieved either through extending the existing wall
construction or by building a 42” high guardrail.
•
Roof slope and material – the roof is
constructed for mechanical access only; the material
is not suitable for continued occupancy. In order to be
occupiable, a new substrate must be added with
pavers, and the slope must be leveled (while
maintaining drainage)
•

Roof vents – kitchen and bathroom exhausts must be re-routed or extended in order
to have people on the roof (to meet code).

• Skylights – skylights are not permitted on the
second-floor roof, only on the third-floor roof. The
skylights are grandfathered-in, therefore, they can
remain if left undisturbed. If the roof will be occupied,
then each skylight will need to be surrounded by a 42”
high guardrail.
A structural engineer would need to review
structural integrity of the roof and its ability to hold
larger quantities of people.
•

As noted in this image, the roof slope is significant and
would require leveling in order for people to gather
comfortably on the roof. Drainage would need to be
maintained and parapets and/or 42” high guards
placed at perimeter of roof for fall protection.

This image is taken from inside the third-floor
bathroom leading out to the roof. If the roof is to be
publicly accessible, the bathroom would need to be
relocated and the step would need to be converted
to either stairs or a ramp.

EXTERIOR WALLS – the integrity of the brick on the outside of the building needs to be
examined. This is a NYC requirement. This issue was raised by NCNW.
FENCED-IN AREA – the building sits on the entire
boundary of the property line. As such, all items
outside of the building footprint are in the public right
of way – we are not going to touch the outside
furniture/ fencing because we may risk having to
remove it entirely.
WINDOWS – light and air analysis must be done based
on selected uses. Upgrading windows to more energy
efficient models would result in long-term energy bill
savings.

BUILDING ACCESS - Ramps and exterior stairs are
permitted to encroach on the public right of way for a
certain amount. Currently, the side entrance utilizes
an interior ramp to enter the first-floor area.

Depending on the use and building code utilized, an
accessible means to access the building might need to
be added (ramp or chair lift).

INTERIOR OF THE BUILDING:
CELLAR – the ceiling heights are too low to create
habitable spaces. The cellar can only be used as
storage and mechanical access spaces. But please note
that the mechanical spaces and storage spaces cannot
be in the same area. (Fire separation is required - this
is particularly in reference to storage in the area
where the electrical meters and panels are located).

BICYCLE STORAGE – bikes must be kept outside of the paths of egress and must be held in
separate storage rooms.
INTERIOR STAIRS – interior stairs are in need of repair. Guardrails on the open sides of the
stairs need to be 42” high, and 34” high handrails are required on both sides.
Accessibility requirements overall will be determined once a design option is selected.
Main Entry and stairs going up from 2nd level/Parlor floor to 3rd level

3rd level Hallway and stairs to the 4th level rooftop

Stairs going down to the Ground floor and to the Cellar:

IV.D. FINDINGS and ISSUES TO EXPLORE FURTHER
•

•

•

The building is over the zoning maximum allowed per today’s standards and the floor
area is grandfathered in. As such, any demolition will result in a permanent reduction
of floor area as the building will become subject to current zoning regulations.
The rule of thumb on cost of renovation is that it should not exceed half of the current
market value of building. Any renovation that exceeds that budget amount will
necessitate bringing the building up to current code standards, which the building was
not originally designed for and may entail removal and/or extensive modification of
certain building elements.
More specific zoning analysis, building code analysis, and cost estimate is subject to
final selection of design sketches and intended building use.

•

To bring the existing uses up to code:
• May need to provide chair lift to create accessible entrance to building,
• The parlor floor apartment needs a second means of egress, and
• The 3rd floor bathroom has to be removed to create proper access for roof and
provide adequate clearances for plumbing fixtures

•

Short term recommendation:
• Improve upon vertical circulation of the building

•

For safety purposes, it is necessary to examine:
• structural capacity of the rooftop and extension of exterior wall to create
parapets or guardrails up to 42” high for fall prevention
• Integrity of exterior brick

V. CONCLUSION: RECOMMENDED NEXT STEPS
We understand that there have been some important organizational developments since
the last meeting with the CCCE, such as the establishment of the Building and other
committees. However, as NCNW determines its future directions, including considering
the issues outlined above, it will be important to also consider the following activities.
V.A. ORGANIZATION AND OPERATIONS
Assess the organization’s current structure, activities, relations and resources – members,
affiliates and partners – through which NCNW can determine the building’s renovation
and uses. This would include the following steps:
•

•
•

•

Consult current and prospective leaders to clarify their commitments to the
organization and how their interests and capacities can contribute to the
organization’s goals by serving on different committees and participating in the
management of the building in the short and long term.
Clarify who (individuals, teams) will be responsible for the building renovation project,
again, short and long-term.
Clarify the organization’s funds and assets and create a financing plan to support the
building’s renovation, and explore how the building can generate income for its
ongoing management and maintenance.
Identify the people who will be responsible for creating programs and activities to take
place in the building, what the programs will be, how they can both strengthen NCNW
as an organization, and generate revenue to support the building.

A more comprehensive organizational development and five-year strategic planning effort
would be useful, in order to situate the immediate building-specific projects within the
larger, long-term organizational context. This would involve revisiting the organization’s
values, goals and strategies, examining how projects intersect and align with the mission
to strengthen the organization and its impact, identifying organizational (not just projectspecific) leadership and mechanisms for coordination, mutual accountability, and ongoing
planning, monitoring and adjustments to reflect results and changing circumstances.
V.B. CONTINUE PLANNING FOR THE BUILDING
• Secure the building’s Certificate of Occupancy and Property Survey. This is necessary
for minor short-term improvements to the building, as well as to be able to more
precisely assess major renovation options, costs, and building’s precise location in
relation to the property line.
• Have a professional roof to cellar building inspection conducted to identify the issues
requiring attention.
• Once priorities for the building’s future uses are agreed-upon, and management and
finances are identified, partner with planners/architects to explore the design that will
accommodate these priorities taking into account the zoning and renovation cost
limitations.

APPENDIX
Materials provided by CCCE for the meetings on 11/5/2020 and 12/15/2020:
• November 5, 2020 invitation (cover email_11.5.20_meeting)
• Agenda and participant list (NCNW Meeting Agenda for 11.5.20 _FINAL.docx)
• Discussion Questions (NCNW Discussion Questions_for_11.5.20_Final.docx) and list of
suggested readings
• Minutes of the November 5, 2020 meeting: (NCNW minutes nov5.pdf)
• Minutes of the December 15, 2020 meeting.

