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IN THE MATTER OF an application submitted by Dominick Calderoni, Fred T. Santucci Jr. & 

Jeffrey D. Klein pursuant to Sections 197-c and 201 of the New York City Charter, for an 

amendment of the Zoning Map, Section No. 4b:  

 

1. establishing within an existing R4 District a C2-2 District bounded by Pierce 

Avenue, a line 150 feet southwesterly of Yates Avenue, a line 75 feet southeasterly of 

Pierce Avenue, Williamsbridge Road, a line 50 feet southeasterly of Pierce Avenue, 

and a line 50 feet northeasterly of Tomlinson Avenue; and 

 

2. establishing within an existing R4A District a C2-2 District bounded by a line 100 

feet northwesterly of Pierce Avenue, Williamsbridge Road, a line 225 feet 

northwesterly of Pierce Avenue, a line 110 feet southwesterly of Yates Avenue, Pierce 

Avenue, and a line 50 feet northeasterly of Tomlinson Avenue; 

 

Borough of the Bronx, Community District 11, as shown on a diagram (for illustrative purposes 

only) dated May 23, 2016.  

 

  

This application (C 160332 ZMX) for an amendment of the Zoning Map was filed by Dominick 

Calderoni, Fred T. Santucci Jr. and Jeffrey D. Klein on May 10, 2016 to add a C2-2 commercial 

overlay within existing R4 and R4A districts to facilitate the legalization of commercial properties 

which are not currently permitted at the intersection of Williamsbridge Road and Pierce Avenue, 

in Morris Park, Bronx Community District 11. 

 

BACKGROUND 

This application is made on behalf of Dominick Calderoni, Fred T. Santucci, Jr. and Jeffrey D. 

Klein ("the Applicant"), the owners of the site at 1614 Williamsbridge Road (Block 4111, Lot 47) 

in the Morris Park section of Bronx Community District 11.  The application proposes a Zoning 

Map Amendment ("the Proposed Action") to establish a new C2-2 commercial overlay in existing 

R4 and R4A districts. In addition to rezoning the Applicant’s property, the Proposed Action would 

rezone 12 additional properties on four blocks (Block 4111, Lots 38, 41, 42, 43, 44 and 45; Block 

4107, Lots 31 and 34; Block 4087, Lot 23; and Block 4088, Lots 15, 16 and 17, hereinafter, the 

“Project Area”), which are not under control of the Applicant.   

 

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."
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There have been two area-wide rezonings in the area surrounding this project within the past ten 

years: the Morris Park Rezoning (C 050442 ZMX) was completed in 2005 and the Pelham 

Parkway/Indian Village Rezoning (C 060335 ZMX) was completed in 2006.  

 

The Morris Park Rezoning involved 12 full blocks and portions of 24 blocks in the Morris Park 

neighborhood and affected the Project Area. Many R4 districts were rezoned to R4-1 and R4A. 

C1-2 commercial overlays were replaced with C1-4 overlays along Morris Park Avenue and 

mapped to a depth of 100 feet from the street line to prevent commercial uses from encroaching 

on mid-block residential uses. However, the Project Area was not mapped with a commercial 

overlay, despite pre-existing commercial uses and an overall mixed-use character.  

 

The Pelham Parkway/Indian Village Rezoning affected a total of 75 blocks in the adjacent Pelham 

Parkway and Indian Village neighborhoods. The rezoning modified R3-2, R4 and M1-1 districts 

to R3-1, R4A, R4-1, R5D, and R6A, and replaced C1-2 and C2-2 overlays with C1-4 and C2-4 

overlays.  The Project Area was not affected by this rezoning. 

 

 

The Project Area is currently zoned R4 and R4A, which permits residential and community facility 

uses (Use Groups 1-4). R4 zoning districts permit attached and semi-detached two or three-story 

residential buildings with a maximum floor area ratio (FAR) of 0.75 and a 20% FAR bonus that 

can be achieved by providing an attic. One off-street parking space must be provided for each 

dwelling unit. The R4A contextual district permits one- and two-family detached houses with a 

maximum allowable FAR of 0.9, requiring one parking space per residential unit. Both R4 and 

R4A zoning permits a maximum community facility FAR of 2.0.  Commercial uses are not 

permitted in R4 or R4A zoning districts. 

 

The neighborhood surrounding the project area is predominately developed with two-story, one- 

and two-family residences.  There is also a scattering of commercial properties, vacant lots and 

institutional uses located in the area.  Several large community and medical institutions are located 

near the rezoning area, including Yeshiva University, Albert Einstein College of Medicine and 

Hutchinson Metro Center. 
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The proposed C2-2 commercial overlay would result in a R4/C2-2 and R4A/C2-2 zoning district 

and would expand the range of permitted uses to include commercial uses (Use Groups 5-9) at a 

maximum commercial FAR of 1.0, which reflects existing mixed-use and commercial 

development within the Project Area. 

 

The proposed zoning map amendment would legalize pre-existing commercial properties and 

accurately reflect the mixed-use character of the intersection of Williamsbridge Road and Pierce 

Avenue. The Project Area includes 4 sites with residential-only buildings and 7 sites with 

commercial uses that are not permitted in an R4 or R4A zoning district, counting the Applicant’s 

property. The proposed zoning map amendment legalizes these existing commercial uses and 

eliminates nonconformance within the affected area.  

 

The Applicant’s property is a 6,597 square foot lot with approximately 50 feet of frontage along 

Williamsbridge Road and a depth of approximately 131 feet. It is improved with a 3,054 square 

foot two-story building containing commercial office space with two accessory parking spaces in 

the rear and developed to an FAR of 0.46.   The existing commercial use (Use Group 6) is the 

subject of litigation brought by the Department of Buildings (DOB) as the consequence of 

violations (ECB 34499408K).  On October 8, 2015, the Applicant entered into an agreement with 

the DOBthat permits the Applicant to continue operating its professional office at the Development 

Site until the proposed Zoning Map amendment is approved.  

 

ENVIRONMENTAL REVIEW 

This application (C 160332 ZMX) 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 seq. and the City Environmental Quality Review 

(CEQR) Rules of Procedure of 1991 and Executive Order of 1977. The designated CEQR number 

is 16DCP153X. The lead is the City Planning Commission.  

 

After a study of the potential environmental impact on the proposed action, a Negative Declaration 

was issued on May 23, 2016.  
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UNIFORM LAND USE REVIEW  

This application (C 160332 ZMX) was certified as complete by the Department of City Planning 

on May 23, 2016 and was duly referred to Community Board 11 and the Borough President, in 

accordance with Title 62 of the rules of the City of New York, Section 2-02(b).  

 

Community Board Review 

Community Board 11 held a public hearing on this application (C 160332 ZMX) on July 18, 2016 

and, on that date, by a vote of 28 in favor and 0 opposed, adopted a resolution recommending 

approval of the application.  

 

Borough President Recommendation  

This application (C 160332 ZMX) was considered by the Bronx Borough President, who issued a 

recommendation approving the application on August 24, 2016.  

 

City Planning Commission Public Hearing 

On August 24, 2016 (Calendar No. 1), the City Planning Commission scheduled September 7, 

2016 for a public hearing on this application (C 160332 ZMX). The hearing was duly held on 

September 7, 2016 (Calendar No. 22). There was one speaker in favor of the application and no 

speakers opposed.  

 

The Applicant’s land use attorney spoke in favor of the application, highlighting the technical 

aspects and implications of the application, as well as reiterating the support of adjacent business 

owners, Community Board 11 and the Borough President.  

 

There were no other speakers and the hearing was closed.   

 

CONSIDERATION 

The Commission believes that this application (C 160332 ZMX) for the amendment of the Zoning 

Map to establish a C2-2 commercial overlay within existing R4 and R4A districts is appropriate.  
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The intersection of Williamsbridge Road and Pierce Avenue is characterized by a mix of land uses, 

including residential and commercial uses. The commercial uses lining the intersection are long-

standing and serve the needs of the community.  The proposed action would bring those uses into 

compliance with zoning.   

 

The Commission believes that the proposed Zoning Map Amendment is consistent with the 

prevailing neighborhood character and would not result in any significant new commercial 

development, but rather, will bring long-standing commercial uses into conformance and will 

contribute to the existing mixed-use character of the intersection.  

 

The Commission also acknowledges that Community Board 11 and the Bronx Borough President 

recommended approval of the proposed rezoning action and that the Applicant has garnered the 

support of the majority of the surrounding business owners.  

 

 

RESOLUTION 

 

RESOLVED, that 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. 4b:  

1. establishing within an existing R4 District a C2-2 District bounded by Pierce 

Avenue, a line 150 feet southwesterly of Yates Avenue, a line 75 feet southeasterly of 

Pierce Avenue, Williamsbridge Road, a line 50 feet southeasterly of Pierce Avenue, 

and a line 50 feet northeasterly of Tomlinson Avenue; and 

 

2. establishing within an existing R4A District a C2-2 District bounded by a line 100 

feet northwesterly of Pierce Avenue, Williamsbridge Road, a line 225 feet 

northwesterly of Pierce Avenue, a line 110 feet southwesterly of Yates Avenue, Pierce 

Avenue, and a line 50 feet northeasterly of Tomlinson Avenue; 
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Borough of the Bronx, Community District 11, as shown on a diagram (for illustrative purposes 

only) dated May 23, 2016. 

 

The above resolution (C 160332 ZMX) duly adopted by the City Planning Commission on October 

5, 2016 (Calendar No. 3), 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. 

 

CARL WEISBROD, Chairman 

KENNETH J. KNUCKLES, ESQ., Vice Chairman 

RAYANN BESSER, IRWIN G. CANTOR, P.E., ALFRED C. CERULLO, III, 

MICHELLE DE LA UZ, RICHARD W. EADDY, 

CHERYL COHEN EFFRON, HOPE KNIGHT, ANNA HAYES LEVIN, 

ORLANDO MARÍN, LARISA ORTIZ, Commissioners 

 

 














