
CITY PLANNING COMMISSION  
May 10, 2017/ Calendar No. 18                                     C 170150 ZMX  
 
IN THE MATTER OF an application submitted by Azimuth Development Group, LLC 
pursuant to Sections 197-c and 201 of the New York City Charter for the amendment of 
the Zoning Map, Section Nos. 3d and 4b:  
 

1. eliminating from within an existing R5 District a C1-2 District bounded by 
Watson Avenue, Rosedale Avenue, a line 300 feet northerly of Watson Avenue, 
and Commonwealth Avenue; 
 

2. changing from an R5 District to an R7A District property bounded by Watson 
Avenue, Rosedale Avenue, a line 310 feet northerly of Watson Avenue, and 
Commonwealth Avenue; and 

 
3. establishing within the proposed R7A District a C1-4 District bounded by 

Watson Avenue, Rosedale Avenue, a line 310 feet northerly of Watson Avenue 
and Commonwealth Avenue; 

 
Borough of the Bronx, Community District 9, as shown on a diagram (for illustrative 
purposes only) dated December 12, 2016 and subject to the conditions of CEQR 
Declaration E- 403. 
 
 
This application for an amendment of the Zoning Map (C 170150 ZMX) was filed by 

Azimuth Development Group LLC on November 16, 2016 to facilitate the development of 

a mixed-use development containing approximately 286 affordable dwelling units, 

commercial, and community facility space in the Soundview section of the Bronx, 

Community District 9.   

 
RELATED ACTIONS 

In addition to the zoning map amendment which is the subject of this report (C 170150 

ZMX), implementation of the proposed development also requires action by the City 

Planning Commission on the following application, which is being considered 

concurrently with this application: 

 

N 170151 ZRX Zoning text amendment to designate a Mandatory Inclusionary 

Housing area.  

 

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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BACKGROUND 

The applicant seeks approval of zoning map and zoning text amendments to facilitate 

construction of a new mixed-use development comprising approximately 286 dwelling 

units and commercial and community facility space in four buildings to be constructed on 

a single zoning lot located at 1755 Watson Avenue (Block 3751, Lot 1) in the Soundview 

neighborhood of the Bronx. The applicant is proposing to rezone the development site from 

R5 and R5/C1-2 zoning districts to an R7A/C1-4 zoning district. 

The development site is a corner lot, approximately 63,000 square feet in area, located on 

Watson Avenue between Rosedale and Commonwealth Avenues. It is currently occupied 

by the Bronx Pentecostal Deliverance Center, a one-story, 12,240-square-foot church. This 

building was previously used as a supermarket and auto sales and service facility; it was 

converted to a church in 1985. The church is a co-developer and non-profit partner for the 

proposed project.  

Most of the project area is currently zoned R5/C1-2, while a small portion of the lot is 

zoned R5.  The R5 district and C1-2 overlay have been in place since the early 1960s. The 

surrounding area is primarily mapped with R5 and R6 districts with some C1-2 overlays.  

R5 zoning districts allow a maximum residential floor area ratio (FAR) of 1.25, a maximum 

community facility FAR of 2.0, a maximum height of 40 feet and a maximum lot coverage 

of 55 percent. These districts typically feature three- and four-story attached houses and 

small apartment buildings. Off-street parking is required for 85 percent of the dwelling 

units in a building.  

The applicant is seeking to change both the area currently zoned R5/C1-2, and the small 

portion of the area currently zoned R5, to an R7A/C1-4 zoning district.  The area being 

rezoned excludes a very small triangular portion of the zoning lot, which would avoid 

mapping portions of the adjacent lots containing two small homes (Block 3751, Lots 23 

and 66) with a commercial district. Those lots will remain in an R5 district.   
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In addition to the proposed zoning map amendment, the applicant proposes a zoning text 

amendment to Appendix F to designate the rezoning area as a Mandatory Inclusionary 

Housing (MIH) area. Under the MIH program, permanently affordable housing would be 

required within new residential development, enlargements, or conversions from non-

residential to residential uses.  The applicant is proposing to map the site with MIH Option 

2, which requires that 30 percent of the residential floor area be provided for housing 

affordable to households at an average of 80 percent of AMI 

 

The proposed R7A/C1-4 district, utilizing the MIH provisions, allows a maximum 

residential FAR of 4.6 and a maximum community facility FAR of 4.0.   Accessory parking 

for affordable residential units is not required because the site is located within the Transit 

Zone.  The proposed R7A/C1-4 zoning district has a maximum base height of 75 feet and 

a maximum overall height of 95 feet with the MIH provisions.  

 

C1-4 commercial overlay districts permit grocery stores, dry cleaners, drug stores, 

restaurants and local clothing stores that cater to the daily needs of the immediate 

neighborhood.  This commercial overlay has a maximum commercial FAR of 2.0 within 

R6 to R10 districts.  The difference between the existing C1-2 commercial overlay and the 

proposed C1-4 commercial overlay is that the parking requirement in the C1-4 commercial 

district is lower. 

 

Under the proposed zoning district and mapped MIH area, the site could be developed with 

up to 286,000 square feet of floor area. The applicant proposes to develop a mixed-use 

development on Watson Avenue between Rosedale and Commonwealth Avenues 

consisting of four attached buildings containing residential, community facility and retail 

uses.  In addition, 56 at-grade vehicle parking spaces would be provided in a covered 

garage in the center of the development including 146 bicycle parking spaces. 

 

The residential component of the proposed development would have an apartment 

distribution of approximately 50 studio units, 110 one-bedroom, 76 two-bedroom, and 50 

three-bedroom units.  Under MIH and the NYC Department of Housing Preservation and 
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Development (HPD)’s ELLA program, 100 percent of the units would be affordable to 

households earning between 25 percent to 100 percent of the area median income (AMI).   

 

Building A will front on Rosedale Avenue.  It is a proposed nine-story residential building 

with approximately 107,459 square feet of residential floor area.  Building A will contain 

approximately 120 dwelling units and will have an apartment distribution consisting of 12 

studio units, 42 one-bedroom units, 38 two-bedroom units, and 28 three-bedroom units. 

 

Building B will occupy the entire block front of Watson Avenue between Rosedale and 

Commonwealth Avenues with an eight-story mixed use building, with approximately 113 

dwelling units and approximately 16,592 square feet of ground floor retail, and 

approximately 101,434 square feet or residential floor area.  The apartment distribution 

will be 12 studio units, 41 one-bedroom units, 38 two-bedroom units, and 22 three-

bedroom units.  The ground floor retail space is intended to target local retailers with 

potential uses such as supermarkets or local pharmacies. 

 

Building C will front on Commonwealth Avenue.  It is a proposed nine-story residential 

building with approximately 48,713 square feet of residential floor area and 53 dwelling 

units.  It will have an apartment distribution of 26 studio units, and 27 1-bedroom units. 

 

Building D will also front on Commonwealth Avenue and will be the new home for the 

Bronx Pentecostal Church.  The proposed building will be a three-story structure with 

approximately 10,407 square feet of floor area.  It will provide a large sanctuary to host 

community groups. 

 

The area surrounding the proposed development is generally characterized by residential 

uses on side streets with local retail uses and community facilities, including some mixed 

use residential and commercial buildings, on major streets. A large park, the 

Watson/Gleason playground, which contains basketball and handball courts and play 

equipment for children, occupies the entire block to the west of the site. 
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The area north of the development site is generally developed with three-family attached 

homes. The block to the east contains a large four-story residential building that houses 

veterans. The remainder of this block contains two- and three-family attached and semi-

detached homes. The area immediately south of Block 3751 is generally developed with 

the Justice Sotomayor Houses, a group of 28 of seven-story multiple dwellings containing 

approximately 1,500 dwelling units owned by the New York City Housing Authority.   

 

Major roads near the project area include the Bruckner Expressway, Bruckner Boulevard, 

Westchester Avenue, the Bronx River Parkway, and the Cross Bronx Expressway. The 

area is also within the Transit Zone, with access to the St. Lawrence Avenue station on the 

6 subway line and multiple bus routes (BX 4, BX 22, BX 5, BX 39) running along 

Westchester Avenue, Bruckner Boulevard, the Bronx River Parkway/Boston Road, 

Rosedale Avenue and White Plains Road. The site is well served by public transit including 

the number 6 elevated subway line which runs along Westchester Avenue and has a stop 

at the Parkchester station, which is approximately one and a half blocks away from the 

development site. 

 

 

ENVIRONMENTAL REVIEW 

This application (C 170150 ZMX), in conjunction with the related action (N 170151 

ZRX), 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 No. 91 of 1977.  The 

designated CEQR number is 17DCP075X.  The lead is the City Planning Commission. 

 

After a study of the potential impacts of the proposed actions in the Environmental 

Assessment Statement (EAS) issued on December 9, 2016, a Negative Declaration was 

issued on December 12, 2016.  
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To avoid the potential for significant adverse impacts related to hazardous materials, 
air quality, and noise, an (E) designation (E-403) is proposed to be assigned to the 
project site as described below. 

 
The (E) designation (E-403) text related to hazardous materials is as follows: 

 
Block 3751, Lot 1 

 
Task 1-Sampling Protocol 

 
The applicant submits to OER, for review and approval, a Phase II of 
the site along with a soil, groundwater and soil vapor testing protocol, 
including a description of methods and a site map with all sampling 
locations clearly and precisely represented. If site sampling is necessary, 
no sampling should begin until written approval of a protocol is 
received from OER. The number and location of samples should be 
selected to adequately characterize the site, specific sources of suspected 
contamination (i.e., petroleum based contamination and non-petroleum 
based contamination), and the remainder of the site's condition. The 
characterization should be complete enough to determine what 
remediation strategy (if any) is necessary after review of sampling data. 
Guidelines and criteria for selecting sampling locations and collecting 
samples are provided by OER upon request. 

 
 
Task 2-Remediation Determination and Protocol 

 
A written report with findings and a summary of the data must he 
submitted to OER after completion of the testing phase and laboratory 
analysis for review and approval. After receiving such results, a 
determination is made by OER if the results indicate that remediation is 
necessary. If OER determines that no remediation is necessary, written 
notice shall be given by OER. 

 
If remediation is indicated from test results, a proposed remediation 
plan must be submitted to OER for review and approval. The applicant 
must complete such remediation as determined necessary by OER. The 
applicant should then provide proper documentation that the work has 
been satisfactorily completed. 

 
A construction-related health and safety plan should be submitted to 
OER and would be implemented during excavation and construction 
activities to protect workers and the community from potentially 
significant adverse impacts associated with contaminated soil, 
groundwater and/or soil vapor. This plan would be submitted to OER 
prior to implementation. 
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The (E) designation (E-403) text related to air 

quality is as follows: 
 

Block 3751, Lot 1 
 

Any new development or enlargement on Block 3751, Lot 1 with 
residential/commercial/community facility uses on the above-referenced 
property must use natural gas as the type of fuel for heating, ventilating, 
and air conditioning (HVAC) systems, and ensure that one HVAC stack 
is used for the entire development, located at the highest tier or at least 
98 feet above grade on Building B facing Watson Avenue, to avoid any 
significant adverse air quality impacts. 

 
The (E) designation (E-403) text related to noise is as follows: 

 
Block 3751, Lot 1 

 
To ensure an acceptable interior noise environment, future 
residential/commercial uses must provide a closed-window condition with 
a minimum window/wall attenuation of 28 dBA on the facade facing 
Watson Avenue to maintain an interior noise level of 45 dBA. To maintain 
a closed-window condition, an alternate means of ventilation (AMV) must 
also be provided. Alternate means of ventilation includes, but is not 
limited to, air conditioning. 

 
With the implementation of the above (E) designation (E-403), no significant adverse 
impacts related to air quality, noise and hazardous materials would occur. 
 

 

UNIFORM LAND USE REVIEW  

This application (C 170150 ZMX) was certified as complete by the Department of City 

Planning on December 12, 2016, and was duly referred to Bronx Community Board 9 and 

the Bronx Borough President in accordance with Title 62 of the Rules of the City of New 

York, Section 2-02(b), along with the related application for the zoning text amendment 

(N 170151 ZRX), which was referred for information and review in accordance with the 

procedures for non-ULURP matters. 
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Community Board Public Hearing 

Community Board 9 held a public hearing on this application on January 24, 2017, and on 

February 16, 2017, by a vote of 25 in favor, none opposed and with no abstentions, adopted 

a resolution recommending approval with the following modifications: 

 

1. Develop a senior housing component to this project with a possible 

veteran preference, with dedicated space for senior center programming.  

2. Allocate space for a volunteer ambulance/rescue squad and technology 

center that will support our mission to increase programming for youth 

and young adults. 

3. Commit to 24 hour on-site security guards, for the protection of future 

residents. 

4. Commit to creating high quality building service jobs that pay all building 

service workers the industry standard prevailing wage and benefits. 

5. Collaborate with the independent non-profit, United Hispanic 

Construction Workers (UHCW) to facilitate and ensure that up to 25% of 

the construction work forces of these developments are residents in our 

Community Board’s ZIP codes and The Bronx. (ZIP codes: 10473, 10472, 

10462, 10460). 

 

Borough President Recommendation  

This application was considered by the Bronx Borough President, who held a public 

hearing on this application on March 9, 2017 and issued a recommendation on March 23, 

2017, approving the application. 

 

City Planning Commission Public Hearing 

On March 22, 2017 (Calendar No. 2), the City Planning Commission scheduled April 5, 

2017 for a public hearing on this application (C 170150 ZMX).  The hearing was duly 

held on April 5, 2017 (Calendar No. 19).  There were three speakers in favor, all part of 

the applicant team, and one speaker opposed. 
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The applicant team testified in favor of the application and described the project to the 

Commission. They informed the Commission that the Bronx Pentecostal Church has been 

at this location for approximately 30 years and that the project has obtained ELLA 

financing from HPD.  The team also testified that the applicant is considering providing 

below-grade accessory parking and that all three residential buildings will have large 

common areas. 

 

The project architect, as part of the applicant team, stated that the rear of the buildings 

will be used for mechanical space and that the accessory parking will be covered by a 

second-floor terrace. He also stated that Building C has been redesigned to blend in with 

the smaller homes abutting their proposed development. The applicant said that he has 

engaged city agencies regarding the 100 percent affordability of his project and that the 

Bronx Pentecostal Church owns the property and is working to ensure that all units 

remain affordable. He also stated that he has completed over 400 units of affordable 

housing and currently has approximately 1,000 units under construction.   

 

One speaker representing SEIU 32 BJ testified against the project, stating that the 

applicant had not responded to their request for good paying service jobs at this 

development. 

 

There were no other speakers and the hearing was closed. 

 

CONSIDERATION 

The Commission believes that this application (C 170150 ZMX) for a zoning map 

amendment, in conjunction with the related application for a zoning text amendment (N 

170151 ZRX), is appropriate.  

 

The proposed project would create approximately 286 dwelling units including 50 studio 

units, 110 one-bedroom, 76 two-bedroom, and 50 three-bedroom units.  Because the 

applicant has secured ELLA financing from HPD, all of the units would be affordable to 

households earning 25 percent to 100 percent of AMI.  As required by the MIH program, 
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30 percent of the units would be permanently affordable.  These units would help address 

the urgent need for affordable housing in the Bronx and in the City as a whole. 

 

The mixed-use development with commercial and community facility space that the 

requested actions will facilitate will put this currently underutilized property to more 

productive use and will reinforce existing residential land uses within the rezoning area. 

 

The proposed R7A/C1-4 zoning district is appropriate. The Commission notes that the 

existing zoning districts were mapped more than 50 years ago, and today the surrounding 

built environment is not reflective of an R5 zoning district. The superblock to the south, 

for example, contains the 28-building, seven-story-tall Sotomayor Houses.  This site, at the 

intersection of two wide streets and very close to transit and a large City-owned park, is 

appropriate for housing at the proposed density.  While it is outside the scope of the 

proposed actions, the Commission is pleased that the architect has stated an intention to 

design the proposed “Building C” in a manner that fits with the context of the small homes 

adjacent to the development site.   

 

The Commission notes that although accessory parking is not required, based on the 

project’s level of affordability and the development site’s location in the Transit Zone,  the 

applicant intends to provide 56 accessory parking spaces, which will be available to 

residential tenants as well as members of the house of worship.   

 

The Commission acknowledges Community Board 9’s proposed modifications, including 

suggestions for uses within the building, security and job creation. While the Commission 

recognizes that the application is for a zoning map amendment and zoning text amendment, 

and not for review of a specific building or site plan, the Commission is pleased that the 

applicant and the community board continue to discuss elements of the project.  

 

The Commission believes that proposed zoning text amendment (N 170151 ZRX) is 

appropriate.  The designation of an MIH area will ensure permanent affordability for a 

portion of the units on the site.  The application seeks to make Option 2 available in this 
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area.  Option 2 requires that 30 percent of residential floor area be set aside for families 

with incomes averaging 80 percent AMI. 

 

The Commission also notes that Councilmember Annabel Palma submitted a letter of 

support for the project dated January 19, 2017.  

 

 

RESOLUTION 

RESOLVED, that the City Planning Commission finds that the action described herein 

will have no significant impact on the environment. 

 

RESOLVED, by the City Planning Commission, pursuant to Section 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 Nos. 3d and 4b: 

 

1. eliminating from within an existing R5 District a C1-2 District bounded 
by Watson Avenue, Rosedale Avenue, a line 300 feet northerly of Watson 
Avenue, and Commonwealth Avenue; 

 
2. changing from an R5 District to an R7A District property bounded by 

Watson Avenue, Rosedale Avenue, a line 310 feet northerly of Watson 
Avenue, and Commonwealth Avenue; and 

 
3. establishing within the proposed R7A District a C1-4 District bounded by 

Watson Avenue, Rosedale Avenue, a line 310 feet northerly of Watson 
Avenue, and Commerce Avenue; 

 
Borough of the Bronx, Community District 9, as shown on a diagram (for illustrative 
purposes only) dated December 12, 2016, and subject to the conditions of CEQR 
Declaration E-403. 
 

The above resolution (C 170150 ZMX), duly adopted by the City Planning Commission 

on May 10, 2017 (Calendar No. 18), is filed with the Office of the Speaker, City Council, 
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and the Borough President in accordance with the requirements of Section 197-d of the 

New York City Charter. 

 
MARISA LAGO, Chair 
KENNETH J. KNUCKLES, Esq., Vice Chairman 
RAYANN BESSER, IRWIN G. CANTOR, P.E., ALFRED C. CERULLO, III,  
MICHELLE R. DE LA UZ, JOSEPH I. DOUEK, RICHARD W. EADDY,  
CHERYL COHEN EFFRON, HOPE KNIGHT, ANNA HAYES LEVIN,  
ORLANDO MARIN, LARISA ORTIZ, Commissioners 
 























 

 

 

 

 

 

 

 

 

 

 
January 19, 2017 
 

Hon. Marisa Lago  

Chairwoman  
 

City Planning Commission 

120 Broadway, 31
st
 Floor 

New York, NY 10271 
 

Re: Watson Avenue Rezoning  
 

ULURP Nos. C 170150 ZMX and N 170151 ZRX 
 

Dear Chairwoman Lago and Commissioners: 

 

I am writing to express my support for the Watson Avenue Rezoning and the above-referenced 

actions being sought by the developer, Azimuth Development Group LLC. The developer 

proposes a zoning map amendment to rezone a portion of Block 3751 in the Soundview 

neighborhood of the Bronx from R5 and R5/C1-2 zoning districts to an R7A/C1-4 zoning district 

as well as a zoning text amendment to Appendix F of the Zoning Resolution to designate the 

development site a Mandatory Inclusionary Housing (MIH) Area. 
 

The proposed development at 1755 Watson Avenue is an excellent project for District 18. This 

project will produce over 300 new housing units that are 100% affordable at an average of 80% 

of the AMI, in addition to a new and improved community facility space for the Bronx 

Pentecostal Deliverance Center that is currently located at the site. This proposal includes a mix 

of units from 30% to 100% AMI including 30%, 40%, 50%, 60% and 80 % of AMI. Further, 

30% of the dwelling units, or approximately 86 units, will be permanently affordable at 80% of 

the AMI pursuant to the MIH text amendment.   
 

The proposed R7A/C1-4 zoning district with an MIH text amendment is appropriate for this site 

because of its location on Watson Avenue, a wide street, 80 feet in width, and is in line with the 

Department's policy to position higher density developments along wide streets that can support 

such development. The Development Site is also located within a Transit Zone that the 

Department has recognized as an area well-served by public transportation. Additionally, the 

proposed development and zoning is in context with the heights and development in the area, just 

south of the Development Site are the Justice Sotomayor Houses which are 28 multifamily 

residential apartments that are seven-story and cellar buildings with approximately 1,497 units 

owned by the New York City Housing Authority. Directly west of the Development Site is 

Watson Gleason Playground, public open space that includes a playground with spray showers, 

basketball courts, open soccer field. This public open space spans the entire block bounded by 

Watson Avenue to the south, Rosedale Avenue to the west, Noble Avenue to the east and Gleason 

Avenue to the north and acts as a counterbalance to the higher density development proposed for 

the site. On the south side of Watson Avenue there is a green space divider that runs down 

Rosedale Avenue that also acts as a counterbalance to the increased development on Watson 

Avenue.  
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1041 CASTLE HILL AVENUE 

BRONX, NY 10472  

TEL: (718) 792-1140  
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250 BROADWAY 

NEW YORK, NY 10007 

TEL: (212) 788-6853  

FAX: (212) 788-1656 

 
apalma@council.nyc.gov 
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COUNCIL MEMBER, 18
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LAND USE 

YOUTH SERVICES 

COMMUNITY DEVELOPMENT 

TECHNOLOGY 

 

SUBCOMMITTEES 
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The Bronx Pentecostal Deliverance Center has longstanding community ties and the developer, 

Azimuth Development Group LLC, has an extensive track record of developing outstanding 

affordable housing projects. I am very excited to see such a dynamic partnership moving forward.  

I appreciate the hard work that your office has done to make this project achievable and I look 

forward to a 2017 groundbreaking. 

 

Sincerely, 

 

 

 

 

Annabel Palma 

Council Member 

District 18, Bronx 


	Block 3751, Lot 1
	Block 3751, Lot 1
	Block 3751, Lot 1

	RAYANN BESSER, IRWIN G. CANTOR, P.E., ALFRED C. CERULLO, III,
	MICHELLE R. DE LA UZ, JOSEPH I. DOUEK, RICHARD W. EADDY,
	CHERYL COHEN EFFRON, HOPE KNIGHT, ANNA HAYES LEVIN,
	ORLANDO MARIN, LARISA ORTIZ, Commissioners



