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CITY PLANNING COMMISSION 

 

April 27, 2022/ Calendar No. 8                          C 210391 ZMX 

 
IN THE MATTER OF an application submitted by Centerland Realty LLC pursuant to Section 
197-c and 201 of the New York City Charter for the amendment of the Zoning Map, Section Nos. 
2b and 4a; by changing from an R4 District to an R6B District property bounded by Adee Avenue, 
Edson Avenue a line 75 feet southeasterly of Adee Avenue, and Grace Avenue, Borough of the 
Bronx, Community District 12, as shown on a diagram (for illustrative purposes only) dated 
December 13, 2021. 

 

This application for a zoning map amendment was filed by Centerland Realty LLC on April 19, 

2021.The proposed action, in conjunction with the related action (N 210392 ZRX), would 

facilitate the legalization, modification and conversion of an existing vacant building located at 

1930 Adee Avenue (Block 4797, Lot 69) for use as a day care center in the Baychester 

neighborhood of the Bronx, Community District 12. 

RELATED ACTIONS 

In addition to the zoning map amendment (C 210391 ZMX) that is the subject of this report, the 

proposed project also requires action by the City Planning Commission on the following 

application, which is being considered concurrently with this application: 

 

N 210392 ZRX Zoning text amendment to designate a Mandatory Inclusionary Housing 

(MIH) area.  

BACKGROUND 
The applicant requests a zoning map amendment to change an R4 zoning district to an R6B 

zoning district and a zoning text amendment to create an MIH area coterminous with the project 

area. The project area consists of the development site (Block 4797, Lot 69) owned by the 

applicant, as well as portions of three lots (Block 4797, p/o Lots 1, 2, and 3) not owned by the 

applicant and are not expected to result in development from the proposed actions. The project 

area is located on the northernmost portion of a block bounded by Adee Avenue to the north, 

Edson Avenue to the east, the mapped but unimproved Arnow Avenue to the south, and Grace 

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."http://sql2.dcp.nycnet/cpc_admin/html/cpc/admin.aspx
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Avenue to the west.  Arnow Avenue stops just west of the block and is currently unbuilt and is 

being used by the adjacent self-storage facility.   

 

The development site consists of an approximately 7,000-square-foot corner lot improved with 

an approximately 14,264-square-foot vacant commercial building with a floor area ratio (FAR) 

of 2.0. Built in 1938, the building was last occupied by a church in 2018 and was acquired by the 

applicant in 2017. The lot has approximately 95 feet of frontage on Adee Avenue and 

approximately 75 feet of frontage on Grace Avenue. The existing building has non-complying 

conditions with regard to front yard, side yard and lot coverage based on the applicable 

community facility bulk regulations.  It is fully built to the lot lines, while ZR Section 24-34 

requires a minimum front yard of 15 feet and ZR section 24-35 requires minimum side yards of 

10% of the aggregate width of the street walls.  

 

Portions of Lots 1, 2 and 3, included within the project area, are occupied by residential uses. Lot 

1 has a lot area of approximately 3,570 square feet and is improved with an approximately 3,774-

square-foot (1.09 FAR), three-story multi-family residential building.  Lot 2 has a lot area of 

approximately 2,240 square feet and is improved with a 3,654-square-foot (1.63 FAR), three-

story multi-family residential building. Lot 3 has a lot area of approximately 3,200 square feet 

and is improved with an approximately 3,774-square-foot (1.18 FAR), three-story multi-family 

residential building.  The remainder of Block 4797 consists of three-story attached homes and 

some commercial uses.  

 

The project area is located within an R4 zoning district characterized by a mix of one-to three-

story one- and two-family homes. R4 zoning districts are low-density residential districts that 

allow for a mix of housing types with a maximum FAR of 0.75 and community facility uses with 

a maximum FAR of 2.0, including low-rise attached houses, small multi-family apartment 

houses and detached and semi-detached one- and two-family residences. The maximum 

permitted FAR in R4 districts is 0.75 and may be increased by an attic allowance of up to 20 

percent with the inclusion of space beneath a pitched roof. The perimeter wall may rise 25 feet 
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before sloping or being set back to a maximum building height of 35 feet. One off-street parking 

space is required for each dwelling unit.  

 

Adee Avenue is a local east-west arterial street that is 80 feet wide. Edson, and Grace avenues 

are local north-south arterial streets that are 60 feet wide. The surrounding area is mapped 

predominantly with R4 and R4-1 zoning districts. Within these districts, the prevailing built form 

consists of two- to three-story one- and two-family attached and semi-detached residential 

buildings located along Adee Avenue west of Edson Avenue as well as one block to the north 

and south of Adee Avenue. Just northeast of Edson Avenue across the New England Thruway is 

an R5 zoning district, which contains the Co-op City residential development.  Co-op City is the 

largest cooperative housing development in the world and consists of thirty-five high rise 

buildings with over 43,000 residents. 

 

The project area is accessible via bus and train, as well as via car.  The nearest bus stop is the BX 

28, located two blocks south of the project area and travelling north/south from Co-Op City 

Plaza to Fordham Center via Gun Hill Road.  The Bx26 has a stop two and a half blocks north of 

the project area travelling north/south from Co-Op City to Bedford Park.  The Bx31, travelling 

north/south from Woodlawn to Westchester Square via East 233rd Street, and the Bx38, 

travelling east/west from Co-op City Plaza to Norwood via Gun Hill Road is located 

approximately half a mile from the project area.  The nearest train station, at Gun Hill Road, 

provides service to the 5 train line and is located approximately 10 blocks to the east of the 

project area at the intersection of Gun Hill Road and Seymour Avenue. The project area is 

located one block west of the New England Thruway. 

 

The proposed actions would facilitate the legalization, modification and conversion of an 

existing two-story building, previously used as a house of worship, for use as a daycare center. 

The building would contain approximately 14,264 square feet of community facility floor area 

(2.0 FAR).  The entrance to the daycare center would be located along Adee Avenue. The 

proposed daycare center would contain a lobby, three classrooms, one office of 110 square feet, 

and a 2,500 square foot play area on the ground floor.  The three classrooms would occupy 
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approximately 1,120 square feet of floor area.  The second floor would contain four classrooms 

occupying a total of 3,050 square of floor area and five offices occupying approximately 1,313 

square feet.  Accessory parking is not required and is not proposed.    

 

To facilitate the proposed conversion, the applicant requests a zoning map amendment and a 

zoning text amendment. The zoning map amendment would change the existing R4 zoning 

district to an R6B zoning district. R6B districts are medium density contextual zoning districts 

that typically produce residential uses up to a maximum FAR of 2.2 and community facility uses 

up to a maximum FAR of 2.0. R6B districts typically consist of four- to five-story apartment 

buildings and four-story attached buildings. The base height must be between 30 and 40 feet, a 

10-foot setback is required on a wide street and a 15-foot setback is required on a narrow street 

and the maximum permitted height is 50 feet.  Off-street parking is required for 50% of all 

dwelling units, but requirements are lower for IRHU and are further modified within the Transit 

Zone. The height of the building would be 23 feet.  

 

The applicant is also proposing a zoning text amendment to designate an MIH area coterminous 

with the project area. The proposed text amendment would map MIH Options 1 and 2. Option 1 

requires that 25 percent of residential floor area be set aside for permanently affordable housing 

units for residents with incomes averaging 60 percent of the Area Median Income (AMI), with 

10 percent of the residential floor area set aside for residents with incomes averaging 40 percent 

of the AMI. Option 2 requires that 30 percent of residential floor area be set aside for 

permanently affordable housing units for residents with incomes averaging 80 percent of the 

AMI. No more than three income bands can be used to average out to 80 percent, and no 

income band can exceed 130 percent of the AMI.  

ENVIRONMENTAL REVIEW 

This application (C 210391 ZMX), in conjunction with the application for the related action (N 

210392 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 
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of Procedure of 1991 and Executive Order No. 91 of 1977. The lead is the City Planning 

Commission. The designated CEQR number is 21DCP150X. 

After a study of the potential environmental impact of the proposed actions, a Negative 

Declaration was issued on December 14, 2020.  

UNIFORM LAND USE REVIEW 

This application (C 210391 ZMX) was certified as complete by the Department of City Planning 

on December 13, 2021 and duly referred to Bronx Community Board 12 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 a zoning text amendment (N 210392 ZRX), which was 

duly referred in accordance with the procedures for non-ULURP matters. 

 

 

Community Board Public Hearing 

On January 27, 2022, Bronx Community Board 12 held a public hearing on this application (C 

210391 ZMX) and on that date, by a vote of 31 in favor, none opposed, and none abstaining, 

adopted a resolution recommending approval of the application with the following conditions: 

“BxCB12 made two requests which were agreed to by the Development Team:  

1.  The up-zoning from R4 to R6B only include the 1930 Adee Avenue address.  The 

Community Board wants to exclude the private homes on Adee Avenue.  There is a 

concern that up-zoning the whole frontage of Adee Avenue from Grace to Edson Avenue 

may encourage unwanted development in the future.  

2.  A Restrictive Declaration to be filed with the County Clerk's Office stating this 

property is not to be developed or used as anything other than the daycare facility.  Any 

requests for changes to the Use or Occupancy must come before BxCB12 to be reviewed 

and voted upon.” 
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Borough President Recommendation 

This application (C 210391 ZMX) was considered by the Bronx Borough President, who on 

March 23, 2022 issued a recommendation to approve the application.  

 

City Planning Commission Public Hearing 

On March 16, 2022 (Calendar No. 3), the City Planning Commission scheduled March 30, 2022, 

for a public hearing on this application (C 210391 ZMX) and the application for the related 

action (N 210392 ZRX). The hearing was duly held on March 30, 2022 (Calendar No. 14). One 

speaker testified in favor of the application and none in opposition. 

A representative from the team spoke in favor, presenting an overview of the proposed 

development and the land use rationale for the proposed zoning map amendment. He also 

provided the Commission with additional information about the operator of the proposed daycare 

center and their intent to occupy the development site.  The applicant’s representative also 

described the potential façade of the building, providing examples of past daycare centers. 

  

There were no other speakers, and the hearing was closed. 

CONSIDERATION 

The Commission believes that this application for a zoning map amendment (C 210391 ZMX), 

in conjunction with the related application for a zoning text amendment (N 210392 ZRX), is 

appropriate. 

Together, these actions will facilitate the legalization, modification and conversion of an existing 

two-story community facility building for use as a day care center with approximately 14,264 

square feet of community facility space. The proposed use is appropriate at this location because 

it blends in with the residential area and will serve this neighborhood as well as the surrounding 

community. 

The proposed zoning map amendment is appropriate. The R6B district will be mapped along the 

northern portion of the block that contains a two-story community facility building and three 
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adjacent lots containing attached three-story residential buildings.  The proposed R6B district is a 

contextual, mid-density district designed to produce buildings that are in context with the 

surrounding buildings.  While the rezoning boundary will extend over three non-applicant owned 

lots to a depth of 75 feet (Block 4797, Lot 69, and p/o Lots, 1, 2, and 3,), no development is 

anticipated as a result of this action.  The Commission also notes that the proposed rezoning to 

R6B actions will reduce the degree of FAR non-compliance for the three existing three-story 

homes in the project area. These homes currently have FARs ranging from 1.06 to 1.69 in excess 

of the 0.75 FAR that is allowed in the existing R4 zoning district. 

This text amendment would ensure that any future residential development within the proposed 

project area will address the need for housing to serve a broad range of the City’s diverse 

incomes.   

The Commission is aware of Community Board 12’s conditional approval of this application, 

which requested the removal of Lots 1, 2, and 3 from the proposed rezoning area to ensure that 

no unwanted future residential development occurs on these lots.  However, the Commission 

believes that the project area, which has frontage along Adee Avenue, an 80-foot-wide street, 

with two and three-story homes across the street as well as to the east and north, is appropriate 

for the establishment of an R6B zoning district.  The conditional approval also requested that a 

Restrictive Declaration be issued regarding the proposed daycare center to ensure that the 

development site is developed only for the proposed use, a request which is not within the scope 

of the Commission’s land use authority for a standalone zoning map amendment.   

The Commission believes that the proposed zoning text amendment (N 210392 ZRX) to 

Appendix F of the Zoning Resolution to establish a new MIH area is appropriate. The 

amendment will create a new MIH area coterminous with the project area, ensuring the creation 

of permanently affordable housing should residential development occur on the site in the future. 
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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 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. 2b 

and 4a:  

 

1.  changing from an R4 District to an R6B District property bounded by Adee Avenue, 

Edson Avenue a line 75 feet southeasterly of Adee Avenue, and Grace Avenue, Borough 

of the Bronx, Community District 12, as shown on a diagram (for illustrative purposes 

only) dated December 13, 2021. 

   

The above resolution (C 210391 ZMX), duly adopted by the City Planning Commission on April 

27, 2022 (Calendar No. 8), 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. 

 
 
DANIEL R. GARODNICK, Esq. Chair 
KENNETH J. KNUCKLES, Esq., Vice Chair 
DAVID J. BURNEY, ALFRED C. CERULLO, III, 
JOSEPH I. DOUEK, RICHARD W. EADDY, 
LEAH GOODRIDGE, ANNA HAYES LEVIN,  
ORLANDO MARIN, RAJ RAMPERSHAD, Commissioners 
 



BOROUGH PRESIDENT 
RECOMMENDATION 

Project Name: 1930 Adee Avenue Rezoning
Applicant: Centerland Realty LLC Applicant’s Administrator: Amanda Iannotti
Application # 210391ZMX Borough: Bronx
CEQR Number: 21DCP150X Validated Community Districts: X12

Docket Description: 
THE MATTER OF an application submitted by Centerland Realty LLC pursuant to Sections 197-c and 201 of the New 
York City Charter for an amendment of the Zoning Map, Section Nos. 2b and 4a, by changing from an R4 District to an 
R6B District property bounded by Adee Avenue, Edson Avenue, a line 75 feet southeasterly of Adee Avenue, and 
Grace Avenue, Borough of the Bronx, Community District 12, as shown on a diagram (for illustrative purposes only) 
dated December 13, 2021.

Please use the above application number on all correspondence concerning this application

RECOMMENDATION: Favorable
Please attach any further explanation of the recommendation on additional sheets as necessary
CONSIDERATION: Approve

Recommendation submitted by BX BP Date: 3/21/2022 4:27 PM



COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: 1930 Adee Avenue Rezoning
Applicant: Richard Lobel Applicant’s Primary Contact: Amanda Iannotti
Application # 210391ZMX Borough: 
CEQR Number: 21DCP150X Validated Community Districts: X12

Docket Description: 
THE MATTER OF an application submitted by Centerland Realty LLC pursuant to Sections 197-c and 201 of the New 
York City Charter for an amendment of the Zoning Map, Section Nos. 2b and 4a, by changing from an R4 District to an 
R6B District property bounded by Adee Avenue, Edson Avenue, a line 75 feet southeasterly of Adee Avenue, and 
Grace Avenue, Borough of the Bronx, Community District 12, as shown on a diagram (for illustrative purposes only) 
dated December 13, 2021.

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Conditional Favorable
# In Favor: 31 # Against: 0 # Abstaining: 0 Total members appointed to 

the board: 31
Date of Vote: 1/27/2022 12:00 AM Vote Location: Webex

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 1/27/2022 6:30 PM

Was a quorum present? Yes 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location: https://nyccb.webex.com/nyccb/j.php?MTID=m7cd90cb9b404af
29e23ebc346eed25bb

CONSIDERATION: BxCB12 made two requests which were agreed to by the Development Team:
1.  The up-zoning from R4 to R6B only include the 1930 Adee Avenue address.  The Community Board wants to exclude 
the private homes on Adee Avenue.  There is a concern that up-zoning the whole frontage of Adee Avenue from Grace to 
Edson Avenue may encourage unwanted development in the future.
2. A Restrictive Declaration to be filed with the County Clerk's Office stating this property is not to be developed or used 
as anything other than the daycare facility.  Any requests for changes to the Use or Occupancy must come before 
BxCB12 to be reviewed and voted upon.
Recommendation submitted by BX CB12 Date: 2/18/2022 10:15 AM
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