
CITY PLANNING COMMISSION 

 
July 13, 2022/ Calendar No. 14                          C 220171 ZMX 

 
IN THE MATTER OF an application submitted by 1959 Strang Avenue LLC pursuant to 
Sections 197-c and 201 of the New York City Charter for an amendment of the Zoning Map, 
Section No. 2b, by establishing within an existing R4 District a C2-3 District bounded by a line 
100 feet northerly of Strang Avenue, Baychester Avenue, Strang Avenue, and a line midway 
between Edson Avenue and Baychester Avenue, Borough of the Bronx, Community District 12, 
as shown on a diagram (for illustrative purposes only) dated March 14, 2022, and subject to the 
conditions of CEQR Declaration E-666. 

 

This application for a zoning map amendment was filed by 1959 Strang Avenue LLC on October 

25, 2021. The proposed action would facilitate the development of a one-story commercial 

building located at 1959 Strang Avenue (Block 4981, Lot 94) in the Edenwald section of the 

Bronx, Community District 12. 

 

BACKGROUND 

The applicant requests a zoning map amendment to change an R4 zoning district to an R4/C2-3 

district. The project area (Block 4981, Lot 94), coterminous with the development site, 

comprises the southeastern portion of Block 4981, bounded by Edenwald Avenue to the north, 

Baychester Avenue to the east, Strang Avenue to the south and Edson Avenue to the west. The 

10,000-square-foot development site is a corner lot with 100 feet of frontage on Strang Avenue, 

a 60-foot narrow street, and 100 feet of frontage on Baychester Avenue, a 100-foot-wide street. It 

is currently improved with a one-story vacant diner that contains approximately 2,750 square feet 

of floor area. The development site is owned by the applicant. 

 

The land uses in the surrounding area are predominantly residential in character, ranging from 

two- and three-story attached and semi-detached homes on the side streets to the north, east and 

west of the project area. To the immediate south of the project area are a mix of uses, including 

the Baychester Shopping Plaza which contains a bank, supermarket, deli and other local retail 

stores. The interior blocks north of Baychester Avenue are predominantly residential with one- 
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and two-family houses, along with some multi-family residential buildings. East 233rd Street, a 

100-foot-wide arterial roadway, is located one block south of the development site. In addition 

to residential uses along the side streets, there are several community facilities in the area, 

including the Baychester Church located northeast of the development site and the Edenwald 

Library located southwest of the project area.  Seton Falls Park, a 36-acre wooded area is 

located 4 blocks to the south of the site. 

The project area is served by the Bx16 bus line, which provides service between the Norwood 

and Pelham neighborhoods, with stops along Baychester Avenue near Strang Avenue. The 

closest subway station is located approximately one mile east of the development site at Dyre 

Avenue near 233rd Street.  

The development site is located within an R4 and R4-1 zoning district, with approximately 10 

feet of the western portion of the site in the latter. R4 zoning districts generally permit 

contextual two- to three-story residential buildings with a maximum floor area ratio (FAR) of 

0.75, with an attic allowance of 20 percent for inclusion of space under a pitched roof. Front 

yards of 10 feet and rear yards of 30 feet are required, with side yards of at least eight feet. The 

maximum building height is 35 feet and one parking space is required per dwelling unit. 

Commercial uses are not permitted.  

The proposed C2-3 commercial overlay would cover only the portion of the lot within the 

exiting R4 zoning district, it would be established at a depth of 100 feet from Strang Avenue 

and from Baychester Avenue to the centerline of the block, approximately 90 feet.  Within an 

R4 zoning district, the proposed C2-3 commercial overlay permits a maximum commercial 

FAR of 1.0. Absent a residential use, the C2-3 commercial overlay permits two stories of 

commercial use and a range of neighborhood commercial uses, including local retail, and repair 

services. C2-3 overlays require one accessory parking space per 300 or 400 square feet for most 

retail uses.  The C2-3 commercial overlay waives the parking requirement where under 25 

spaces are required.  

The existing vacant structure on the development site would be demolished to facilitate the 
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development of a single-story commercial building containing approximately 3,600 square feet, 

which will be occupied by two retail uses. While no accessory off-street parking is required for 

the proposed development, the applicant intends to provide 12 accessory parking spaces. The 

accessory parking spaces would be accessed via a new 12.5-foot curb cut along Baychester 

Avenue, approximately 88 feet north of the intersection. Vehicles would exit the lot via a new 

14-foot curb cut on Strang Avenue, approximately 66 feet west of the intersection.    

ENVIRONMENTAL REVIEW 

This application (C 220171 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 No. 91 of 1977. The lead is 

the City Planning Commission. The designated CEQR number is 22DCP069X. 

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

Declaration was issued on March 14, 2022. The Negative Declaration included an (E) 

designation to avoid the potential for significant adverse impacts related to hazardous materials, 

air quality and noise (E-666). The requirements of the (E) designation are described in the 

Environmental Assessment Statement and Negative Declaration. 

UNIFORM LAND USE REVIEW 

This application (C 220171 ZMX) was certified as complete by the Department of City Planning 

on March 14, 2022, 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). 

 

Community Board Public Hearing 

On April 26, 2022, Bronx Community Board 12 held a public hearing on this application (C 

220171 ZMX) and on April 28, 2022, by a vote of 26 in favor, none opposed, and one 

abstaining, adopted a resolution recommending approval of the application. 
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Borough President Recommendation 

On May 12, 2022, the Bronx Borough President held a public hearing on this application (C 

220171 ZMX) who, on June 3, 2022, issued a recommendation to approve the application.  

 

City Planning Commission Public Hearing 

On May 25, 2022 (Calendar No. 3), the City Planning Commission scheduled June 8, 2022, for a 

public hearing on this application (C 220171 ZMX). The hearing was duly held on June 8, 2022, 

(Calendar No. 25). Two speakers testified in favor of the application and none in opposition. 

The applicant’s attorney presented an overview of the proposed zoning map amendment and 

reiterated the support of the community board and the Bronx Borough President. He also 

testified that the Bank of America has signed a lease to occupy one of the two spaces in the 

proposed retail development and that the applicant wants to attract a local merchant to occupy 

the remaining space. 

 

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

CONSIDERATION 

The Commission believes that this application for a zoning map amendment (C 220171 ZMX), is 

appropriate. 

This proposed action will facilitate the development of a one-story approximately 3,600-square-

foot commercial building containing two commercial uses on the ground floor along Baychester 

Avenue, a major neighborhood residential corridor in the Edenwald neighborhood of the Bronx.  

The Commission believes that the proposed R4/C2-3 zoning district is appropriate based on the 

surrounding context and built form.  The proposed one-story commercial building will blend in 

with the existing low-rise residential area and will serve this neighborhood as well as the 

surrounding area. The proposed development will also be across the street from an existing 

commercial shopping center located south of the development site. 
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The proposed C2-3 commercial overlay allows for local retail and services along neighborhood 

shopping corridors, a moderate amount of parking is required.  The proposed C2-3 overlay 

reflects the automobile dependent nature of the surrounding area, with no immediate access to 

mass transit present, aside from a bus line present along Baychester Avenue.  The proposed C2-3 

commercial overlay will front the Baychester Street residential corridor, providing an active 

ground floor space with additional retail and services replacing the existing vacant and blighted 

building currently on the site.   

The Commission believes that the configuration of the C2-3 commercial overlay constitutes a 

sound land use rationale and a well-considered plan.  The depth of the commercial overlay of 

100 feet from Strang Avenue and from Baychester Avenue to the centerline of the block, 

approximately 90 feet continues an existing commercial area on a prominent corner location.  

The configuration allows commercial uses on a wide street, adjacent to existing commercial 

without undue intrusion on surrounding residential uses.   

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. 2b, by establishing within an existing R4 District a C2-3 District bounded by a 

line 100 feet northerly of Strang Avenue, Baychester Avenue, Strang Avenue, and a line midway 

between Edson Avenue and Baychester Avenue, Borough of the Bronx, Community District 12, 

as shown on a diagram (for illustrative purposes only) dated March 14, 2022, and subject to the 

conditions of CEQR Declaration E-666. 
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The above resolution (C 220171 ZMX), duly adopted by the City Planning Commission on July 

13, 2022 (Calendar No. 14), 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, ORLANDO MARIN,  
LARISA ORTIZ, RAJ RAMPERSHAD, Commissioners 
 
 
LEILA BOZORG, Commissioner, ABSTAINING 


