
CITY PLANNING COMMISSION 

March 27, 1996/Calendar No.20 C 960007 ZSK 

IN THE MATTER OF an application submitted by Haym Solomon Home for The Aged, 
pursuant to 197-c and 201 of the New York City Charter for the grant of a special permit 
pursuant to Section 74-90 of the Zoning Resolution to permit the establishment of a nursing 
home with approximately 240 beds on property located at 2300 Cropsey Avenue (Block 
6471, Lot 109; Block 6925, Lot 55), in an R6 District. 

The application for the special permit was filed by Haym Solomon Home for the Aged on 

July 10, 1995, for the development of a seven-story, 240-bed nursing home located in an R6 

zoning district in the Bensonhurst community of Community District 11 in Brooklyn. 

BACKGROUND 

The proposed site for the seven-story 240-bed Haym Solomon Nursing Home for the Aged is 

located at 2300 Cropsey Avenue, on the southern side of Cropsey Avenue between Bay 34th 

Street and 23rd Street, in an R6 zoning district. The new facility is intended to replace the 

existing 220-bed Haym Solomon Nursing Home for the Aged, built in 1957. The current 

facility is located on the western portion of the 83,209 square-foot proposed site; the new 

home is planned for the eastern portion of the site, presently occupied by an accessory 

parking lot for the existing facility. Upon completion of the proposed building, the existing 

nursing home, considered outmoded by current New York State standards and regulations, 

will be renovated and converted to 71 one-bedroom market-rate dwelling units designed to 

accommodate the independent elderly. 

Pursuant to Section 74-903, the proposed nursing home is subject to the special permit 

provisions of Section 74-90, which requires that nursing homes and health related facilities 
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within Community Board 11 meet certain findings. 

Another nursing home, the Sephardic Home for the Aged, is adjacent to the site on the west, 

and an adult residence, Bayview Manor Residence for Senior Citizens, and an auto service 

station are situated across the street from the site. The southern edge of the property borders 

the mapped, but unimproved, westbound service road of the Shore Parkway. The scale of the 

buildings on Cropsey Avenue, in the vicinity of the site, ranges from two to eighteen-stories. 

The property is located in a predominantly low to mid-rise residential neighborhood, which 

stretches to the north. The Shore Parkway forms a barrier between this community and the 

Gravesend Bay waterfront to the south. 

The site is served by the B and M trains, which stop five blocks away, located at the Bay 

Parkway Station at Bay Parkway and 86th Street. The B64 bus runs along Cropsey Avenue, 

connecting the Bay Ridge and Coney Island neighborhoods. The primary commercial street is 

86th Street, located three blocks away. Coney Island Hospital, the closest hospital, is located 

on Avenue Z and Ocean Parkway, two miles away. 

The proposed site (Block 6471, Lot 109 and Block 6925, Lot 55) is a single zoning lot. The 

street which had divided the blocks was closed many years ago. The 117,069 square foot 

nursing home, which will be constructed on the eastern portion of the site, will replace a 

parking lot, which is accessory to the existing 74,471 square-foot nursing home, located on 

the western portion of the site. The two buildings will generate a floor area ratio (FAR) of 

2 C 960007 ZSK 



2.28, which is lower than the maximum FAR of 2.43 allowable in an R6 district. An eight- 

foot wide enclosed pedestrian bridge is intended to span the driveway and parking area 

between the buildings and will link the new building with the existing structure. 

To replace the lot, the applicant proposes to provide 63 self park on-site parking spaces, 55 

spaces above ground and eight new underground spaces in the existing building. Excluding 

parking, 23,592 square feet will be devoted to open space. Landscaping improvements will 

include the planting of street trees and the enhancement of on-site passive recreation areas. 

Approximately 8,000 square feet on the first floor of the existing building will be converted 

to indoor recreation and chapel space, which also will be available to residents of the new 

nursing home. 

t.The proposed nursing home, which will be devoted to long-term care, will contain 

occupational and physical therapy rooms, social and group dining areas, small recreation 

rooms, indoor sitting areas and outdoor terraces. The facility also will accommodate an Adult 

Day Health Care program. 

The subject site borders about half of a mapped, unimproved section of the Shore Parkway 

westbound service road. The unimproved roadway, which extends from 24th Avenue to 32nd 

Street, is slated for construction in the 1998 Capital Budget (HWKP 127). The improvement 

will allow the two existing sections of the service road to be joined. Pursuant to New York 

City Administrative Code, the applicant will be required to develop that part of the roadway 
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fronting on the subject property to a width of 50 percent plus five feet of the mapped width 

if the roadway is not built before the nursing home starts construction. 

ENVIRONMENTAL REVIEW 

This application (C 960007 ZSK) 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 seg. and the 

City Environmental Quality Review (CEQR) Rules of Procedure of 1991 and Executive 

Order No. 91 of 1977. The designated CEQR number is 96DCP002K. The lead is the City 

Planning Commission. 

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

Declaration was issued on November 13, 1995. 

UNIFORM LAND USE REVIEW 

This application (C 960007 ZSK) was certified as complete by the Department of City 

Planning on November 13, 1995 and was duly referred to Community Board 11 and the 

Borough President, in accordance with Article 3 of the Uniform Land Use Review Procedure 

(ULURP) rules. 

Community Board Public Hearing 
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Community Board 11 held a public hearing on this application on January 11, 1996, and on 

that date by a vote of 25 to 0 with 0 abstentions, adopted a resolution recommending 

approval of the application. 

Borough President Recommendation 

This application was considered by the Borough President, who issued a recommendation 

approving the application on January 30, 1996. 

City Planning Commission Public Hearing 

On February 14, 1996 (Calendar No. 2), the City Planning Commission scheduled February 

28, 1996, for a public hearing on this application (C 960007 ZSK). The hearing was duly 

held on February 28, 1996 (Calendar No.10). The project's architect spoke in favor of the 

:.application, and briefly described the project. 

There were no other speakers and the hearing was closed. 

CONSIDERATION 

The Commission believes that the grant of this special permit is appropriate. 

Since the on-site six-story nursing home is situated at the high point of the site, it appears to 

be approximately the same height as the seven-story proposed facility located at a lower 

elevation. The proposed facility also will be harmonious with the Cropsey Avenue 
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streetscape to the east and west of Bay Parkway, which is comprised of residential buildings 

ranging in height from two to eighteen stories. 

The site will be extensively landscaped with several terraces that will take advantage of the 

sloping site and the waterfront views to the south. Two roof terraces, one on the proposed 

building with views of the waterfront and another on the north side of the existing building, 

will be developed and available to the nursing home residents. Also, the front yard along 

Cropsey Avenue will contain a paved passive recreation area with trees planted at the 

property line. The western edge of the site will be improved with a planting area that will 

shield the open parking spaces from the adjoining property and the ten-foot deep rear yard 

will be buffered by a six-foot wide planting area containing newly planted trees. 

The site is in a built-up neighborhood that is served by the 62nd police precinct and three 

outposts of the fire department. Coney Island Hospital is two miles from the proposed 

facility. The existing nursing home has transfer agreements with several hospitals in the 

vicinity of the site, including Coney Island Hospital, which will continue. 

The proposed site is located on Cropsey Avenue, a 125 foot wide street, and is one block 

from the Shore Parkway which has an entrance two blocks from the proposed site. The B 

and M trains stop four blocks away and a bus runs along Cropsey Avenue. The surrounding 

streets can adequately accommodate the projected departures and arrivals of the 

approximately 250 persons to and from the facility in a 24 hour period. 
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The proposed action will benefit the community through the establishment of a state-of-the- 

art nursing home. Although not subject to the proposed action, the plan to replace the 

outmoded on-site nursing home, and renovate and convert this building to housing for the 

independent elderly, is another benefit. Also, the establishment of the Adult Day Health Care 

program in the new facility, which will be available to the elderly in the community, is 

another gain. 

FINDINGS 

The City Planning Commission hereby makes the following findings pursuant to Sections 

74-90 and 74-903 of the Zoning Resolution: 

That the architectural landscaping treatment and the height of the proposed building 
containing such uses blends harmoniously with the topography of the surrounding area; 

That the proposed development will not require any significant additions to the supporting 
services of the neighborhood or that provision for adequate supporting services has been 
made; 

That the streets providing access to such use are adequate to handle the traffic generated 
thereby or provision has been made to handle such traffic, and 

That the disadvantages to the community imposed by the concentration of these facilities 
in the Community District are outweighed by the benefits derived from the proposed use. 

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 
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New York City Charter, that based on the environmental determination, and the 

consideration and findings described in this report, the application of Haym Solomon Home 

for the Aged for the grant of a special permit pursuant to Section 74-90 of the Zoning 

Resolution to permit the development of a nursing home with approximately 240 beds in 

property located at 2300 Cropsey (Block 6471, Lot 109 and Block 6925, Lot 55), in an R6 

District, Borough of Brooklyn, Community District 11, is approved, pursuant to Section 

Nos. 74-90 of the Zoning Resolution, subject to the following terms and conditions: 

1. The property that is the subject of this application (C 960007 ZSK) shall be developed 

in size and arrangement substantially in accordance with the dimensions, 

specifications and zoning computations indicated on the following plans, prepared by 

Daved Vandor, filed with this application and incorporated in this resolution: 

Drawing No. Title Last Date Revised 

Z-2 Proposed Site Plan 12/5/95 
Z-4 Lot Coverage and Average Curb Level and Zoning 12/5/95 

Calculations 
Z-5 Zoning Yards, Height and Setbacks and Open Space/ 12/5/95 

Parking 
Z-6 Gross Floor Area and Mechanical Deductions 7/7/95 
Z-12 Exterior Elevations 7/7/95 

2. Such development shall conform to all applicable provisions of the Zoning Resolution, 

except for the modifications specifically granted in this resolution and shown on the 

plans listed above which have been filed with this application. All zoning 

computations are subject to verification and approval by the New York City 
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Department of Buildings. 

Such development shall conform to all applicable laws and regulations relating to its 

construction, operation and maintenance. 

All leases, subleases, or other agreements for use or occupancy of space at the subject 

property shall give actual notice of this special permit to the lessee, sublessee or 

occupant. 

Upon the failure of any party having any right, title or interest in the property that is 

the subject of this application, or the failure of any heir, successor, assign, or legal 

representative of such party, to observe any of the covenants, restrictions, 

agreements, terms or conditions of this resolution whose provisions shall constitute 

conditions of the special permit hereby granted, the City Planning Commission may, 

without the consent of any other party, revoke any portion of or all of said special 

permit. Such power of revocation shall be in addition to and not limited to any other 

powers of the City Planning Commission, or of any other agency of government, or 

any private person or entity. Any such failure as stated above, or any alteration in 

the development that is the subject of this application that departs from any of the 

conditions listed above, is grounds for the City Planning Commission or the City 

Council, as applicable, to disapprove any application for modification, cancellation or 

amendment of the special permit hereby granted. 
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6. Neither the City of New York nor its employees or agents shall have any liability for 

money damages by reason of the city's or such employee's or agent's failure to act in 

accordance with the provisions of this special permit. 

The above resolution (C 960007 ZSK), duly adopted by the City Planning Commission on 

March 27, 1996 (Calendar No.20), is filed with the Office of the Speaker, City Council, and 

the Borough President together with a copy of the plans of the development, in accordance 

with the requirements of Section 197-d of the New York City Charter. 

JOSEPH B. ROSE, Chairman 

VICTOR G. ALICEA, Vice-Chairman 

AMANDA M. BURDEN, A.I.C.P., IRWIN G. CANTOR, P.E., 

KATHY HIRATA CHIN,ESQ., ALEXANDER GARVIN, 

ANTHONY I. GIACOBBE, ESQ., WILLIAM J. GR1NKER, 

BRENDA LEVIN, EDWARD T. ROGOWSKY, RONALD SHIFFMAN, A.I.C.P., 

JACOB B. WARD, ESQ., Commissioners 
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Sections 197-c and 201 of the New York City Charter for the grant of a special permit pursuant 
to Section 74-90 of the Zoning Resolution to permit the development of a nursing home with 
approximately 240 beds on property located at 2300 Cropsey Avenue (Block 6471, Lot 109; Block 
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