
CITY PLANNING COMMISSION 

February 27, 2019 / Calendar No. 16                                C 180171 ZMK 
 

IN THE MATTER OF an application submitted by Congregation Chasdei Belz Beth Malka pursuant to 
Sections 197-c and 201 of the New York City Charter for an amendment of the Zoning Map, Section No. 
22c, by establishing within an existing R5 District a C2-4 District bounded by Avenue C, McDonald 
Avenue, a line 150 feet northerly of Cortelyou Road, a line 100 feet easterly of Dahill Road, a line 180 
feet southerly of Avenue C, and Dahill Road, Borough of Brooklyn, Community District 12, as shown on 
a diagram (for illustrative purposes only) dated October 15, 2018. 
 
 

This application for a zoning map amendment was filed by Congregation Chasdei Belz Beth Malka 

(the applicant) on September 6, 2018, to map a C2-4 district within an existing R5 district on a 

portion of a block at 600 McDonald Avenue and 317 Dahill Road to facilitate the legalization and 

continued operation of a commercial banquet facility located in the interconnected cellar area of 

two existing school buildings in the Borough Park neighborhood of Community District 12, 

Brooklyn.  

 

BACKGROUND 

The applicant is proposing to rezone the northern and eastern portions of Block 5369 (Lots 1, 2, 3, 

4, 5, 6 and 82) along Avenue C between McDonald Avenue and Dahill Road, and along McDonald 

Avenue between Avenue C and Cortelyou Road, in the Borough Park neighborhood of Brooklyn 

Community District 12.  

The project area is currently zoned R5 and includes the development site, a school at 600 

MacDonald Avenue (Block 5369, Lots 6 and 82) that was enlarged pursuant to Board of Standards 

and Appeals (BSA) variances.  Lot 6, located at 600 McDonald Avenue, is a 27,678-square-foot 

irregular lot with 40 feet of frontage on Avenue C and 655 feet of frontage on McDonald Avenue. 

In 1997, the 600 McDonald Avenue lot was granted a BSA zoning variance (Cal. No. 1-96-BZ) to 

allow the addition of a second floor to an existing one-story school (with basement and cellar), 

including waivers of front yard, side yard, and rear yard requirements. The building contains 

60,846 square feet of floor area, for an FAR of 2.2, is 35 feet high with a 19-foot deep open yard 

at the north end along Avenue C, and a 123 foot deep open yard at the south end.  
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Lot 82, located at 317 Dahill Road, is a 10,000-square foot interior lot with frontage on Dahill 

Road and abuts Lot 6 to its rear. The building at 317 Dahill Road was constructed pursuant to a 

variance granted by the BSA in 2002 (Cal. No. 56-02-BZ) to allow construction of a four-story 

school, and included waivers of lot coverage, front, side and rear yard requirements. The four-

story building contains 31,507 square feet of floor area for an FAR of 3.15. The two school 

buildings on each of lots 6 and 82 are connected through the cellar.  

The cellar level spanning both lots, encompassing approximately 20,000 square feet, includes a 

multipurpose lunch room that jointly serves the schools and acts as an event venue for school-

related activities. Since at least June, 2007, the cellar mulit-purpose room has also functioned as a 

non-school related, commercial banquet hall (Use Group 9) which not permitted in an R5 zoning 

district. The use of this space as a commercial banquet hall was disclosed during BSA hearings for 

a proposed enlargement of the building (17-14-BZ; 1-96-BZII), but those applications were 

withdrawn in 2016 and 2014 respectively. The BSA requested that the applicant legalize the 

commercial banquet hall use and, to the present day, has continued to require that the applicant 

operate the illegal use in a manner that ensures the health and safety of its occupants. 

The other lots in the rezoning area (Lots 1, 2, 3, 4 and 5) are developed with two-story residential 

buildings, one of which includes a community facility use. The applicant has proposed to include 

them in the rezoning area to rationalize the zoning map and allow for additional uses along Avenue 

C, but no changes to these buildings or uses are proposed. The remainder of the subject block 

outside the project area is developed with housing, a synagogue, a gas station, and a one-story 

building supply retailer. 

The area around the development site contains a mix of uses, including warehouses and light 

industrial uses, retail, community facilities, schools and houses of worship, and residences. The 

area to the north of the project area is generally residential in character with commercial uses lining 

the ground floors along McDonald Avenue and Church Avenue, the neighborhood's main 

shopping street. Residential buildings in the area are two- to three-story, single- and multi-family 

detached, semi-detached, and attached homes, in addition to numerous multi-story apartment 

buildings of varying sizea. Interspersed with the residential uses are several community facilities 

and other non-residential uses. Directly to the east of McDonald Avenue is the predominantly 

residential neighborhood of Kensington. To the south, along McDonald Avenue, are industrial and 
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commercial uses that range from garages and building supply shops, to catering halls and other 

commercial uses serving the nearby residential neighborhoods. To the west of the project area is a 

mix of commercial, residential, and industrial uses, including a significant number of warehouse 

and industrial buildings. 

The F train, or “Culver Line,” emerges from below grade to elevated tracks immediately east of 

the project area and development site in the middle of McDonald Avenue. The project area is close 

to transit, with F and G train stops at Church Avenue two blocks to the north and an F train stop at 

Ditmas Avenue two blocks to the south. The B67 and B69 bus lines terminate just north of the 

project area, and run to Downtown Brooklyn. The B35 bus line runs along Church Avenue, one 

block to the north of the project area, between Sunset Park and Brownsville. 

Open spaces in the area include Dome Playground to the southwest, and the Avenue C Plaza 

opposite the northwest corner of the project area at McDonald Avenue and Avenue C. 

An R5 zoning district, in which the project area is located, extends north over much of the 

surrounding area. Commercial “overlay” zoning districts are mapped along several corridors, 

including C1-3 and C2-3 districts, along Church Avenue, along portions of Cortelyou Road, and 

along portions of 15th Avenue. When established within an R5 district, these commercial overlays 

allow a floor area ratio (FAR) of up to 1.0 of commercial use.  The Special Ocean Parkway District, 

which regulates the bulk of community facilities and off-street parking for residences, is east of 

the project area across McDonald Avenue.  

To facilitate the legalization of the Use Group 9 commercial banquet hall use, the applicant 

proposes a zoning map amendment to establish a C2-4 district within the existing R5 zoning 

district. R5 districts allow residential and community facility uses at a maximum FAR of 1.25 and 

2.0 respectively. The proposed R5/C2-4 district would allow commercial uses at a maximum FAR 

of 2.0 and Use Groups 5, 6, 7, 8, 9 and 14, including banquet halls. Because the existing illegal 

banquet hall space is located in a cellar, which is not floor area, and no new construction is 

proposed, the size and design of the building would remain unchanged.  
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ENVIRONMENTAL REVIEW 

This application (C 180171 ZMK) 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 agency is the 

City Planning Commission (CPC). The designated CEQR number is 18DCP076K.  

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

was issued on October 15, 2018.  

UNIFORM LAND USE REVIEW 

This application (C 180171 ZMK) was certified as complete by the Department of City Planning 

on October 15, 2018 and was duly referred to Brooklyn Community Board 12 and the Brooklyn 

Borough President in accordance with Title 62 of the rules of the City of New York, Section 2-

02(b). 

Community Board Public Hearing 

Brooklyn Community Board 12 held a public hearing on this application (C 180171 ZMK) on 

December 19, 2018, and on January 22, 2019, by a vote of 30 in favor, none opposed, and no 

abstentions, issued a recommendation to approve the project. 

Borough President Recommendation 

The Brooklyn Borough President held a public hearing on this application (C 180171 ZMK) on 

January 7, 2019, and on January 24, 2019 issued a recommendation to approve the application 

with the following condition: 

“That the Certificate of Occupancy (C of O) for 600 McDonald Avenue be revised to allow a Use 

Group 9 banquet hall and/or catering establishment subject to the condition that one or more active 

leases for a property within 2,000 feet of McDonald Avenue be on file with the New York City 

Department of Buildings (DOB), requiring no fewer than 50 parking spaces be secured during 

operating hours.” 
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City Planning Commission Public Hearing 

On January 9, 2019 (Calendar No. 7), the CPC scheduled January 30, 2019 for a public hearing on 

this application (C 180171 ZMK). The hearing was duly held on January 30 (Calendar No. 29). 

One speaker testified in favor of the application.  

The applicant’s representative described the history of the development of the schools, including 

the zoning waivers granted by the BSA. The applicant’s representative also described the 

commercial banquet use at the proposed development site, and discussed the operation of the 

facility, noting that it is a resource to the community for affordable weddings and other events, 

and that off-site parking is provided (50 spaces). The applicant’s representative made note that, as 

per zoning, the facility can currently host large events that are accessory to the school use, but can 

not lawfully host commercial events. The representative also discussed the commercially-active 

nature of surrounding area, noting that the proposed rezoning would be in keeping with this mixed 

nature. 

There were no other speakers and the hearing was closed. 

CONSIDERATION 

The Commission believes that this application for a zoning map amendment (C 180171 ZMK) is 

appropriate.  

The requested action would legalize the continued use of a commercial banquet hall for events not 

accessory to the school at this site. The commercial banquet hall has been illegally serving as a 

venue for social celebrations in the surrounding community. The proposed zoning change would 

be consistent with zoning and use in the surrounding area and would allow commercial use along 

McDonald Avenue, a major thoughfare with mass transit access. 

Nonetheless, the Commission notes its serious concerns over the willfull disregard by the applicant 

for the continued illegal use of the cellar as a commercial banquet hall for over 10 years and despite 

repeated BSA requests to discontinue the illegal use and pursue legalization. Zoning protects 

public health, safety and general welfare. Ignoring its regulations not only is illegal but also 

potentially puts human lives at risk. The Commission urges the applicant to promptly obtain all 
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required permits and licenses, make all necessary physical improvements to ensure a safe facility, 

and comply with all code requirements and inspections. 

The Commission notes that the applicant wishes to increase the bulk of the building fronting on 

McDonald Avenue and that the applicant would need to return to the BSA to expand or otherwise 

change the buildings. The Commission’s rezoning would not allow for the expansion of the school 

buildings.  

The Commission is pleased that the BSA is actively engaged in requiring the applicant to operate 

the commercial banquet hall in a manner that ensures the health and safety of its occupants. 

Regarding the recommendation of the Borough President regarding a revised Certificate of 

Occupancy contingent on a lease for parking, the Commission notes that this is beyond the scope 

of this application. 

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 22c, by 

establishing within an existing R5 District a C2-4 District bounded by Avenue C, McDonald 

Avenue, a line 150 feet northerly of Cortelyou Road, a line 100 feet easterly of Dahill Road, a line 

180 feet southerly of Avenue C, and Dahill Road, Borough of Brooklyn, Community District 12, 

as shown on a diagram (for illustrative purposes only) dated October 15, 2018. 

The above resolution (C 180171 ZMK), duly adopted by the City Planning Commission on 

February 27, 2019 (Calendar No. 16), 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. 
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