CITY PLANNING COMMISSION
April 5, 2017 / Calendar No. 8

C 170140 ZMX

IN THE MATTER OF an application submitted by 600 Associates, LLC pursuant to Sections
197-c and 201 of the New York City Charter for an amendment of the Zoning Map, Section No.
6c by changing from an M1-1 District to an R8A District property bounded by Eagle Avenue,
156th Street, Cauldwell Avenue, and a line 100 feet southwesterly of 156th Street, Borough of the
Bronx, Community District 1, as shown on a diagram (for illustrative purposes only) dated
November 14, 2016.

This application (C 170140 ZMX) for an amendment of the Zoning Map was filed by 600
Associates LLC (the applicant) on November 7, 2016. The applicant proposes to change an M1-1
zoning district to an R8A zoning district on a portion of one block (Block 2624, Lot 41) on the
south side of East 156th Street between Eagle Avenue and Cauldwell Avenue. This application, in
conjuction with the related action, would facilitate the development of a new mixed-use
development comprising residential and community facility uses in the Melrose neighborhood of
Community District 1, The Bronx.
RELATED ACTION
In addition to the zoning map amendment (C 170140 ZMX) which 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 170141 ZRX

Zoning text amendment to designate a Mandatory Housing Inclusionary area.

BACKGROUND
600 Associates LLC seeks approval of two related actions to facilitate a new mixed-use,
predominantly residential development at 600 East 156th Street (Block 2624, Lot 41), a 23,000square-foot site in the Melrose section of Bronx Community District 1. The site is generally
bounded by Eagle Avenue, East 156th Street and Cauldwell Avenue.

The site is owned by the applicant and is located in an M1-1 zoning district. It currently contains
an enclosed 90-space parking garage with first and second floor office space, as well as an adjacent

surface parking lot. The applicant is proposing to rezone the site to an R8A zoning district to
facilitate the development of a twelve-story mixed-use building containing a charter school on the
cellar and ground floor and approximately 175 units of affordable housing.

The existing M1-1 zoning district is a light manufacturing district that allows commercial, light
industrial and certain community facility uses. The maximum permitted floor area ratio (FAR) for
commercial and manufacturing uses is 1.0, and for community facility uses, the maximum FAR is
2.4. The maximum permitted height of the front building wall is 30 feet, and the maximum building
height is governed by the sky exposure plane.

The proposed R8A zoning district, in conjunction with the the proposed text amendment to
designate a Mandatory Inclusionary Housing (MIH) area, would allow a range of residential and
community facility uses. The proposed zoning would allow a maximum residential FAR of 7.2
and a maximum community facility FAR of 6.5. R8A Districts allow a maximum base height of
105 feet and a maximum overall building height of 145 feet in an inclusionary housing area. The
project does not include accessory residential parking, as the project area is located within the
Transit Zone. No parking is required for the charter school use.

The applicant is an affiliate of Phipps Houses, a nonprofit developer and operator of affordable
housing that acquired the project area in 2015. Phipps Houses owns and manages Via Verde, a
mixed-use residential development located two blocks west of the project areaas well as several
large apartment buildings within the Melrose Commons area.

The proposed development is a 12-story mixed-use building. The cellar and ground floors will
house a charter school and the upper floors will include approximately 175 residential units. The
entrance to the school will be along East 156th Street and the entrance to the residential portion of
the building would be along Cauldwell Avenue. There is a substantial grade change along East
156th Street, with the street level increasing from west to east on the site. Therefore, the cellar
level school space along Eagle Avenue will be at grade. The proposed development would be
built to a total of approximately 7.16 FAR, with approximately 6.54 FAR of residential use and
approximately 0.62 FAR of community facility use.
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In addition to the proposed zoning map amendment, the applicant proposes a zoning text
amendment to revise Appendix F. The proposed amendment would add the project area to Map 2
of Bronx Community District 1 inclusionary housing areas, and would designate the project area
as an MIH area with Option 1. Option 1 requires that 25 percent of residential floor area be housing
units affordable to residents with household incomes averaging 60 percent of the area median
income (AMI), with a minimum of 10 percent of housing affordable for households at 40 percent
of AMI.
The surrounding area is characterized by a mix of residential and institutional uses. Mapped
residential districts in the vicinity of the project area include R6, R7X, R7X/C2-3, R7-2, and C62. East 156th Street is lined with several large housing developments, including the 22-story New
York City Housing Authority (NYCHA) Saint Mary’s Park Houses on the block to the east of the
project area as well as the 18-story NYCHA Bronxchester Houses and the eight-story St. Ann’s
Apartments affordable housing development on the blocks to the west of the project area. The
eight-story buildings of St. Ann’s Apartments continue for a full block along the west side of Eagle
Avenue to the north of the project site. To the south of the project site, Eagle Avenue is
characterized by residential buildings of two to four stories. Cauldwell Avenue is lined with twoto five-story residential buildings. P.S. 157 is located directly across East 156th Street in a fourstory building.

ENVIRONMENTAL REVIEW
This application (C 170140 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 of 1977. The designated CEQR number
is 17DCP025X. The lead is the City Planning Commission.
After a study of the potential environmental impact on the proposed action, a Negative Declaration
was issued on November 14, 2016.
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UNIFORM LAND USE REVIEW
This application (C 170140 ZMX) was certified as complete by the Department of City Planning
on November 14, 2016 and was duly referred to Community Board 1 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 application for the related action (N 170141 ZRX), which was duly referred to the
Community Board and Borough President in accordance with the procedures for non-ULURP
matters.

Community Board Review
Community Board 1 held a public hearing on this application (C 170140 ZMX) and the application
for the related action (N 170141 ZRX) on January 19, 2017 and, on that date, by a vote of 21 in
favor, none in opposition, and with 2 abstentions, adopted a resolution recommending approval of
the application.

Borough President Recommendation
The Bronx Borough President held a public hearing on this application (C 170140 ZMX) on
February 1, 2017 and the related action (N 170141 ZRX) and issued a recommendation approving
the application on February 23, 2017.

City Planning Commission Public Hearing
On February 22, 2017 (Calendar No. 1), the City Planning Commission scheduled March 8, 2017
for a public hearing on this application (C 170140 ZMX). The hearing was duly held on March 8,
2017 (Calendar No. 17). There were four speakers in favor of the application and two speakers
opposed.

Four members of the applicant team spoke in favor of the project. The team included
representatives from the development team, the architecture team and a representative from Civic
Builders, the operator of the charter school within the proposed building. The team provided an
overview of the proposed development. A representative from Phipps Housing described the
neighborhood context and zoning, specifics of the proposed residential units and the coordination
with Community Board 1 and the Bronx Borough President. A representative from Curtis +
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Ginsberg Architects discussed the design and sustainability features of the proposed project as
well as proposed unit size in comparison with HPD standards. A representative from Civic
Builders discussed the specifics of the proposed charter school, including the program model and
expected capacity.

Two representatives of the SEIU 32BJ labor union spoke in opposition of the application, stating
that the developer should commit to paying living wages and provide affordable benefits to its
workers.

There were no other speakers and the hearing was closed.

CONSIDERATION
The Commission believes that this application (C 170140 ZMX) for an amendment of the Zoning
Map, in conjunction with the related application for a zoning text amendment (N 170141 ZRX), is
appropriate.

The requested actions would facilitate the development of a new mixed-use building with a cellar
and ground floor charter school and approximately 175 affordable dwelling units, which would be
affordable to individuals and families earning at or below 60% of the AMI under HPD’s ELLA
program. The proposed project would redevelop an underutilized site and help address the urgent
need for more affordable housing in the Bronx and the City as a whole. The Commission also
believes that the anticipated addition of a charter school in the cellar and ground floors of the
proposed development would serve the community by providing vital access to school seats in
Bronx Community District 1.

The proposed R8A zoning district is consistent with other nearby zoning districts and the proposed
development is appropriate for this location close to other large housing developments, including
the NYCHA Saint Mary’s Park Houses, Bronxchester Houses and the Phipps-developed Via
Verde. The project area is approximately one half mile northeast of The Hub, a significant
commercial corridor and convergence of major thoroughfares including East 149th Street, Melrose
Avenue and Third Avenue. The area is also well-served by mass transit.
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The Commission believes that the proposed rezoning reflects sound planning and will encourage
a complementary mix of uses to serve the growing neighborhood. In addition, the request to
designate the proposed rezoning area as a Mandatory Inclusionary Housing area will ensure
permanent affordability for a 25% of the units on the site. The Commission believes that the
proposed zoning text change will facilitate the development of permanently affordable housing
and additional housing for a wide range of families at different income levels. Such housing is
greatly needed in the South Bronx and in other parts of New York City.

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. 6c
changing from an M1-1 District to an R8A District property bounded by Eagle Ave, 156th Street,
Cauldwell Avenue, and a line 100 feet southwesterly of 156th Street, Borough of the Bronx,
Community District 1, as shown on a diagram (for illustrative purposes only) dated November 14,
2016.

The above resolution (C 170140 ZMX) duly adopted by the City Planning Commission on April
5, 2017 (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.
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