CITY PLANNING COMMISSION
October 18, 2017 / Calendar No. 12

C 170392 ZMX

IN THE MATTER OF an application submitted by the Park Lane Residence Co. pursuant to
Sections 197-c and 201 of the New York City Charter for the amendment of the Zoning Map,
Section No. 7a:
1.

changing from an R6 District to an R8 District property bounded by Turnbull Avenue, a
line 250 feet westerly of Pugsley Avenue, Lafayette Avenue, and White Plains Road; and

2.

establishing within the proposed R8 District a C2-4 District bounded by Turnbull Avenue,
a line 200 feet easterly of White Plains Road, Lafayette Avenue, and White Plains Road;

Borough of the Bronx, Community District 9, as shown on a diagram (for illustrative purposes
only) dated June 5, 2017, and subject to the conditions of CEQR Declaration E-434.
This application for a zoning map amendment was filed by Park Lane Residence Co. (the
applicant) on May 3, 2017. The applicant proposes to change an R6 zoning district to R8 and
R8/C2-4 zoning districts at 1965 Lafayette Avenue (Block 3672, Lot 1). This application, in
conjunction with the related action (N 170393 ZRX), would facilitate the development of two new
mixed-use buildings containing approximately 425 affordable dwelling units in the Soundview
neighborhood of Community District 9 in the Bronx.

RELATED ACTION
In addition to the zoning map amendment (C 170392 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 170393 ZRX

Zoning text amendment to designate a Mandatory Inclusionary Housing
(MIH) area.

BACKGROUND
The applicant requests a zoning map amendment to change an R6 zoning district to R8 and R8/C24 zoning districts and a zoning text amendment to designate the area an MIH area on property located
at 1965 Lafayette Avenue in the Soundview neighborhood of the Bronx in Community District 9.
The requested actions would facilitate the development of two buildings containing approximately

425 units of affordable housing with ground floor commercial uses. One building would provide
292 units of affordable housing and 19,938 square feet of ground-floor retail and the second
building would provide 133 units of affordable senior housing.

The project area is currently zoned R6 and comprises the entire block bounded by Turnbull Avenue
to the north, Pugsley Avenue to the east, Lafayette Avenue to the south, and White Plains Road to
the west. Turnbull Avenue is a narrow street with a width of 60 feet, while Pugsley Avenue,
Lafayette Avenue, and White Plains Road are wide streets with widths of 100 feet. The project
area has a lot area of 157,896 square feet. The project area is a single tax (Block 3672, Lot 1) and
zoning lot, which comprises the entire rezoning area and development site.

The block is currently developed with a Mitchell-Lama project, the Park Lane Apartments
consisting of a single 21-story, 372,620-square-foot residential building, located in the middle of
the project area. The building contains 352 residential rental units, one superintendent’s unit, and
a 248-space accessory outdoor parking lot. Recreation spaces available to tenants include sitting
areas, a play area with a basketball court, and two accessory swimming pools.

In May 1968, the City transferred the project area to PACLA Apartments, Inc., a predecessor of
the applicant. In March 1971, the site was issued a temporary certificate of occupancy with a 50year deed restriction for the Mitchell-Lama development, which are set to expire in 2021. The
applicant is currently in negotiations with New York City Department of Housing Preservation
and Development (HPD) to renew the lease on the Mitchell-Lama building. In order to comply
with the Mitchell-Lama deed restriction, the applicant must get approval by HPD and the New
York State Department of Housing and Community Renewal (DHCR) to facilitate any
development on the site.

The proposed development would be located at the western end of the project area, in what is now
an approximately 79-space accessory parking lot and basketball court occupying about 38,300
square feet of lot area. The proposed development would consist of two buildings with a combined
floor area of 344,121 square feet consisting of approximately 425 affordable residential units and
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19,938 square feet of ground floor commercial use. The development would be built to the lot line
along Lafayette Avenue, White Plains Road, and Turnbull Avenue.

The first building would be a 14-story, approximately 292-unit affordable family building that
would contain the entire 19,938 square feet of commercial space. This building would front on
Lafayette Avenue, Turnbull Avenue, and White Plains Road, with a residential entrances on
Lafayette Avenue and Turnbull Avenue and commercial space along White Plains Road. The
second, 14-story, 133-unit affordable senior building would front on Turnbull Avenue where it
would provide a residential entrance.

Both buildings would have base heights of approximately 100 feet (10 stories) and maximum
building heights of 138 feet (14 stories) after a setback. The setbacks along the wide streets of
Lafayette Avenue and White Plains Road would be 10 feet, and the setback along the narrow street
of Turnbull Avenue would be 15 feet. The buildings would connect in the basement, where there
would be a 67-space accessory parking garage. The proposed development would conform to all
bulk and use requirements applicable under optional Quality Housing regulations in R8/C2-4
(MIH) districts.

All residential units would be located on the second through 14th floors, with residential lobbies
on the ground floor of each building. The proposed development would include amenity spaces
such as a fitness center, recreation rooms, and an outdoor recreation area.

The proposed

development would include a central open space and a relocated basketball court, which would be
at the southeastern portion of the development site.

Upon completion of the proposed development, the project area would remain as a single zoning
lot comprised of the proposed development, the existing Mitchell-Lama building, and the existing
eastern parking lot, which would be reconfigured. The project area would contain 716,741 square
feet of floor area for a floor area ratio (FAR) of 4.54, which is split between the 372,620 square
feet in the existing building and 344,121 square feet in the proposed development. The project
area would provide 268 parking spaces, including 159 in the reconstructed eastern parking lot, 42
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in a new parking lot between the existing building and the proposed development, and 67 in a
subsurface garage in the proposed development. The project area would also contain 43,985
square feet of lot coverage and 113,911 square feet of total open space.

The area surrounding the development site includes residential, commercial, and institutional uses.
Residential buildings range from single-family homes to 24-story apartment buildings. Stevenson
Commons, a mixed-use development with ground-floor retail and 955 units of affordable housing,
is southwest of the project area.

The current R6 zoning district permits mid-density residential uses up to an FAR of 2.43 or 3.0 for
Quality Housing buildings on wide streets, and up to 4.8 for community facility uses. The blocks
north of the project area are mapped with a C4-1 district that permits commercial uses up to a 1.0
FAR. This area includes the Bruckner Plaza, an automobile-oriented strip-mall-style shopping
center surrounded by large parking lots, located immediately north of the project area. The blocks
east of the project area are mapped with an R4 district, which permits one- and two-family
detached, semi-detached, and attached housing up to an FAR of 0.75.

To facilitate the proposed development, the applicant is seeking an amendment of the zoning map
to rezone approximately 107,888 square feet of the project area from R6 to R8 and R8/C2-4, while
leaving the remaining 50,008 square feet on the eastern portion of the zoning lot zoned R6. The
proposed R8 zoning district permits mid- to high-density residential uses up to an FAR of 6.02 for
residential use and 6.50 for community facility use. The C2-4 commercial overlay would permit
ground floor commercial uses up to an FAR of 2.0. The middle portion of the zoning lot would
be rezoned to an R8 district and would include the existing Mitchell-Lama building. The R8
zoning district allows the existing building to remain in conformance with zoning. The proposed
development would be located in the western area, which would be mapped with the R8/C2-4
district. The increased residential floor area is needed to enable the proposed development.

The applicant also proposes a zoning text amendment to designate an MIH area within the rezoning
area that applies the requirements of Option 1 and Option 2. Option 1 requires that at least 25
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percent of residential floor area must be provided as housing affordable to households at an average
of 60 percent of Area Median Income (AMI), and at least 10 percent of residential floor area must
be provided as housing affordable to households at an average of 40 percent of AMI, with no unit
targeted to a level exceeding 130 percent of AMI. Option 2 requires at least 30 percent of
residential floor area must be provided as housing affordable to households at an average of 80
percent of AMI, with no unit targeted to a level exceeding 130 percent of AMI. The approximately
425-unit proposed development would be 100 percent affordable but the Mandatory Inclusionary
Housing text will create either 107 units of permanently affordable housing, based on Option 1, or
128 units of permanently affordable housing, based on Option 2.

ENVIRONMENTAL REVIEW
This application (C 170392 ZMX), in conjunction with the application for the related action (N
170393 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 of
Procedure of 1991 and Executive Order No. 91 of 1977. The lead is the City Planning Commission.
The designated CEQR number is 17DCP172X.

After a study of the potential environmental impact of the Proposed Actions, a Conditional
Negative Declaration (CND), signed by the Applicant, was issued on June 2, 2017. The CND was
published in the City Record on June 12, 2017 and in the New York State Environmental Notice
Bulletin on June 14, 2017. Pursuant to the SEQRA regulations set forth in Volume 6 of the New
York Code of Rules and Regulations, Section 617.00 et seq., a 30-day comment period followed.
No comments were received.

On October 13, 2017, a Revised EAS and Revised CND were issued. The Revised EAS and
Revised CND reflect a clarification in the language pertaining to the proposed traffic mitigation
measures and the status of the Restrictive Declaration, which has been recorded and executed. The
Applicant signed the Revised Conditional Negative Declaration on October 13, 2017.
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In connection with the Proposed Actions, an (E) designation (E-434) would be assigned to sites
within the Development site (Block 3672, Lot 1) to avoid potential significant adverse impacts
related to hazardous materials, air quality and noise.
The (E) designation text related to hazardous materials is as follows:

Task 1-Sampling Protocol

The applicant submits to OER, for review and approval, a Phase I of the site along
with a soil, groundwater and soil vapor testing protocol, including a description of
methods and a site map with all sampling locations clearly and precisely represented.
If site sampling is necessary, no sampling should begin until written approval of a
protocol is received from OER. The number and location of samples should be
selected to adequately characterize the site, specific sources of suspected
contamination (i.e., petroleum based contamination and non-petroleum based
contamination), and the remainder of the site's condition. The characterization
should be complete enough to determine what remediation strategy (if any) is
necessary after review of sampling data. Guidelines and criteria for selecting
sampling locations and collecting samples are provided by OER upon request.

Task 2-Remediation Determination and Protocol

A written report with findings and a summary of the data must he submitted to OER
after completion of the testing phase and laboratory analysis for review and approval.
After receiving such results, a determination is made by OER if the results indicate
that remediation is necessary. If OER determines that no remediation is necessary,
written notice shall be given by OER.

If remediation is indicated from test results, a proposed remediation plan must be
submitted to OER for review and approval. The applicant must complete such
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remediation as determined necessary by OER. The applicant should then provide
proper documentation that the work has been satisfactorily completed.

A construction-related health and safety plan should be submitted to OER and would
be implemented during excavation and construction activities to protect workers and
the community from potentially significant adverse impacts associated with
contaminated soil, groundwater and/or soil vapor. This plan would be submitted to
OER prior to implementation.

With the measures specified above, the Proposed Actions would not result in any significant
adverse impacts related to hazardous materials.

The (E) designation text related to air quality is as follows:

Affordable Senior Building: Any new residential and/or commercial development
on the above-referenced property must use natural gas for HVAC systems and
ensure that the heating, ventilation and air conditioning stack release height is at
least 141 feet above ground level, and is no more than 181.5 feet from White Plains
Road to avoid any potential significant adverse air quality impacts.

Affordable Family Building: Any new residential and/or commercial development
on the above-referenced property must use natural gas for HVAC systems and
ensure that the heating, ventilation and air conditioning stack release height is at
least 141 feet above ground level, and is no more than 122 feet from White Plains
Road to avoid any potential significant adverse air quality impacts.

With the measures specified above, the Proposed Actions would not result in any significant
adverse impacts related to air quality.

The (E) designation text related to noise is as follows:
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To ensure an acceptable interior noise environment, the future residential and
community facility uses must provide a minimum of 31 dBA composite building
façade attenuation with windows closed along White Plains Road, in order to
maintain an interior noise level of 45 dBA. The minimum required composite building
façade attenuation for future commercial uses would be five dBA less than that for
residential uses. To maintain a closed-window condition, an alternate means of
ventilation must also be provided.

With the attenuation measures specified above, the Proposed Actions would not result in any
significant adverse impacts related to noise.

In addition, the City Planning Commission has determined that the Proposed Actions will have no
significant effect on the quality of the environment, once it is modified as follows:

The Applicant agrees to contact the New York City Department of Transportation, prior to
the issuance of the first temporary or permanent certificate of occupancy for any portion of
the Proposed Development, to inform them of the need to implement the following traffic
improvement measures:
 Transferring one second of green time at the intersection of Story Avenue and White
Plains Road from the northbound/southbound signal phase to the eastbound/westbound
signal phase in the weekday AM and PM and Saturday midday peak hours; and
 Converting the curb lane on the southbound approach of White Plains Road at Story
Avenue from a parking lane to a right turn lane.

Since certification of the Proposed Actions, the provision of the above traffic mitigation measures
has been incorporated into a restrictive declaration (the “Restrictive Declaration”) and recorded
against the Project Site on September 6th, 2017. The Restrictive Declaration restricts the manner
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in which the Project Site may be developed or redeveloped by requiring the Declarant to notify the
New York City Department of Transportation (“DOT”) prior to issuance of the first temporary or
permanent certificate of occupancy for any portion of the Proposed Development. In consultation
with DOT, the proposed traffic mitigation measures were deemed to be reasonable and appropriate.
Consequently, no significant adverse impacts related to traffic would occur.

UNIFORM LAND USE REVIEW
This application (C 170392 ZMX) was certified as complete by the Department of City Planning
on June 5, 2017, and was duly referred to Bronx Community Board 9 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 170393 ZRX), which was duly referred to Bronx
Community Board 9 and the Bronx Borough President in accordance with the procedures for nonULURP matters.

Community Board Public Hearing
Bronx Community Board 9 held a public hearing on this application (C 170392 ZMX) on August
7, 2017. On August 7, 2017, by a vote of eight in favor, none opposed, and with no abstentions,
the Community Board adopted a recommendation to approve the application with conditions.

In the Community Board recommendation letter, dated August 14, 2017, those conditions
included: extending the Mitchell-Lama affordability for the existing building; making repairs,
improvements, and upgrades to the existing Mitchell-Lama building and common areas;
developing a youth initiative program for youth and tenants of the existing Mitchell-Lama
building; beautifying and maintaining green spaces in medians along White Plans Road and
Lafayette Avenue; providing seniors and veterans preference to new buildings with dedicated
facilities for senior and community programing; collaborating with local non-profits to ensure up
to 25 percent of the construction work force are residents of the local community; obtaining a
commitment from the developer to create high quality building service jobs that pay union wages
and benefits; having the developer contribute $2,000 per year to a nearby school to assist with
programs.
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Borough President Recommendation
The Bronx Borough President held a public hearing on this application (C 170392 ZMX) on
August 24, 2017, and on September 13, 2017 issued a recommendation to approve the application
with conditions.

The Borough President gave a conditional approval by stating that there should be more two- and
three-bedroom units and a significant reduction of studio units in the affordable family building.
The Borough President noted that 67 percent of total units are studios and one-bedrooms for a
building that is identified as a family building. The Borough President also stated that he would
like to see at least 40 percent of units dedicated to two- and three-bedroom units and an increase
of these unit sizes, with at least 10 percent of total units being three-bedroom units.

The Borough President noted that the reason for the increased unit sizes is that in order to
accommodate families there needs to be more two- and three-bedroom units and the unit size needs
to be large enough to accommodate those families.

City Planning Commission Public Hearing
On September 6, 2017 (Calendar No. 1), the Commission scheduled September 19, 2017 for a
public hearing on this application (C 170392 ZMX), in conjunction with the related application (N
170393 ZRX). The hearing was duly held on September 19, 2017 (Calendar No. 23). Four
speakers from the applicant team testified in favor of the application.

The applicant team described the surrounding area, the proposed development, and their plan to
preserve the existing Mitchell-Lama building, and stated they would work with HPD on the size
and unit breakdown of the units to address the Borough President’s concerns.

There were no other speakers and the hearing was closed.
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WATERFRONT REVITALIZATION PROGRAM CONSISTENCY REVIEW
This application (C 170392 ZMX), in conjunction with the applications for the related application
(N 170393 ZRX), was reviewed by the City Coastal Commission for consistency with the policies
of the New York City Waterfront Revitalization Program (WRP), as amended, approved by the
New York City Council on October 30, 2013 and by the New York State Department of State on
February 3, 2016, pursuant to the New York State Waterfront Revitalization and Coastal Resources
Act of 1981, (New York State Executive Law, Section 910 et seq.). The designated WRP number
is 16-119.

This action was determined to be consistent with the policies of the New York City Waterfront
Revitalization Program.

CONSIDERATION
The Commission believes that this application for a zoning map amendment (C 170392 ZMX), in
conjunction with the related application for a zoning text amendment (N 170393 ZRX), is
appropriate.

The requested actions would facilitate the development of two new buildings containing
approximately 425 units of affordable housing and would include 19,938 square feet of groundfloor retail. The proposed development would facilitate new affordable housing to help address
the need for more housing in The Bronx and the City overall, consistent with the City goals for
promoting housing production and affordability. The Commission also notes that the proposed
zoning map amendment would allow for the existing Mitchell-Lama building to be in conformance
with zoning.

The proposed zoning text amendment would establish an MIH area coterminous with the rezoning
area, requiring permanent affordability for a portion of the units on site. While the development
that the requested actions would facilitate is proposed to be 100 percent affordable, mapping an
MIH area on the site would require approximately 107 units of permanently affordable housing
with Option 1 or approximately 128 units of permanently affordable housing with Option 2.
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The Commission acknowledges recommendations by Bronx Community Board 9, including
extending the Mitchell-Lama affordability for the existing building; making repairs,
improvements, and upgrades to the existing Mitchell-Lama building and common areas; providing
a senior and veterans preference to units in the new buildings, hiring local workers; creating highquality jobs; and providing community benefits. While these requests extend beyond the ambit of
this application for a zoning map amendment, the Commission notes nonetheless that, at the public
hearing and in the letter addressed to the Commission dated September 13, 2017, the applicant
stated that it would work with HPD to extend the affordability of the existing Mitchell-Lama
building; that it would make necessary repairs, improvements and upgrades to the existing building
and address any violations; that it would continue to meet with the Park Lane Tenant Association
and Community Board 9 to address tenant concerns about the existing building and any
construction issues; and that it was committed to working with local non-profits to ensure that the
general contractor would employ a significant percentage of workers from the local community.
The Commission specifically acknowledges the applicant’s agreement to work with HPD on
renewing the affordability of the existing 352-unit Mitchell-Lama building.

The Commission acknowledges the recommendation by the Bronx Borough President who gave a
conditional approval, stating there should be more two- and three-bedroom units and a significant
reduction of studio units in the affordable building, and that unit sizes need to be large enough to
accommodate families. The Commission further acknowledges the Borough President’s general
support for the project, the requested actions, and the applicant’s stated commitment to maintaining
the affordability of the existing building. The Commission encourages the applicant and HPD to
take these recommendations under consideration when determining the final unit mix.

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
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RESOLVED, that the City Coastal Commission finds that the action will not substantially hinder
the achievement of any WRP policy and hereby determines that this action is consistent with WRP
policies; 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 No. 7a:
1.

changing from an R6 District to an R8 District property bounded by Turnbull Avenue, a
line 250 feet westerly of Pugsley Avenue, Lafayette Avenue, and White Plains Road; and

2.

establishing within the proposed R8 District a C2-4 District bounded by Turnbull Avenue,
a line 200 feet easterly of White Plains Road, Lafayette Avenue, and White Plains Road;

Borough of the Bronx, Community District 9, as shown on a diagram (for illustrative purposes
only) dated June 5, 2017, and subject to the conditions of CEQR Declaration E-434.

The above resolution (C 170392 ZMX), duly adopted by the City Planning Commission on
October 18, 2017 (Calendar No. 12), 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.

MARISA LAGO, Chair
KENNETH J. KNUCKLES, Esq., Vice Chair
RAYANN BESSER, ALFRED C. CERULLO, III,
MICHELLE R. DE LA UZ, JOSEPH I. DOUEK, RICHARD W. EADDY,
CHERYL COHEN EFFRON, HOPE KNIGHT, ANNA HAYES LEVIN,
ORLANDO MARIN, LARISA ORTIZ, Commissioners
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