CITY PLANNING COMMISSION
January 30, 2019 / Calendar No. 15

C 190143 ZMX

IN THE MATTER OF an application submitted by New York City Housing Authority pursuant
to Sections 197-c and 201 of the New York City Charter for an amendment to the Zoning Map,
Section No. 6a:
1.

eliminating from within an existing R6 District a C1-4 District bounded by Willis Avenue,
East 147th Street, a line 100 feet southeasterly of Willis Avenue, and East 146 th Street;

2.

changing from an R6 District to an R7X District property bounded by Willis Avenue, East
147th Street, a line 175 feet southeasterly of Willis Avenue, a line midway between East
147th Street and East 146th Street, a line 100 feet southeasterly of Willis Avenue, and East
146th Street; and

3.

establishing within the proposed R7X District a C2-4 District bounded by Willis Avenue,
East 147th Street, a line 100 feet southeasterly of Willis Avenue, and East 146 th Street;

Borough of the Bronx, Community District 1, as shown on a diagram (for illustrative purposes
only) dated October 15, 2018.

This application for a zoning map amendment was filed by the New York City Housing
Authority (NYCHA) on October 10, 2018. Together with the related action for a zoning text
amendment, it would facilitate a new 15-story, 110,354-square-foot building with 101 units of
affordable housing and approximately 8,560 square feet of ground floor retail at 472 – 474 Willis
Avenue in the Mott Haven neighborhood of the Bronx, Community District 1.
RELATED ACTION
In addition to the zoning map amendment (C 190143 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 190144 ZRX

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

BACKGROUND
NYCHA proposes a zoning map amendment and a zoning text amendment to facilitate a new
mixed-use, affordable housing development in the Mott Haven neighborhood of the Bronx,
Community District 1. The requested actions would maximize affordable housing opportunities
and permit a wider variety of commercial uses. The project site is part of the Betances VI Houses
NYCHA campus. The portion of the NYCHA campus where the project is proposed (Block
2291; Lots 1 and 101) is the area proposed to be rezoned. It is bounded by East 146th Street,
Willis Avenue and East 147th Street.
Lot 1 is an approximately 27,164-square-foot parcel improved with a five-story, 49-unit
residential building, as well as a partially vacant one-story commercial building with three
storefronts and an underground parking garage. The existing buildings were built in 1973. The
floor area of the existing residential building is approximately 45,550 square feet, and the floor
area of the existing commercial building is approximately 9,843 square feet, for a total floor area
of 55,393 square feet and floor area ratio (FAR) of 2.02. There is a curb cut on East 146th Street
that begins approximately 52 feet east of Willis Avenue and extends to the eastern end of the
development site. Lot 101 is a vacant 19-inch strip that runs along Willis Avenue between 146th
Street and East 147th Street.
Mott Haven was the subject of NYCHA’s 2014 Make Mott Haven Transformation Plan. The
Plan was the first of the agency’s projects under the federally funded Choice Neighborhoods
Initiative. The Choice Neighborhoods Initiative leverages significant public and private dollars to
support locally driven strategies that address struggling neighborhoods with distressed public or
United States Department of Housing and Urban Development assisted housing through a
comprehensive approach to neighborhood transformation.
The Plan was the result of two years of resident and local stakeholder engagement to create a
neighborhood revitalization plan that would expand affordable housing, provide economic
opportunities for residents, and beautify the neighborhood. Two sites, Betances V and VI, were
identified during this process as opportunities to develop additional affordable housing .
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In May 2017, NYCHA and the New York City Department of Housing Preservation and
Development entered negotiations with Betances VI Partners, LLC, the development team
selected following a competitive Request for Proposals process.
The surrounding area is predominantly developed with multi-family residential buildings and
commercial uses, with scattered institutional uses, including the South Bronx Preparatory school,
offices for the New York City Human Resources Administration and the Horizon Juvenile
Center. Clark Playground is three blocks to the southwest, and the renovated Roberto Clemente
Plaza, one block to the north, recently opened. “The Hub” is located to the north of the project
site. The Hub, located at the convergence of East 149th Street, Willis Avenue and Third Avenue
East, is the borough’s largest shopping district. It is zoned C4-4, a regional commercial zoning
district that allows 3.4 commercial FAR and an R7-2 residential equivalent. R7-2 permits up to
3.4 FAR of residential floor area. C1-4 and C2-4 overlay districts are located along Willis
Avenue and on Brook Avenue, east of the project site. Willis Avenue is characterized by mixed
use development. C1 and C2 overlays are local retail districts that permit an FAR of up to 1.0.
Residential use is governed by the underlying residential district, which is R6 at this location.
R6 is a medium-density residential district that is widely mapped in the Bronx. R6 districts allow
all housing types at a maximum FAR of up to 2.43 for residential uses and up to 4.8 for buildings
containing community facility uses. Developments in R6 districts can use either “height factor”
or Quality Housing regulations. Height factor regulations allow residential and community
facility uses with no fixed height limits. Building envelopes are regulated by an open space ratio
and a sky exposure plane after a maximum base height of 60 feet. Quality Housing regulations
allow a maximum FAR of 3.0 and allow residential and community facility uses. The maximum
base height before setback is 65 feet with a maximum building height of 75 feet with a
qualifying ground floor (13 feet high). The maximum building height is 70 feet without a
qualifying ground floor. On a narrow street (beyond 100 feet of a wide street), the maximum
FAR is 2.2; the maximum base height before setback is 45 feet, with a maximum building height
of 55 feet.
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Residential uses in R6 districts with MIH have a maximum FAR of 7.2 and community facility
uses have a maximum FAR of 6.5. The maximum height for MIH buildings with qualifying
ground floors is 145 feet, or 14 stories, with a maximum base height of 105 feet. The building
must set back above the maximum base height to a depth of 10 feet on a wide street and 15 feet
on a narrow street. Off-street parking is required for 70 percent of the dwelling units. This
requirement is lowered to 50 percent of the units if the lot area is less than 10,000 square feet, or
if Quality Housing provisions are used.
The project site is located on the east side of Willis Avenue. Willis Avenue serves as a northsouth corridor through Mott Haven, terminating at the Hub. The area is well-served by public
transit, including the 2 and 5 subway lines via the 3rd Avenue – 149th Street Station, which is
two blocks to the north. The area is also served by numerous bus lines, including the Bx15, Bx2,
Bx21, Bx4, Bx19 and SBS41.
NYCHA proposes a zoning map amendment to rezone the project site from the existing R6
district to R7X, and replace the existing C1-4 commercial overlay with a C2-4 commercial
overlay. Changing the zoning district from R6 to R7X would increase the allowable FAR on the
project site from 3.00 to 6.00 and trigger MIH. Community facility uses under the proposed
zoning would range from 4.80 to 5.00 FAR. Commercial uses would remain at an FAR of 2.00
under the proposed zoning. In R7X districts above a base height of 60 to 85 feet, the building
must be set back a depth of 10 feet on a wide street and 15 feet on a narrow street before rising to
its maximum height of 120 feet. If providing a qualifying ground floor, the maximum base
height is 95 feet and the maximum height of the building is 125 feet.
The proposed actions would facilitate the construction of a new 15-story, 145-foot tall mixed-use
development comprising 101 apartments, including units for formerly homeless individuals,
from the 2nd to 15th floors, with commercial uses and a residential lobby on the ground floor.
Community facility supportive services would be available for building residents. The cellar
would include building utilities, residential laundry, storage, and commercial space accessible
from the ground floor. Also included would be storage space for 51 bicycles and an outdoor 2nd
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floor terrace. The gross area of the proposed development would be 110,354 square feet,
including 8,560 gross square feet of commercial space.
The northern face of the ground floor of the proposed development is not facing a street and
would consist of commercial uses, it has no windows, and is 41 feet from the southern face of the
existing NYCHA residential building on the project site. The northern face of the six-story
portion of the proposed development has windows and is 60 feet from the southern face of the
existing NYCHA residential building, complying with minimum distance between building
requirements for buildings on the same zoning lot.
In addition to the proposed zoning map amendment, the applicant also requests a zoning text
amendment to designate the project area as an MIH area mapped with Option 2. Option 2
requires that 30 percent of residential floor area be reserved for housing units affordable to
residents with household incomes averaging 80 percent of the area median income (AMI). No
more than three income bands can be used to average out to 80 percent, and no income band can
exceed 130 percent of the AMI.
ENVIRONMENTAL REVIEW
This application (C 190143 ZMX), in conjunction with the application for the related action (N
190144 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 agency is NYCHA. The
designated CEQR number is 18CHA005X.
After a study of the potential environmental impact of the proposed actions, a Negative Declaration
signed by the applicant was issued on October 10, 2018. This Negative Declaration was prepared
in accordance with Article 8 of the Environmental Conservation Law 6NYCRR part 617.
UNIFORM LAND USE REVIEW
This application (C 190143 ZMX) was certified as complete by the Department of City Planning
on October 15, 2018 and was duly referred to Bronx Community Board 1 and the Bronx
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Borough President in accordance with Title 62 of the Rules of the City of New York, Section 202(b), along with the application for the related action (N 190144 ZRX), which was duly referred
in accordance with the procedures for non-ULURP matters.
Community Board Public Hearing
Bronx Community Board 1 held a public hearing on this application (C 190143 ZMX) on
October 25, 2018, and on that date, disapproved the application by a vote of three in favor, 23
opposed, and with no abstentions, with the following conditions:
“That accurate information is provided and that the firm be more immersive
with Community Board One. That the firm provide quarterly updates to the
Board as to all elements of the project.
Disclosure of lease terms Lemle & Wolff will have with NYCHA.
LW Lemle & Wolff Companies confirm in writing that the stated 30 homeless
persons to be housed in the project be from the Bronx Community Board One
District of Mott Haven, Melrose, or Port Morris.
Put in writing that residents of Community Board One have a preference under
the tenant selection process and at what percentage. For the developer to
prioritize as stated to advance the selection of existing Bronx Community
Board One residents who are presently on the NYCHA waiting list before
placing persons through the City's lottery process for tenant selection.
That the developer have a sustainable maintenance plan for the project. Include
a good active play area for the children of the tenants. Provide to the Board the
number of local job opportunities available for Community Board One
residents during construction and post construction by percentage of the
project's total number of jobs to be created. Provide job training and financial
literacy programs for the tenant population.”
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Borough President Recommendation
The Bronx Borough President held a public hearing on this application (C 190143 ZMX) on
November 14, 2018, and on December 13, 2018 issued a recommendation to approve the
application.
City Planning Commission Public Hearing
On December 5, 2018 (Calendar No. 3), the City Planning Commission scheduled December 19,
2018, for a public hearing on this application (C 190143 ZMX) and the related application (N
190144 ZRX). The hearing was duly held on December 19, 2018 (Calendar No. 23). An
applicant team consisting of two speakers testified in favor of the application, and one speaker
testified in opposition.
A representative of the applicant described the project and the actions requested. The speaker
stated that the actions and the proposed development would further the goals of NYCHA’s Make
Mott Haven Transformation Plan. The speaker also said that the development would bring much
needed affordable housing to the area, including units for homeless individuals.
A speaker from The Bridge, the non-profit organization that would be tasked with providing
supportive services in the proposed development, spoke about the on-site programming they
would provide to building residents.
A representative of the Service Employees International Union, Local 32BJ testified against the
project, stating that the applicant has had productive conversations with the union, but has not
committed to the union’s desired wage and benefit levels for building staff.
There were no other speakers and the hearing was closed.
CONSIDERATION
The Commission believes that the proposed zoning map amendment (C 190143 ZMX), in
conjunction with the related modified zoning text amendment (N 190144 ZRX) is appropriate.
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The proposed rezoning from an R6/C1-4 zoning district to an R7X/C2-4 district will facilitate the
development of a mixed-use building containing ground floor retail and a 15-story residential
component containing approximately 101 affordable dwelling units. The rezoning will require
permanent affordability for a portion of the units for developments within the rezoning area. The
proposed developments will facilitate new housing, including affordable housing, to help address
the dire need for more housing in the Bronx and in the city overall, consistent with City objectives
for promoting housing production and affordability. In addition, it will help redevelop
underutilized sites with excellent transit access.
The proposed zoning district is appropriate. The permitted residential density and building height
are appropriate for this location based on the higher-density areas and the residential and
commercial uses that currently exist in the Mott Haven neighborhood and the Hub today. The
project site is close to public transit and has frontage on Willis Avenue, a well-utilized
commercial corridor in the neighborhood. The actions will support the preservation of the
existing residential density and character of the midblock section between East 146th and East
147th Street, while extending the opportunity for higher density development already available
in the C4-4 zoning district across the street to the north. The proposed change to the existing
commercial overlay in the project area from an R6/C1-4 to an R7X/C2-4 commercial overlay
will increase the permitted number of uses, enhancing the mixed-use character along the section
of Willis Avenue leading into the Hub.
The proposed zoning text amendment (N 190144 ZRX) is appropriate. On January 24, 2019, in
response to feedback received during the public review process, the applicant revised the
proposed zoning text amendment to map both Option 1 and Option 2. Option 1 requires that at
least 25 percent of the residential floor area be provided as housing permanently affordable to
households with incomes at an average of 60 percent of the AMI. Within that 25 percent, at least
10 percent of the square footage must be used for units affordable to residents with household
incomes at an average of 40 percent of the AMI, with no unit targeted to households with incomes
exceeding 130 percent of the AMI.
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Designating an MIH area is consistent with citywide objectives promoting production of
affordable housing, especially in transit-accessible locations.
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 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. 6a:
1.

eliminating from within an existing R6 District a C1-4 District bounded by Willis Avenue,
East 147th Street, a line 100 feet southeasterly of Willis Avenue, and East 146 th Street;

2.

changing from an R6 District to an R7X District property bounded by Willis Avenue, East
147th Street, a line 175 feet southeasterly of Willis Avenue, a line midway between East
147th Street and East 146th Street, a line 100 feet southeasterly of Willis Avenue, and East
146th Street; and

3.

establishing within the proposed R7X District a C2-4 District bounded by Willis Avenue,
East 147th Street, a line 100 feet southeasterly of Willis Avenue, and East 146 th Street;

Borough of the Bronx, Community District 1, as shown on a diagram (for illustrative purposes
only) dated October 15, 2018.
The above resolution (C 190143 ZMX), duly adopted by the City Planning Commission on
January 30, 2019 (Calendar No. 15), 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 Chairman
ALLEN P. CAPPELLI, ESQ., ALFRED C. CERULLO, III, MICHELLE DE LA UZ,
JOSEPH DOUEK, RICHARD W. EADDY, HOPE KNIGHT, ANNA HAYES LEVIN,
ORLANDO MARIN, LARISA ORTIZ, RAJ RAMPERSHAD, Commissioners
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