
 

 

CITY PLANNING COMMISSION 
 
September 15, 2010/Calendar No. 5               C 100036 ZMX 
 
IN THE MATTER OF an application submitted by Crossings Partners LLC pursuant to 
Sections 197-c and 201 of the New York City Charter for an amendment of the Zoning Map, 
Section No. 6c: 
 
1. eliminating from within an existing R7-1 District a C2-4 District bounded by Southern 

Boulevard, Hunts Point Avenue, Bruckner Boulevard, a line 200 feet northeasterly of 
Barretto Street, a  line midway between Southern Boulevard and Bruckner Boulevard, 
and a line 400 feet northeasterly of Barretto Street; and 

 
2. changing from an R7-1 District to a C4-5X District property bounded by Southern 

Boulevard, East 163rd Street, Bruckner Boulevard, a line 200 feet northeasterly of 
Barretto Street, a  line midway between Southern Boulevard and Bruckner Boulevard, 
and a line 400 feet northeasterly of Barretto Street; 

 
Borough of the Bronx, Community District No. 2 as shown on a diagram (for illustrative 
purposes only) dated June 7, 2010 and subject to the conditions of CEQR Declaration E-258. 
 
 
The application for an amendment to the Zoning Map was filed by Crossings Partners LLC July 

24, 2009 to change from an R7-1/C2-4 District to a C4-5X District, on a site bounded by Hunts 

Point Avenue to the north, Bruckner Boulevard to the east and Southern Boulevard to the west, 

in Longwood, Community District 2, Borough of the Bronx.  The requested action would 

facilitate the development of a 10-story mixed-use building. 

 

BACKGROUND 
 

The applicant is seeking approval for an amendment to the zoning map to change a portion of 

Block 2735 (Lots 17, 19, 20 & 28) from an R7-1/C2-4 District to a C4-5X District.  The area to 

be rezoned is generally bounded by Hunts Point Avenue to the north, Bruckner Boulevard to the 

east and Southern Boulevard to the west. The rezoning area is comprised of four adjoining 

parcels totaling approximately 55,000 square feet that contain two, 1-story commercial buildings, 

a gas station/convenience store and a vacant lot. Adjacent to the area to be rezoned, along 

Southern Boulevard, are a 3- story commercial building, two 6-story residential buildings and a 

1-story commercial building on Barretto Street. Along Bruckner Boulevard adjacent to the 
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rezoning area, are six 3-story residential buildings, and two 5-story residential buildings with 

ground floor retail at the corner of Barretto Street.  

 

The areas south and west of the rezoning are characterized by 5- to 6-story apartment buildings 

many with ground floor retail, several multi-family walkup buildings as well as single-story 

retail establishments. To the east, on the other side of the Bruckner Expressway and Amtrak Rail 

line is the Hunts Point neighborhood, characterized by food related industrial uses and a 

residential neighborhood. To the north commercial uses are concentrated along Westchester 

Avenue, Intervale Avenue and Southern Boulevard.  These areas are supported by the Southern 

Boulevard Business Improvement District (BID) which was established in 2007 (ULURP No. C 

070464 BDX). The BID serves 134 businesses within the boundaries of 163rd Street and east 

167th Street along Southern Boulevard and Westchester Avenue between Fox and Hoe Streets. 

 

Southern Boulevard is a major north-south thoroughfare and the Bruckner Expressway is a major 

east-west thruway both of which provide good access to the rezoning area. Several buses provide 

access to the site including: Bx6 cross town bus which runs along 163rd Street/Hunts Point 

Avenue, the Bx5 which runs along Bruckner Boulevard/Story Avenue and the Bx19 which runs 

along Southern Boulevard. The IRT No. 6 runs along Southern Boulevard/Westchester Avenue 

and stops at the Hunts Point Avenue station across from the project site and the IRT No. 2 and 

No. 5 runs along Westchester Avenue and has a stop at Westchester Avenue and Prospect 

Avenue within walking distance of the development site. 

 

The area to be rezoned is currently zoned R7-1 with a C2-4 commercial overlay district.  R7-1 is 

a medium-density height factor district, which permits buildings ranging from eight to fourteen 

stories. The maximum permitted FAR is 3.44 for residential and 4.8 for community facility. If 

developed pursuant to Quality Housing the maximum permitted residential FAR is 4.0 on a wide 

street. Parking is required for 60% of dwelling units, or 50% if Quality Housing provisions are 

used. C2-4 commercial overlays permit local retail and service establishments (Use Groups 5-9) 

with maximum FAR of 2.0.  
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The proposed C4-5X is a commercial district that allows a range of uses, residential (Use Groups 

1-2), community facilities (Use Groups 3-4) and a variety of commercial uses (Use Groups 5, 6, 

8, 9, 10 and 12).  The C4-5X is the commercial equivalent of the R7X and has similar bulk 

regulations; a street-wall is required with a minimum base height of 60 feet and a maximum base 

height of 85 feet.  The maximum building height is 125 feet.  The maximum FAR for residential 

and community facility uses is 5.0 and 4.0 for commercial uses.  Parking is required for 50% of 

the dwelling units and is generally not required for commercial and community facility uses. 

 

The proposed action would facilitate the construction of a ten-story mixed use development 

known as, the Crossings at Southern Boulevard.  The proposed building would have two-stories 

of retail totaling approximately 91,000 square feet, a four-story office tower fronting Bruckner 

Boulevard totaling approximately 48,000 square feet and an eight-story, approximately 133,000 

square feet residential tower above the Hunts Point Avenue and Southern Boulevard frontages 

with 136 units of housing. The residential lobby would be located along Southern Boulevard and 

the office lobby would be located along Bruckner Boulevard. The retail uses currently 

envisioned for the first floor of the project include local retailers of 1,000 and 5,000 square feet, 

while the second floor is currently anticipated to include larger “mid-box” retailers of between 

15,000 and 40,000 square feet. In addition, a cellar level 170-space parking garage will also be 

provided including bicycle parking with access along Bruckner Boulevard. 

 

On December 8, 1999 the City Planning Commission approved a previous application (ULURP 

No. C 990102 ZMX) to rezone a portion of the project site (Lot 28) from C8-3 district to  

R7-1/C2-4 district. That application included three block fronts along Bruckner Boulevard 

between Hunts Point and Longwood avenues. The rezoning was approved to reflect existing land 

use patterns by bringing existing residential uses into conformance, allow the reuse of three 

vacant residential buildings and allow for the redevelopment of a vacant parcel with retail uses 

that were more in character with the surrounding residential neighborhood. 
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ENVIRONMENTAL REVIEW 

This application (C 100036 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 No. 91 of 1977. The 

designated CEQR number is 09DCP070X. The lead is the City Planning Commission.   

 

After a study of the potential environmental impact of the proposed action (C 100036 ZMX), a 

Negative Declaration was issued on June 7, 2010.  The Negative Declaration included (E) 

designations (E-258) for hazardous material, air quality, and noise impacts.  

Hazardous Materials 

To avoid any potential significant adverse hazardous materials impacts, the proposed action 

would place an (E) designation on Block 2735, Lots 17, 19, 20, and 28. The (E) designation 

would require that the fee owner of the sites conduct a testing and sampling protocol and 

remediation where appropriate, to the satisfaction of the NYCDEP before the issuance of a 

building permit by the Department of Buildings pursuant to the provisions of Section 11-15 of 

the Zoning Resolution (Environmental Requirements). The (E) designation will also include a 

mandatory construction-related health and safety plan which must be approved by NYCDEP. 

Air Quality 

To avoid the potential for significant adverse air quality impacts related to HVAC emissions, an 

(E) designation would be placed on Block 2735, Lot 28. The (E) designation would require that 

any new commercial development on the above-referenced properties must ensure that the 

heating ventilating and air conditioning (HVAC) stack(s) are located at least 54 feet from the lot 

lines facing Hunts Point Avenue and Southern Boulevard with the use of natural gas as the type 

of fuel for space heating and hot water (HVAC) systems, to avoid any potential significant air 

quality impacts. 

Noise 

To avoid the potential for significant adverse impacts related to noise, an (E) designation would 

be placed on Block 2735, Lot 17, 19, & 20. The text for the (E) designations is as follows: 
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In order to ensure an acceptable interior noise environment, future residential/commercial uses 

must provide a closed window condition with a minimum of 35 dB(A) window/wall attenuation 

on all facades in order to maintain an interior noise level of 45 dB(A). In order to maintain a 

closed-window condition, an alternate means of ventilation must also be provided. Alternate 

means of ventilation includes, but is not limited to, central air conditioning or air conditioning 

sleeves containing air conditioners 

 
UNIFORM LAND USE REVIEW PROCEDURE 
 

This application (C 100036 ZMX) was certified as complete by the Department of City Planning 

on June 7, 2010, and was duly referred to Bronx Community Board 2 and the Bronx Borough 

President, in accordance with Title 62 of the Rules of the City of New York, Section 2-02(b).   
 

 

Community Board Public Hearing 

Community Board 2 held a public hearing on this application on June 30, 2010, and on that date 

by a vote of 27 to 0 with 6 abstentions adopted a resolution recommending approval of the 

application. 
 

 

Borough President Recommendation 

This application (C 100036 ZMX) was considered by the Bronx Borough President who issued a 

recommendation approving the application on August 9, 2010.  
 

 

City Planning Commission Public Hearing 

On July 28, 2010, (Calendar No. 3), the City Planning Commission scheduled August 11, 2010 

for a public hearing on this application (C 100036 ZMX).  The hearing was duly held on August 

11, 2010 (Calendar No. 14).  There were three speakers in favor of the application.  
 

Those speaking in favor of the application included a representative for the applicant, the 

architect and a representative from the Southern Boulevard BID.  The applicant described the 

proposal and emphasized the site’s prominent location and stated that the redevelopment of the 
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site would serve as a catalyst in the continued revitalization of the area.   The architect described 

the building’s design and that its proximity to the elevated Bruckner Expressway influenced the 

design of the building specifically the residential portion beginning above the level of the 

Bruckner Expressway. A representative of the Southern Boulevard BID stated that the project 

would beautify the area, bring more businesses and shoppers and provide an opportunity to 

expand BID membership.  There were no other speakers and the hearing was closed. 

 

CONSIDERATION 

The Commission believes that the proposed zoning map amendment (C 100036 ZMX) is 

appropriate. 
 

The Commission notes that the proposed zoning map change from R7-1/C2-4 to C4-5X would 

facilitate the construction of a new 10-story mixed use building with two-stories of retail totaling 

approximately 91,000 square feet, a four-story office tower fronting Bruckner Boulevard totaling 

approximately 48,000 square feet and an eight-story, approximately 133,000 square feet 

residential tower above the Hunts Point Avenue and Southern Boulevard frontages with 136 

units of housing on a currently underutilized site that contains 1 story retail, a gas station and a 

vacant lot.  The Commission believes that the proposed C4-5X zoning district is appropriate 

given the site’s prominent location along Southern Boulevard, a major north-south thoroughfare in 

addition to its proximity to mass transit and the Bruckner Expressway. The Commission further 

believes that the additional commercial development at this location will strengthen the existing 

commercial character of the neighborhood and enhance the Southern Boulevard BID.  

 

The Commission believes that the previous application (ULURP No. C 990102 ZMX) to rezone 

of a portion of the project site (Lot 28) to R7-1/C2-4 district was appropriate given the land use 

patterns at the time, however the area has a stronger commercial character today and the 

formation of the Southern Boulevard BID make the C4-5X more appropriate as it allows for 

more commercial development than the previous action. In addition the C4-5X provides more 

predictability with a required street wall and fixed height limit versus the R7-1 which has no 

street wall requirement and no fixed height limit. 
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The Commission believes that the redevelopment of this highly visible site will benefit the 

continued revitalization of Community Board 2 in the Borough of the Bronx, particularly the 

Longwood and Hunts Point neighborhoods.  
 

RESOLUTION 
 

RESOLVED, that the City Planning Commission finds that the action described herein will have 

no significant effect on the quality of 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 and Section 5-430 et seq. of the New York City Administrative Code, 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 modified, is further amended by changing the Zoning Map, Section No. 6c: 

 
1. eliminating from within an existing R7-1 District a C2-4 District bounded by Southern 

Boulevard, Hunts Point Avenue, Bruckner Boulevard, a line 200 feet northeasterly of 
Barretto Street, a  line midway between Southern Boulevard and Bruckner Boulevard, 
and a line 400 feet northeasterly of Barretto Street; and 

 
2. changing from an R7-1 District to a C4-5X District property bounded by Southern 

Boulevard, East 163rd Street, Bruckner Boulevard, a line 200 feet northeasterly of 
Barretto Street, a  line midway between Southern Boulevard and Bruckner Boulevard, 
and a line 400 feet northeasterly of Barretto Street; 

 
Borough of the Bronx, Community District No. 2 as shown on a diagram (for illustrative 
purposes only) dated June 7, 2010 and subject to the conditions of CEQR Declaration E-258. 
 
 

The above resolution (C 100036 ZMX), duly adopted by the City Planning Commission on 

September 15, 2010 (Calendar No. 5), is filed with the Office of the Speaker, City Council, and 

Borough President, in accordance with the requirements of Section 197-d of the New York City 

Charter. 
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AMANDA M. BURDEN, FAICP, Chair 
ANGELA M. BATTAGLIA, RAYANN BESSER, IRWIN G. CANTOR, P.E.,  
BE TTY Y. CHEN, MARIA M. DEL TORO, RICHARD W. EADDY,  
NATHAN LEVENTHAL, ANNA HAYES LEVIN, SHIRLEY A. MCRAE,  
KAREN A. PHILLIPS, Commissioners. 
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