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CITY PLANNING COMMISSION 

 
April 21, 2021 / Calendar No. 2                          C 200286 ZMX 

 

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

1. eliminating a Special Mixed Use District (MX-13) bounded by a line 200 feet 
southwesterly of East 140th Street, Walton Avenue, a line 100 feet northeasterly of 
East  138th Street, and Major Deegan Boulevard; 

2. changing from an M1-4/R6A District to an R8A District property bounded by a line 
200 feet southwesterly of East 140th Street, Walton Avenue, a line 100 feet 
northeasterly of East 138th Street, and Major Deegan Boulevard; and 

3. establishing within the proposed R8A District a C2-4 District bounded by a line 200 
feet southwesterly of East 140th Street, Walton Avenue, a line 100 feet northeasterly of 
East 138th Street, and Major Deegan Boulevard; 

Borough of the Bronx, Community District 1, as shown on a diagram (for illustrative purposes 
only) dated November 16, 2020, and subject to the conditions of CEQR Declaration E-590. 

 
This application for a zoning map amendment was filed by Mott Haven Gateway LLC on May 

19, 2020. This application, in conjunction with the related zoning text amendment (N 200287 

ZRX), would facilitate the construction of a 12-story mixed-use development with 190 units 

of affordable housing, 48 of which would be permanently affordable, at 261 Walton Avenue 

in the Lower Concourse neighborhood of the Bronx, Community District 1. 

RELATED ACTION 

In addition to the zoning map amendment (C 200286 ZMX) that is the subject of this report, the 

proposed project also requires action by the City Planning Commission (CPC) on the following 

application, which is being considered concurrently with this application: 

N 200287 ZRX Zoning text amendment to designate a Mandatory 

Inclusionary Housing (MIH) area. 

 

Disclaimer
City Planning Commission (CPC) Reports are the official records of actions taken by the CPC. The reports reflect the determinations of the Commission with respect to land use applications, including those subject to the Uniform Land Use Review Procedure (ULURP), and others such as zoning text amendments and 197-a community-based  plans. It is important to note, however, that the reports do not necessarily reflect a final determination.  Certain applications are subject to mandatory review by the City Council and others to City Council "call-up."
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BACKGROUND 

The applicant requests a zoning map amendment to change the zoning of a Special Mixed-Use 

District (MX) from an M1-4/R6A zoning district to an R8A/C2-4 zoning district, and a zoning 

text amendment to create an MIH area coterminous with the rezoning area.  

The project area is an approximately 25,414-square-foot irregularly shaped through lot on 

Block 2344, and consists of a portion of Lot 52 and Lot 60. The project area is comprised of 

the development site (Lot 60), which is owned by the applicant, as well as a portion of Lot 52, 

which is not owned by the applicant. The approximately three-foot-wide sliver of Lot 52 is not 

expected to result in development from the proposed actions. The project area is bounded by 

East 140th Street to the north, Walton Avenue to the east, East 138th Street to the south, and 

Gerard Avenue to the west. Lot 60 has been improved with a six-story, 43,820-square-foot 

industrial building since the 1930s. The building was most recently occupied by a self-storage 

facility but is now vacant due to a fire. 

 

The Lower Concourse area has historically contained manufacturing and commercial uses in 

low-rise, high lot coverage buildings.  The development site was part of the 2009 Lower 

Concourse Rezoning, a 30-block area intended to create a vibrant community with new mixed-

use housing and waterfront open space.  As part of that rezoning the Special Harlem River 

Waterfront District was created.  The district was amended in 2017 where it was expanded to the 

south and updated to encourage greater connectivity and encourage the development of 

affordable housing.  The district permits towers of up to 400 feet. The area has seen significant 

development completed, under construction and proposed in recent years. 

 

The area surrounding the project area is generally characterized by commercial and industrial 

buildings with high lot coverage. Other uses on Block 2344 include a gas station to the south and 

an air conditioning contractor and furniture supplier to the north. The block to the east of the project 

area across Walton Avenue consists of one- to two-story buildings with industrial supply/service 

uses and a car wash. The block to the west of the project area, across the Major Deegan 

Expressway, consists of a four-story self-storage facility with surface-level parking.  
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The surrounding area is divided by transportation infrastructure, including the Major Deegan 

Expressway to the west of the project area across Gerard Avenue, on/off ramps to the Major 

Deegan to the east of the project area on the Grand Concourse, and the elevated Metro-North 

railroad tracks to the east of the Grand Concourse. East 138th Street is a major east-west 

thoroughfare and provides access to Manhattan via the Madison Avenue Bridge. The area is well 

served by public transportation, with a subway stop located one block east of the project area at 

East 138th Street and the Grand Concourse that provides service to the 4 and 5 trains. Several 

bus lines also stop in the vicinity of the project area including the Bx1, connecting Riverdale to 

Mott Haven, and the Bx33, connecting Port Morris to Harlem.  

 

The project area is located within an MX pairing M1-4 and R6A zoning districts.  Established in 

2009 (C 090303 ZMX) and encompassing a 30-block area, this MX was intended to encourage 

new residential and mixed-use opportunities in the transit-rich Lower Concourse area. In MX 

districts, new residential and non-residential uses can be developed as-of-right and located side-

by-side or within the same building, within certain limits based on the environmental ratings of 

industrial businesses. Most light industrial uses are permitted in MX districts as-of-right, while 

others are subject to restrictions. Heavy industrial uses are not allowed, with the exception of 

small breweries. In MX districts, residential uses are generally subject to the bulk controls of the 

underlying residential district. Commercial, community facility and industrial uses are subject to 

the M1 district bulk controls, with floor area ratio limits for community facility dictated by the 

underlying residential district. Special lot coverage, yard, and height and setback regulations 

apply. 

 

The applicant also proposes an amendment to Appendix F of the Zoning Resolution to designate 

an MIH area coterminous with the project area. The applicant proposes the use of MIH Option 1, 

which requires that 25 percent of residential floor area be set aside for households with incomes 

averaging 60 percent of the Area Median Income (AMI), with 10 percent residential floor area 

set aside for households with incomes averaging 40 percent of the AMI. 
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The proposed actions would facilitate the development of a 12-story mixed residential and 

commercial building on Lot 60, which is the development site.  The proposed development 

would contain approximately 181,307 square feet of floor area (7.2 FAR) with approximately 

162,307 square feet of residential floor area and 19,000 square feet of commercial floor area on 

the ground-floor. It would also contain a total of approximately 190 income-restricted residential 

units, which the applicant intends to finance pursuant to the New York City Department of 

Housing Preservation and Development’s Extremely Low and Low-Income Affordability 

program.   

 

The proposed development would be set at the street line and rise to a base height of 105 feet (10 

stories). The proposed development would be set back 15 feet above the base height and would 

rise to an overall height of 124 feet (12 stories). Building entrances to the residential and retail 

uses would be located on Walton Avenue. A new curb cut on Gerard Avenue would provide 

vehicular access to 12 non-required accessory parking spaces on the cellar level. 

 

ENVIRONMENTAL REVIEW 

This application (C 200286 ZMX), in conjunction with the application for the related action (N 

200287 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 20DCP156X). 

 

After a study of the potential environmental impact of the proposed action, a Negative 

Declaration was issued on November 16, 2020.  The Negative Declaration included an (E) 
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designation to avoid the potential for significant adverse impacts related to air quality and 

hazardous materials (E-590). 

The requirements of the (E) designation are described in the Environmental Assessment 

Statement and Negative Declaration. 

 

UNIFORM LAND USE REVIEW   

This application (C 200286 ZMX) was certified as complete by the Department of City Planning 

on November 16, 2020 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 related application for a zoning text amendment (N 200287 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 200286 ZMX) on 

January 28, 2021 and on that date, by a vote of 15 in favor, three opposed, and two abstaining, 

recommended approval of the application.  Community Board 1 did not submit a 

recommendation to the Department of City Planning. 

 

Borough President Recommendation 

The Bronx Borough President held a public hearing on this application (C 200286 ZMX) on 

February 16, 2021, and on February 24, 2021 issued a recommendation to approve the 

application. 

City Planning Commission Public Hearing 

On February 17, 2021 (Calendar No. 1), the City Planning Commission scheduled March 3, 

2021, for a public hearing on this application (C 200286 ZMX), in conjunction with the related 

application (N 200287 ZRX). The hearing was duly held on March 3, 2021 (Calendar No. 26). 

Five speakers testified in favor of the application, and none in opposition. 
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Speakers testifying in favor of the application included three members of the applicant team. The 

applicant’s attorney presented an overview of the proposed development and the land use 

rationale for the proposed zoning map amendment.  

 

The applicant’s representative stated that the neighborhood is currently in transition with new 

mixed-use developments from East 145th Street to East 138th Street resulting in thousands of 

housing units.  He noted that the proposed development would have vertical and horizontal 

articulation, as well as a retail presence that would help activate the ground floor. The Gerard 

Avenue frontage would have glazing on the west side of the building with louvres for the parking 

area. 

 

The applicant’s representative stated that their construction company is located in the Mott 

Haven section of Community District 1 and that they are focused on the development of new 

housing.  He stated that most of their buildings contain ground floor commercial space and that 

they have a track record of working with Bronx based Minority and Women-Owned Business 

Enterprise. He noted that a supermarket operator has expressed an interest in occupying the 

ground floor space.  He also mentioned that there is ongoing construction in this area, which 

lacks commercial activity. 

 

There were no other speakers, and the hearing was closed. 

 

CONSIDERATION 

The Commission believes that this application for a zoning map amendment (C 200286 ZMX), 

in conjunction with the related application for a zoning text amendment (N 200287 ZRX), is 

appropriate. 

  

Together, the actions will facilitate the development of a 12-story, 162,307-square-foot, mixed-

use building with 190 housing units, 48 of which will be permanently affordable, as well as 

approximately 19,000 square feet of ground floor commercial consistent with the uses 

immediately west and north of the project area. 
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The proposed R8A/C2-4 zoning district is appropriate.  The R8A/C2-4 district will be mapped 

along the mid-portion of the block that contains a five-story vacant industrial building and a 

portion of an adjacent lot with a gas station. The proposed R8A zoning district is a contextual, 

high-density zoning district designed to produce Quality Housing buildings. Compared to 

existing zoning, R8A/C2-4 will not allow manufacturing uses, but will permit commercial, 

residential, and community facility uses at equivalent or higher densities than the current MX-13.   

While the rezoning boundary will extend over an approximately three-foot sliver of a non-

applicant owned lot (Block 2344, portion of Lot 52), no development is anticipated as a result of 

this action. The project area is proximate to transit, and the proposed development will convert 

an existing underutilized site into affordable housing in an area with a significant need for new 

income-restricted units. 

 

The proposed zoning text amendment (N 200287 ZRX) is appropriate. Designating an MIH area 

coterminous with the rezoning area is consistent with citywide objectives of promoting 

production of affordable housing outlined in Housing New York. The text amendment will 

require any future residential development within the rezoned area to set aside 25 percent of the 

residential floor area for income-restricted housing units, which will result in 48 permanently 

income restricted affordable housing units.  

 

The Commission notes the letters of support for the proposed development from residents of the 

surrounding area, as well as a letter of intent from a supermarket operator to occupy ground floor 

commercial space at the proposed development. 

 

RESOLUTION 

RESOLVED, that having considered the Environmental Assessment Statement (EAS), for which 

a Negative Declaration was issued on November 16,2020 with respect to this application (CEQR 

No. 20DCP156X), 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, 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 subsequently amended, is further amended by changing the Zoning Map, Section No. 6a: 

 

1. eliminating a Special Mixed Use District (MX-13) bounded by a line 200 feet 
southwesterly of East 140th Street, Walton Avenue, a line 100 feet northeasterly of East 
138th Street, and Major Deegan Boulevard;  

 
2.  changing from an M1-4/R6A District to an R8A District property bounded by a line 200 

feet southwesterly of East 140th Street, Walton Avenue, a line 100 feet northeasterly of 
East 138th Street, and Major Deegan Boulevard; and 

 
3. establishing within the proposed R8A District a C2-4 District bounded by a line 200 feet 

southwesterly of East 140th Street, Walton Avenue, a line 100 feet northeasterly of East 
138th Street, and Major Deegan Boulevard; 

 
Borough of the Bronx, Community District 1, as shown on a diagram (for illustrative purposes 

only) dated November 16, 2020, and subject to the conditions of CEQR Declaration E-590.  

 

The above resolution (C 200286 ZMX), duly adopted by the City Planning Commission on April 

21, 2021 (Calendar No. 2), 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, Vice Chairman 
DAVID BURNEY, ALLEN P. CAPPELLI, Esq., ALFRED C. CERULLO, III, 
JOSEPH I. DOUEK, RICHARD W. EADDY, HOPE KNIGHT, ANNA HAYES LEVIN, 
ORLANDO MARIN, RAJ RAMPERSHAD, Commissioners 
 

LARISA ORTIZ, Commissioner, Voting No 

 



Indicates a Special Harlem River Waterfront District
Indicates a Special Mixed Use District (MX-13)
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