
CITY PLANNING COMMISSION 
 
June 7, 2017 / Calendar No. 8 C 170087 ZMX 
 
IN THE MATTER OF an application submitted by The Ader Group LLC pursuant to Sections 
197-c and 201 of the New York City Charter for an amendment to the Zoning Map, Section No. 
6c: 

1. changing from an M1-1 District to an R8A District property bounded by East 165th 
Street, Whitlock Avenue, and a line 100 feet easterly of Longfellow Avenue; and 

 
2. establishing within the proposed R8A District a C2-4 District bounded by East 165th 

Street, Whitlock Avenue, and a line 100 feet easterly of Longfellow Avenue; 
 

Borough of the Bronx, Community District 2, as shown on a diagram (for illustrative purposes 
only) dated January 30, 2017, and subject to the conditions of CEQR Declaration E-413. 
  
This application for a zoning map amendment was filed by the Ader Group, LLC (the applicant) 

on September 9, 2016. The applicant is proposing to change an M1-1 zoning district to an R8A/C2-

4 zoning district at the intersection of Whitlock Avenue and East 165th Street (Block 2756, Lots 

85 and 90). This application, in conjunction with the related action (N 170088 ZRX), would 

facilitate the development of two new 14-story mixed-use buildings containing approximately 474 

affordable dwelling units in the Longwood neighborhood of Community District 2 in the Bronx. 

 

RELATED ACTION 

In addition to the zoning map amendment (C 170087 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 170088 ZRX Zoning text amendment to designate a Mandatory Inclusionary Housing 

(MIH) area. 

 

BACKGROUND 

The applicant is proposing a zoning map change and a zoning text change to facilitate the 

development of two new 14-story mixed-use buildings containing approximately 474 affordable 

dwelling units, at the intersection of Whitlock Avenue and East 165th Street (Block 2756, Lots 85 

and 90). 

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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The project site is located in the Longwood neighborhood in the southwestern portion of the Bronx. 

It comprises approximately 61,586 square feet in area and is bounded on the east by Whitlock 

Avenue, on the south by Aldus Street, fronting Longfellow Avenue, and on the north by East 165th 

Street. It has been zoned M1-1 since 1961 and is currently occupied by auto repair shops, storage 

facilities, and a light industrial plastics facility. M1-1 zoning district allow a maximum floor area 

ratio (FAR) of 1.0 for both commercial and manufacturing uses, and 2.4 for community facility 

uses. Residential uses are not permitted as-of-right in M1-1 districts. 

 

Two-story semi-detached residential buildings, located in an R7-1 zoning district, abut the site to 

the west. R7-1 districts permit a maximum FAR of 3.44 for residential uses and 4.8 for community 

facility uses. There is a C1-4 commercial overlay mapped 100 feet deep along East 165th Street 

within the R7-1 district, west of the project site 

 

The areas north and south of the development site are also within M1-1 and M1-2 zoning districts. 

These areas are predominately developed to the north with one-story light manufacturing 

buildings, auto repair shops, and neighborhood retail. One- and two-story light industrial buildings 

in the Special Hunts Point District and the Industrial Business Zone characterize the area to the 

south, below the Bruckner Expressway.  

 

The area is well-served by transit. The Whitlock station for the No. 6 elevated subway line is one 

block north of the project site. The Nos. 2 and 5 subway lines on Southern Boulevard and 

Westchester Avenue, and stops for various bus lines including the   Bx4, Bx5, Bx6, and Bx27, are 

also nearby. To the east is the Sheridan Expressway. Concrete Plant Park, which includes a portion 

of the Bronx River Greenway, is located along the banks of the Bronx River, to the east of the 

project site just beyond the expressway.  

 

To facilitate the proposed project, the applicant is proposing to change the existing M1-1 district 

on the development site to an R8A zoning district.  The proposed R8A district would permit 

residential uses, which are not allowed on the site today. It permits a maximum residential FAR 

of 7.2 for inclusionary housing and a maximum community facility FAR of 6.5. Also, a proposed 
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C2-4 overlay would permit commercial uses up to a maximum FAR of 2.0 and allow a broad range 

of commercial and retail uses to be developed at the ground level of the proposed building. 

 

The applicant also proposes a zoning text amendment to establish a Mandatory Inclusionary 

Housing (MIH) area coterminous with the rezoning area, and is seeking to apply the requirements 

of Option 1.  Option 1 requires that at least 25 percent of the residential floor area be reserved for 

tenants with incomes averaging up to 60 percent of Area Median Income (AMI), with at least 10 

percent of the affordable floor area being affordable to tenants with incomes up to 40 percent of 

AMI.  

 

The actions would facilitate the construction of two 14-story buildings with approximately 426,107 

square feet of floor area built to a total FAR of 6.9. The first building would be constructed on the 

southern portion of the site and include 9,520 square feet of community facility floor area on the 

first floor, with 242 residential units above. The second building, on the northern portion of the 

site, would include 14,937 square feet of commercial floor area on the first story with 230 

residential units above. The 474-unit proposed development would be 100 percent affordable and 

119 units would be permanently affordable housing under the MIH area requirement. 

  

A parking facility containing 69 accessory parking spaces would connect the two buildings 

underground. Landscaping and recreational areas would be provided for tenants on the southern 

and western portions of the site.  

 

The applicant is seeking Department of Housing and Development Corporation (HDC) financing 

for this project through their Extremely Low and Low-Income Affordability (ELLA) and Mix & 

Max programs and would provide housing at AMI levels from 27 percent of AMI up to 80 percent 

of AMI. The units reserved for formerly homeless families would be part of the Department of 

Housing, Preservation, and Development’s (HPD) Our Space program. 
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ENVIRONMENTAL REVIEW 

This application (C 170087 ZMX), in conjunction with the application for the related action (N 

170088 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 17DCP078X.  

 

After a study of the potential environmental impact of the proposed actions, a Negative Declaration 

was issued on January 30, 2017. The Negative Declaration included an (E) designation to avoid 

the potential for significant adverse impacts related to hazardous materials, air quality, and nosie 

(E-413), as described below: 

 

The (E) designation requirements related to hazardous materials would apply to the project site: 

• Block 2756, Lots 85 and 90 

 

The (E) designation text related to hazardous materials is as follows: 

 

Task I-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 
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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 

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. 

 

The (E) designation requirements related to air quality would apply to the Project Site: 

• Block 2756, Lots 85 and 90 

 

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

Block 2756, Lots 85 and 90 (Projected Development Site 1) 

 

Building 1: Block 2756, Lot 85: Any new residential and/or commercial development 

on the above-referenced properties must use natural gas for HV AC systems and 

ensure that the heating, ventilating and air conditioning stack is located at the highest 



  
6 C 170087 ZMX 

tier or 156 feet high and at most 392 feet from Aldus Avenue to avoid any potential 

significant adverse air quality impacts.  

 

Building 2: Block 2756, Lot 90: Any new residential and/or commercial development 

on the above-referenced properties must use natural gas for HV AC systems and 

ensure that the heating, ventilating and air conditioning stack is located at the highest 

tier or 156 feet high and at most 133 feet from East 165th Street to avoid any potential 

significant adverse air quality impacts. 

 

The (E) designation requirements related to noise would apply to the Project Site: 

• Block 2756, Lots 85 and 90 

 

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

• Block 2756, Lots 85 and 90 (Projected Development Site 1) 

 

In order to ensure an acceptable interior noise environment, future residential/ 

commercial uses must provide a closed window condition with minimum attenuation of 

41 dB(A) window /wall attenuation on northern, eastern and southern facades in order 

to maintain an interior noise level of 45 dB(A). To achieve 41 dBA of building attenuation, 

special design features that go beyond the normal double-glazed windows are necessary 

and may include using specially designed windows (i.e., windows with small sizes, 

windows with air gaps, windows with thicker glazing, etc.), and additional building 

attenuation. 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. 

 

With the assignment of the above-referenced (E) designation for noise, the Proposed Actions 

would not result in significant adverse impacts. 

 

The City Planning Commission has determined that the proposed action will have no significant 
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effect on the environment. 

 

UNIFORM LAND USE REVIEW 

This application (C 170087 ZMX) was certified as complete by the Department of City Planning  

on January 30, 2017, 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), along 

with the application for the related action (N 170088 ZRX), which was duly referred to Bronx 

Community Board 2 and the Bronx Borough President in accordance with the procedures for non-

ULURP matters. 

 

Community Board Public Hearing 

Bronx Community Board 2 held a public hearing on this application (C 170087 ZMX) on March 

9, 2017. On March 29, 2017, by a vote of 24 in favor, four opposed, and no abstentions, the 

Community Board adopted a recommendation to approve the application with conditions. 

 

Those requests included a reduction in the number of Our Space units for formerly homeless 

families by half and a transparent HPD lottery process for the 50 percent community preference; 

minimization of traffic impacts during construction; compliance with MTA regulations for 

building permits; and that the applicant team explore hiring local unionized workers and paying 

fair wages. The Board asked that the applicant engage qualified property management that would 

keep a 30-day recording of surveillance videos accessible by the NYPD and make space on the 

building façade for new murals by local artists. The Board also requested that the applicant give a 

90 days’ notice to current tenants, explore relocation assistance for existing businesses within the 

community, and negotiate a Community Benefit Agreement for local schools. 

 

Borough President Recommendation 

The Bronx Borough President held a public hearing on this application (C 170087 ZMX) on April 

20, 2017, and on May 8, 2017 issued a recommendation approving the application.  
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City Planning Commission Public Hearing 

On April 26, 2017 (Calendar No. 8), the CPC scheduled May 10, 2017 for a public hearing on this 

application (C 170087 ZMX), in conjunction with the related application (N 170088 ZRX). The 

hearing was duly held on May 10, 2017 (Calendar No. 41). There were four speakers from the 

applicant team that spoke in favor of the application and one speaker in opposition. 

 

A representative from the project’s architecture firm spoke about the details of the proposed 

project. Other representatives from the applicant team described the affordable housing 

components of the proposed project, stating that it would serve a broad range of incomes and 

include units for formerly homeless families. The representatives also said that the project’s 

regulatory agreements with HPD would remain in effect for 50 to 60 years. 

 

Based on conversations with the community and the presence of existing local graffiti on the site, 

the applicant’s representative stated the team would work to find space on the south side of the 

building for new graffiti murals created by local artists. He also said that incoming residents of the 

project would provide critical mass to support a retail store, the developer would maintain the 

public area, and, if necessary, the retail and community facility could be combined together. 

  

A representative from 32BJ SEIU spoke in opposition to the application, stating that the developer 

should pay the building service industry’s standard wage, including benefits, to the eight full-time 

employees the proposed project would create. 

 

There were no other speakers and the hearing was closed. 

 

CONSIDERATION 

The Commission believes that this application for a zoning map amendment (C 170087 ZMX) is 

appropriate. 

 

The R8A/C2-4 district is consistent with other nearby zoning districts mapped along the Sheridan 

Expressway and will enable new development appropriate for the location. The current M1-1 
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zoning district does not allow for residential uses on the site today, while the R8A zoning district 

will allow for medium-density residential development. Directly west of the site are two-story 

semi-detached residential buildings, located in an R7-1 zoning district.  The project area is located 

on a wide street with good transit access.  The C2-4 district will allow for ground floor commercial 

and retail uses that will be supported by residents of the area and the future tenants of the building 

and will create a transparent, active ground-floor. 

 

The proposed zoning text amendment (N 17088 ZRX) is appropriate. The zoning text amendment 

will designate an MIH area coterminous with the rezoning area, requiring permanent affordability 

for a portion of the units on the 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 119 units of permanently affordable housing. The new housing will help address 

the need for more affordable housing in the Bronx and in the City overall and would be consistent 

with the City’s objectives for housing production and affordability.  

 

The Commission acknowledges recommendations by Community Board 2 including the 

management of the housing lottery process, building maintenance, garage operations, and other 

community benefits.  While the Commission recognizes that the application is for a zoning map 

amendment, and not for review of a specific building or site plan, the Commission is pleased 

nonetheless that, at the public hearing, the applicant has indicated a willingness to work with the 

community to address many of Community Board’s requests.  

 

The developer has stated that the proposed buildings would step down toward the lower density 

residential dwellings along Longfellow Avenue and that most of their bulk would be located along 

Whitlock Avenue, a wide street. The Commission believes that there is a strong planning rationale 

for this proposed building configuration, but recognizes that it is not a condition of the requested 

actions. 

 

 

 



10 C 170087 ZMX 

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. 6c: 

1. changing from an M1-1 District to an R8A District property bounded by East 165th Street,

Whitlock Avenue, and a line 100 feet easterly of Longfellow Avenue; and

2. establishing within the proposed R8A District a C2-4 District bounded by East 165th

Street, Whitlock Avenue, and a line 100 feet easterly of Longfellow Avenue;

Borough of the Bronx, Community District 2, as shown on a diagram (for illustrative purposes 

only) dated January 30, 2017, and subject to the conditions of CEQR Declaration E-413. 

The above resolution (C 170087 ZMX), duly adopted by the City Planning Commission on June 

7, 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. 

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 




















