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CITY PLANNING COMMISSION 
 
April 11, 2018 / Calendar No. 1 C 180088 ZMX 
 
IN THE MATTER OF an application submitted by Markland 745 LLC pursuant to Sections 197-
c and 201 of the New York City Charter for the amendment of the Zoning Map, Section No. 6b: 

1. changing from an M1-2 District to an M1-2/R6A District property bounded by a line 280 
feet northwesterly of Willow Avenue, East 134th Street, a line 100 feet northwesterly of 
Willow Avenue, and a line 100 feet northeasterly of East 133rd Street; 

2. changing from an M1-2 District to an M1-4/R7D District property bounded by a line 100 
feet northwesterly of Willow Avenue, East 134th Street, Willow Avenue, East 133rd 
Street, a line 80 feet northwesterly of Willow Avenue, and a line 100 feet northeasterly of 
East 133rd Street; 

3. changing from an M1-2/R6A District to an M1-4/R7D District property bounded by a line 
100 feet northwesterly of Willow Avenue, a line 100 feet northeasterly of East 133rd Street, 
a line 80 feet northwesterly of Willow Avenue, and East 133rd Street; and 

4. establishing a Special Mixed Use District (MX-1) bounded by a line 280 feet northwesterly 
of Willow Avenue, East 134th Street, Willow Avenue, East 133rd Street, a line 80 feet 
northwesterly of Willow Avenue, and a line 100 feet northeasterly of East 133rd Street; 

Borough of the Bronx, Community District 1, as shown on a diagram (for illustrative purposes 
only) dated November 27, 2017, and subject to the conditions of the CEQR Declaration E-454.  
 

This application (C 180088 ZMX) for a zoning map amendment was filed by Markland 745 LLC 

on September 5, 2017, in conjunction with a related action. This application and the related 

action would facilitate the construction of a mixed-use building with affordable residential units 

and ground floor retail space in the Port Morris neighborhood of Bronx Community District 1.  

 

RELATED ACTION 
 
In addition to the zoning map amendment (C 180088 ZMX) that is the subject of this report, 

implementation of the proposed development also requires action by the City Planning 

Commission on the following application, which is being considered concurrently with this 

application: 

 
 

 

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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N 180089 ZRX Zoning text amendments to modify and include the project area 

within the MX-1 Special Mixed Use District and to Appendix F 

to establish a new Mandatory Housing (MIH) area  

 

BACKGROUND 

The applicant is seeking a zoning map amendment to rezone a portion of Block 2562 (the "project 

area”), and a zoning text amendment to designate the area as an MIH area, to facilitate the 

development of an eight-story, 115,602-square-foot mixed-use building containing approximately 

126 affordable dwelling units and 15,125 square feet of ground-floor commercial space within the 

Port Morris neighborhood of Bronx Community District 1.  

 

The project area is an L-shaped parcel that includes Block 2562, Lots 41, 49, 56, 58, 60, and 

portions of Lots 40 and 61. Existing uses within this area include a three-story, 11,600-square-foot 

commercial office building located on lot 56; an 18,700-square-foot single-story warehouse 

building located on lot 41; a 5,000-square-foot single-story warehouse building located on lot 58; 

and a 900-square-foot single-story outbuilding with a light industrial use and a surface parking lot 

located on lot 49. A portion of lot 61 includes a two-story, two-family house. Lots 40 and 60 are 

currently vacant.  

 

The project area is surrounded by a mix of industrial, commercial, and residential uses, including 

single- and two-family homes, community facility uses, warehouses, light manufacturing facilities, 

and vacant lots. Park facilities accessible to the site include Playground One Thirty Four, located 

on East 133rd Street and Bruckner Boulevard, and Randall’s Island, a 432-acre open space area to 

the south accessible to the site via the Randall’s Island Connector, a pedestrian and cycling bridge 

extending over the Bronx Kill from Port Morris.  

Transit access is available via the Cypress Avenue 6 train station, located approximately five 

blocks north of the project area, with access to the Bx17 and Bx33 provided on Bruckner 

Boulevard and East 138th Street, respectively. Other transportation infrastructure in the vicinity 

includes the Bruckner Expressway, which carries Interstate 278 and includes the approach to the 
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Robert F. Kennedy Bridge, and Bruckner Boulevard, a six-lane surface road located beneath the 

Bruckner Expressway running north/south. Both are located west of the project area. The Randall’s 

Island Connector is accessible to the south via East 132nd Street.  

The 20,647-square-foot development site fronts on East 134th Street and Willow Avenue; East 

134th Street is a wide street (80 feet) and Willow Avenue is a narrow street (60 feet). The proposed 

development is an eight-story, 115,602-square-foot mixed-use building that would rise to 

approximately 85 feet and have a total floor area ratio (FAR) of 5.6. It would include 

approximately 126 affordable dwelling units totaling 100,477 square feet on the second through 

eighth floors and ground-floor commercial use totaling 15,125 square feet. As proposed, 32 of the 

126 units would be permanently affordable under MIH Option 1, with financing to be provided by 

the Department of Housing Preservation and Development (HPD)’s Mix and Match program. On-

site open space would include a residential courtyard above the first floor commercial space and 

accessible from the second floor as well as a resident-accessible roof garden, with access provided 

on multiple floors of the building as the roof steps down from Willow Avenue to the west.  

 

The primary entrance to the ground-floor commercial space would be provided on the Willow 

Avenue frontage of the development site, with secondary entrances on East 133rd Street and East 

134th Street. The entrance to the residential lobby would be located on East 134th Street. A curb 

cut and ramp for 29 below-grade parking spaces associated with the residential use would be 

located on East 133rd Street.  

 

The project area is adjacent to an MX-1 Special Mixed Use District; this district occupies the 

majority of the subject block and was one of 11 blocks rezoned to MX-1 in 2005 as part of the Port 

Morris/Bruckner Boulevard Rezoning (C 050120 ZMX). The expanded MX-1 district legalized a 

number of pre-existing nonconforming uses on this block and was designed to promote 

development consistent with the increasingly mixed-use character in the neighborhood. The 2005 

rezoning included the current M1-2/R6A district mapped on the westerly three-quarters of Block 

2562; the eastern quarter of the block adjacent to Willow Avenue retained the M1-2 zoning district 

associated with the predominantly industrial parcels to the north, east, and south. The rezoning 
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area, including the development site, was excluded from the adjacent 2005 Port Morris/Bruckner 

Boulevard Rezoning due to the active industrial uses within the project area at that time. 

 

The existing M1-2 district that comprises the majority of the rezoning area includes commercial 

and light manufacturing/industrial uses and extends up to East 140th Street to the north, to the 

Northeast Corridor rail line right-of-way to the east, and to East 132nd Street to the south. The Port 

Morris Industrial Business Zone (IBZ) surrounds the subject block to the north, east, and south; 

underlying zoning within the IBZ includes the M1-2 district, with light industrial uses adjacent to 

the project area. M2-1 and M3-1 districts containing heavier industrial and utility uses on large 

parcels are located within outlying areas farther to the east and south. 
 

To facilitate the proposed development, two actions are requested.  

1) Zoning map amendment to rezone the project area from M1-2 and M1-2/R6A to M1-

2/R6A and M1-4/R7D and to extend the adjacent MX-1 Special Mixed Use District to 

include the project area; 

2) Zoning text amendment to revise Appendix F of the Zoning Resolution to designate the 

project area as an MIH area under Option 1 and to include the area within the MX-1 

Special Mixed Use District.   

 

Zoning Map Amendment (C 180088 ZMX) 

 

The project area is currently mapped with M1-2 and M1-2/R6A zoning districts. M1-2 districts 

permit an FAR of up to 2.0 for commercial and light industrial uses and up to 4.8 for community 

facility uses. M1-2/R6A districts permit an FAR of up to 3.0 for residential and community facility 

uses and up to 2.0 for commercial and light industrial uses.  

 

The proposed zoning map amendment would map the development site with an M1-4/R7D district 

to a depth of 100 feet on the west side of Willow Avenue. The M1-4/R7D district permits an FAR 

of up to 2.0 for light industrial and commercial uses, and a total FAR of up to 5.6 with MIH. It 

produces buildings of up to 85 feet in height. The proposed M1-4/R7D district would include 
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frontage on East 134th Street, a wide street, and would be located in proximity to multiple bus 

routes and the #6 subway line at Cypress Avenue. Portions of the project area beyond 100 feet of 

Willow Avenue would be mapped with an M1-2/R6A district, which also permits an FAR of up 

to 2.0 for light industrial and commercial uses and a total FAR of 3.6 with MIH. This district would 

be consistent with the existing M1-2/R6A zoning on the subject block and would permit buildings 

of up to 70 feet in height. The entirety of the project area would be included within the MX-1 

Special Mixed Use District, which allows a mixture of industrial, commercial, and residential uses. 

 

Zoning Text Amendment (N 180089 ZRX) 

 

The proposed zoning text amendment would designate the project area as an MIH area mapped 

with Option 1, which 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 

area median income (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.  

As proposed, the 126-unit affordable development would include 32 MIH units. 

 

The proposed zoning text amendment would also amend Section 123-60 of the Zoning Resolution 

to include the project area within the MX-1 Special Mixed Use District; this would result in the 

inclusion of the entirety of the subject block within the special district.  

 

ENVIRONMENTAL REVIEW 

This application (C 180088 ZMX), in conjunction with the application for the related action (N 

180089 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 the Department of City 

Planning. The designated CEQR number is 18DCP007X.  
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To avoid any potential impacts associated with hazardous materials and air quality, an (E) 

designation (E-454) would apply to the entirety of the project area, which includes both the 

development site (Block 2565, Lot 49, 56, 58, 60) and the additional site to be rezoned (Block 

2562, Lot 41).  

 

The text for the (E) designation related to hazardous materials applies to both sites within the 

rezoning area and is as follows: 

 

Task 1-Sampling Protocol 

The applicant submits to the NYC Office of Environmental Remediation (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 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 
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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 text for the (E) designation related to air quality for the development site (Block 2562, Lot 49, 

56, 58, 60) is as follows:  

 

Any new residential or commercial development on the above-referenced property must ensure 

HVAC and hot water systems stack be located at the highest tier, or at a minimum of 93 feet above 

grade, to avoid any potential significant adverse air quality impact. 

 

The text for the (E) designation related to air quality for the additional site to be rezoned (Block 

2562, Lot 41) is as follows:  

 

Any new residential or commercial development on the above-referenced property must 

exclusively use natural gas as the type of fuel for HVAC and hot water systems to avoid any 

potential significant adverse air quality impact. The stack shall be located at the highest tier, or at 

a minimum of 88 feet above grade, and at least 90 feet from the lot line facing Willow Avenue and 

210 feet from Willow Avenue to avoid any potential significant adverse air quality impact. 

 

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

was issued on November 27, 2017.  

 

UNIFORM LAND USE REVIEW 

This application (C 180088 ZMX) was certified as complete by the Department of City Planning 

on November 27, 2017 and duly referred to Bronx 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 180089 ZRX), which was 

referred for information and review in accordance with the procedures for non-ULURP actions.  
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Community Board Public Hearing 

Bronx Community Board 1 held a public hearing on this application (C 180088 ZMX) on January 

25, 2018, and on that date, by a vote of 15 in favor and seven opposed, recommended approval of 

the application with the following conditions:  

 

1. “For the Developer, Markland 745 LLC, to utilize its selected firm of Erickson Real Estate 

for property management services.” 

2. “Make an effort to lower the project income range in line with Bronx Community Board 1 

net income demographics; to incorporate within the building amenities security features 

that include exterior lighting and video intercom, as well as cameras in all areas of tenant 

movement within the building and garage.” 

3. “Recruit local residents and entrepreneurs for employment during construction in both 

trade and non-trade positions and maintain and update a list of Board 1 applicants to the 

building, with updates to be provided to the Board on a consistent basis.” 

4. “Provide opportunities for MWBE persons in subcontracting, construction, and building 

supply materials, and update the Board on a consistent basis as to all activities in regard to 

the project’s scope and employment.” 

 

Borough President Recommendation 

This application (C 180088 ZMX) was considered by the Bronx Borough President, who on 

February 15, 2018 issued a recommendation to approve the application under the condition that 

unit sizes for the proposed building meet or exceed HPD minimum standards. 

 

City Planning Commission Public Hearing 

On February 28, 2018 (Calendar No. 1), the CPC scheduled March 14, 2018 for a public hearing 

on this application (C 180088 ZMX). The hearing was duly held on March 14, 2018 (Calendar 

No. 15). Three speakers testified in favor of the application, and one testified in opposition.  

Speakers testifying in favor of the application included two members of the project team, a 

representative of the applicant and the project architect. The applicant representative presented 
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an overview of the project and provided background on the 2005 Port Morris/Bruckner 

Boulevard rezoning, on the land use rationale, bulk, and FAR requirements associated with the 

proposed M1-4/R7D district to be mapped at the project site, and on the proposed project’s uses, 

program, and building amenities. The speaker also provided background on the warehouse site 

located on Lot 41, including the longstanding tenure of the business occupying that site. The 

project architect described the proposed building, including the layout of the building, urban 

design considerations, proposed building amenities, and proposed sustainable design features.  

A representative of service union 32BJSEIU testified in opposition to the project, stating that the 

applicant should make an effort to hire locally for construction jobs associated with the project 

and to provide workers with a living wage. 

There were no other speakers and the hearing was closed.  

WATERFRONT REVITALIZATION PROGRAM CONSISTENCY REVIEW 

This application (C 180088 ZMX) 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 16-095. 

This action was determined to be consistent with the policies of the WRP. 

 

CONSIDERATION 

The Commission believes that this application for a zoning map amendment (C 180088 ZMX), in 

conjunction with the application for a related zoning text amendment (N 180089 ZRX), is 

appropriate. The proposed actions would facilitate the development of much-needed affordable 

housing with amenities for tenants and neighborhood residents, and an active ground floor with 

commercial space. The project area is close to mass transit, highways, and open space, ensuring 

accessibility for residents.  
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The proposed zoning map amendment is appropriate. The proposed M1-4/R7D and M1-2/R6A 

zoning districts permit residential, commercial, community facility, and industrial uses. The 

permitted height of the proposed building at the development site is appropriate due its location 

on East 134th Street, a wide street, and the development site’s proximity to the #4 subway line at 

Cypress Avenue, to local buses on East 134th Street and adjacent streets, and to the Randall’s 

Island Connector. 

 

The proposed zoning text amendment (N 180089 ZRX) is appropriate. It would extend the MX-1 

Special Mixed Use District to include the rezoning area and designate the project area as an MIH 

area. The MIH units would be permanently protected as affordable under Option 1.  

 

The Commission acknowledges the recommendations of Bronx Community Board 1 to utilize 

the property management firm discussed at the Community Board’s public hearing; to make 

efforts to align unit affordability with local median income; to incorporate building amenities 

that include exterior lighting, video intercom, and security cameras; for local and MWBE 

recruitment for construction purposes; and for the provision of updates to the Community Board 

by the applicant on the aforementioned items on an ongoing basis. While these requests are 

outside the scope of the requested action, the Commission notes that at the public hearing, the 

applicant described security and lighting features planned for the development.  

 

The Commission also acknowledges the recommendation of the Bronx Borough President to 

ensure that residential unit sizes meet or exceed HPD requirements. The Commission notes that 

the proposed project will utilize HPD’s Mix and Match program for financing purposes and that 

dwelling unit sizes must meet or exceed HPD design guidelines.  

 

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, 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. 6b: 

 
1. changing from an M1-2 District to an M1-2/R6A District property bounded by a line 280 

feet northwesterly of Willow Avenue, East 134th Street, a line 100 feet northwesterly of 
Willow Avenue, and a line 100 feet northeasterly of East 133rd Street;  
 

2. changing from an M1-2 District to an M1-4/R7D District property bounded by a line 100 
feet northwesterly of Willow Avenue, East 134th Street, Willow Avenue, East 133rd 
Street, a line 80 feet northwesterly of Willow Avenue, and a line 100 feet northeasterly of 
East 133rd Street;  
 

3. changing from an M1-2/R6A District to an M1-4/R7D District property bounded by a 
line 100 feet northwesterly of Willow Avenue, a line 100 feet northeasterly of East 133rd 
Street, a line 80 feet northwesterly of Willow Avenue, and East 133rd Street; and  
 

4. establishing a Special Mixed Use District (MX-1) bounded by a line 280 feet 
northwesterly of Willow Avenue, East 134th Street, Willow Avenue, East 133rd Street, a 
line 80 feet northwesterly of Willow Avenue, and a line 100 feet northeasterly of East 
133rd Street;  

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

only) dated November 27, 2017, and subject to the conditions of the CEQR Declaration E-454. 

 

The above resolution (C 180088 ZMX), duly adopted by the City Planning Commission on April 

11, 2018 (Calendar No. 1), 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. 
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