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CITY PLANNING COMMISSION 

November 29, 2017 / Calendar No.9                C 180032 HAX 
 

IN THE MATTER OF an application submitted by the Department of Housing Preservation 
and Development (HPD): 

1)   pursuant to Article 16 of the General Municipal Law of New York State for  
  
      a)    the designation of property located at 425 Grand Concourse (Block 2346, Lot 1) as 
an Urban Development Action Area; and  
      
      b)   an Urban Development Action Area Project for such area; and  
  
2)   pursuant to Section 197-c of the New York City Charter for the disposition of such 
property to a developer to be selected by HPD; 
  
to facilitate a mixed-use building containing residences, retail space and community 
facilities, Borough of the Bronx, Community District 1.  

  
 

This application for an Urban Development Action Area  designation, project approval and 

disposition of City-owned property (UDAAP) was filed by the New York City Department of 

Housing Preservation and Development (HPD) on July 27, 2017. This application and the related 

proposed actions would facilitate the construction of a mixed-use building with affordable 

residential units, ground floor retail space, and community facility space in the Mott Haven 

neighborhood of Bronx Community District 1.  

RELATED ACTIONS 
 
In addition to the UDAAP application that is the subject of this report, implementation of the 

proposal also requires action by the City Planning Commission on the following 

applications, which are being considered concurrently with this application: 

 
C 180031 ZMX      Zoning map amendment to change a C4-4 commercial    

   district to a C6-3 district 

 

N 180033 ZRX Zoning text amendment to modify bulk regulations in certain C6-3 

zoning districts and to designate a Mandatory Inclusionary Housing 

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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(MIH) area. 

BACKGROUND 

HPD and the project sponsor are seeking UDAAP designation and project approval and 

disposition of City-owned property at 425 Grand Concourse in the Mott Haven neighborhood of 

the Bronx, Community District 1.  425 Grand Concourse is the former site of P.S. 31, a 

Collegiate Gothic building known as the “Castle on the Concourse” that was constructed in 1899 

and closed in 1997. This former City landmark was heavily damaged by Hurricane Sandy and 

was demolished in 2015. That same year, HPD issued an RFP for the redevelopment of the site 

as affordable housing.  The site is currently vacant. 

The development site is surrounded by a mix of residential, commercial, and institutional uses. 

Abutting the site to the immediate north is Garrison Playground, a 29,659-square-foot city park 

that is currently closed. A U-Haul depot and storage facility are located just south of the 

development site. Immediately to the west of the development site are manufacturing and 

warehouse uses, interspersed with buildings associated with Hostos Community College.  

 

The Bronx General Post Office is located  northeast of the site beyond East 149th Street; this is a 

designated landmark slated for redevelopment as commercial and retail space. East of Grand 

Concourse lies an open cut rail line utilized by Metro-North Railroad’s Harlem Line. South of 

the site, beyond the U-Haul, lies a school facility housing the Community School for Social 

Justice and Health Opportunities High School, along with a number of auto-related uses.  

 

The development site is close to transit, with the East 149th Street 2/4/5 subway station located 

approximately 500 feet north of the site, at the intersection of Grand Concourse and East 149th 

Street, and the Bx1 and Bx19 bus lines accessible along Grand Concourse and East 149th Street. 

The Major Deegan Expressway is located approximately three blocks to the west. 

 

The development site is  a vacant, 29,161-square-foot, City-owned lot located at the corner of 

Grand Concourse and East 144th Street.  The 2015 RFP process proposed the redevelopment of 

this former school site as affordable housing with a mixed-used component. The proposed 

development is a 27-story, approximately 275,711-square-foot mixed-use building consisting of 

approximately 222,544-square-feet of residential space, with 277 affordable dwelling units 
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proposed for floors four through 27, approximately 12,103-square-feet of retail space on the 

ground floor, and approximately 41,424-square-feet of community facilty space on the first, 

second, and third floors. The proposed building would rise to approximately 280 feet and would 

occupy the entire development site. The total floor area ratio (FAR) would be 9.46. To 

commemorate the original P.S. 31 school building, historic elements of the original facade would 

be displayed in the new building. 

 

There would be ground-floor entrances for the residential, commercial, and community facility 

uses on the Grand Concourse frontage; an additional access point for the commercial use would 

be provided on East 144th Street. A loading dock and corresponding curb cut are proposed for the 

rear of the site, on Walton Avenue. No parking is required as fewer than 15 spaces are generated 

by the 61 non-Mandatory Inclusionary Housing (MIH) units subject to the parking requirement in 

the zoning. 

 

The building would provide amenities such as accessible open space (via a landscaped rear yard 

equivalent located on the roof of the fourth floor) and an additional resident-accessible landscaped 

area on the roof of the 26th floor; a fitness room on the fourth floor; tenant-operable climate controls 

within each unit; laundry facilities on each floor; and virtual doorman services. Two community 

rooms would be located on the 26th floor. The building would also feature shelter-in-place 

capabilities that would include a backup gas generator, whereby a loss of electric service would 

not cause a loss of lighting, climate control, elevator shutdown, or loss of water pressure. 

 

The development site is within a C4-4 zoning district, a regional commercial district that permits 

uses such as specialty and department stores that serve a larger area and generate more activity 

than local retail. C4-4 districts allow commercial development at a maximum FAR of 3.4 and 

residential development at a maximum FAR of 3.44, with up to a 4.0 FAR permitted under 

Quality Housing regulations. Building heights and setbacks are controlled by a sky exposure 

plane. The district extends beyond the project area to the north and east and includes the 

buildings of the Hostos Community College campus.  
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Other zoning districts in the vicinity of the project area include C4-4 and M1-2 districts to the 

north and east; a C6-2A district to the south; and M1-4/R6A and M1-4/R8A districts established 

through the 2009 Lower Concourse MX rezoning to the west. Uses within the MX area include 

warehouse facilities and a self-storage facility, and a site located at the confluence of Gerard 

Avenue, Exterior Street, and East 149th Street is currently under development with a residential 

and hotel project. The Special Harlem River Waterfront District  is mapped further to the west.  

 

The proposed actions would facilitate the construction of a 27-story, approximately 275,771-

square-foot mixed-use building on the vacant site.  

To facilitate the proposed development, three actions are requested.  

1) UDAAP designation, project approval, and disposition of City-owned property; 

2) Zoning map amendment to rezone the project area from C4-4 to C6-3; 

3) Zoning text amendment to revise Appendix F of the Zoning Resolution to map the project 

area as an MIH area under Option 1 and to make R9-1 the residential district equivalent 

for C6-3 districts located within MIH areas mapped within Community District 1, 

Borough of the Bronx.   

 

UDAAP designation, project approval, and disposition of City-owned property (C 180032 HAX)  

 

HPD requests the disposition of City-owned property to a developer to be selected by HPD. 

Designation as an Urban Development Action Area (UDAA) and Urban Development Action 

Area Project (UDAAP) is also requested as part of this application. 

 

Zoning Map Amendment (C 180031 ZMX) 

 

The project area is currently zoned C4-4, which permits up to a 4.0 residential FAR, 3.4 

commercial FAR, and 6.5 community facility FAR. The proposed zoning map amendment 

would change the zoning in the project area to a C6-3 commercial district, which would permit a 

commercial FAR of up to 6.0, a residential FAR of up to 7.52, and a community facility FAR of 

10.0. C6-3 zoning districts allow for high-bulk commercial uses requiring a central location well-
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served by mass transit; the project area is adjacent to the East 149th Street 2/4/5 subway station, 

is accessible to multiple bus routes, and is located on Grand Concourse, a six-lane boulevard.  

 

 

Zoning Text Amendment (N180033 ZRX) 

 

The proposed zoning text amendment would map the project area as an MIH area under Option 

1, which requires that at least 25 percent of the residential floor area be provided as housing 

permanently affordable to households at an average of 60 percent of the area median income 

(AMI), and at least 10 percent of residential floor area be provided as housing permanently 

affordable to households at an average of 40 percent of the AMI, with no unit targeted to 

households at a level exceeding 130 percent of the AMI.  The 277-unit affordable development 

would include 69 permanently affordable units. 

 

The proposed zoning text amendment would also create a version of the R9-1 zoning district that 

would be applicable in MIH areas. R9-1, a zoning district typically utilized in waterfront and 

mixed-use (MX) areas, would permit a residential FAR of 9.0 and a maximum height of 285 

feet. In all other respects, the district would follow the regulations of an R9 district. In addition, 

the text amendment would make R9-1 the residential equivalent for C6-3 Districts mapped with 

MIH areas located within Bronx Community District 1 to make the height and setback provisions 

of an R9-1 district applicable. The proposed C6-3 district would permit high density 

development up to 6.0 FAR for commercial uses and 10.0 FAR for community facilities. The 

text amendment to apply the R9-1 district is requested by HPD to facilitate the proposed 

development program; the rationale for HPD’s request is to mitigate the relatively narrow east-

west lot dimensions at the site by allowing the additional height that the R9-1 district would 

provide, therefore facilitating additional dwelling units. The total proposed FAR for the 

development is 9.46. 
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ENVIRONMENTAL REVIEW 

This application (C 180032 HAX) 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 HPD. The designated CEQR number is 17HPD068X.  

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

Declaration was issued on August 3, 2017.  

The Land Disposition Agreement (LDA) and applicable funding agreements between HPD and 

the project sponsor will contain measures to ensure that there will be no significant adverse 

impacts related to noise or transportation. These measures are outlined in the Environmental 

Assessment Statement (EAS). 

UNIFORM LAND USE REVIEW 

This application (C 180032 HAX), in conjunction with the application for the related zoning map 

amendment action (C 180031 ZMX), was certified as complete by the Department of City 

Planning on August 7, 2017, and was 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 application for the related zoning text amendment action (N 180033 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 180032 HAX) on 

September 28, 2017, and on that date, by a vote of 15 in favor and one opposed, recommended  

approval of the application with the following conditions:  

1. “That the development retain a new Development Property Manager for the planned 

project at 425 Grand Concourse” 

2. “Enhance security at the development by having a concierge service at the entrance door” 
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3. “Work with HPD and NYCDOT to expand parking opportunities at the project frontage 

along the Grand Concourse and on East 144th Street between Grand Concourse and 

Willow Avenue” 

4. “With respect to apartment design and size, adhere to or exceed HPD Design Guidelines” 

5. “In association with future EISs of HPD projects, advance discussions with the School 

Construction Authority to ensure school seat capacity is met with projects in the district 

to reduce school seat deficits in Bronx Community Board One.” 

 

Borough President Recommendation 

This application (C 180032 HAX) was considered by the Bronx Borough President, who on 

October 30, 2017 issued a recommendation to approve the application.  

 

City Planning Commission Public Hearing 

On October 18, 2017 (Calendar No. 1), the CPC scheduled November 1, 2017 for a public 

hearing on this application (C 180032 HAX). The hearing was duly held on November 1, 2017 

(Calendar No.12). There were five speakers in favor of the application, and none in opposition.  

Speakers included four members of the project team, including representatives of the applicant 

(HPD), the project sponsor, and the project architect. An HPD representative presented an 

overview of the project and provided background information on the RFP process, neighborhood 

context, and the proposed development. The project architect described the proposed building, 

including the layout of the building, urban design considerations, proposed building amenities, 

and proposed sustainable design measures.  A representative of the project sponsor explained the 

rationale for the building’s programming, including unit mix and affordability levels and project 

financing. Lastly, another HPD representative discussed the potential tenants for the community 

facility spaces, parking considerations, and the process by which the proposed zoning district 

was selected.   

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

The Commission believes that this application for UDAAP designation, project approval, and the 

disposition of City-owned property (C 180032 HAX), in conjunction with the related 

applications for a zoning map amendment (C 180031 ZMX) and zoning text amendment (N 

180033 ZRX), is appropriate.  

 

This currently vacant City-owned property has been unutilized for many years, and 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 and community 

facility space, with uses on the lower floors  potentially including a supermarket, a medical 

clinic, an educational facility, and a cultural space. The development site is close to mass transit, 

retail, and open space, ensuring accessibility for residents.  

 

The Commission notes that the City-owned property was excluded from the adjacent 2009 

Lower Concourse rezoning in order to provide an opportunity for a future site-specific planning 

process. The development site is a unique location on which one of the community’s most 

prominent buildings, the P.S. 31 “Castle on the Concourse”, was formerly sited. The 

Commission strongly supports the retention of historic artifacts from the original P.S. 31 

building, which would be displayed on the ground floor of the proposed building and along the 

Garrison Playground frontage; these artifacts would be visible to users of the Playground 

following the completion of renovations by the Department of Parks and Recreation in 2019.  

 

The proposed zoning map amendment is appropriate. The C6-3 district would permit 

commercial, community facility, and residential uses. The permitted height of the building under 

the proposed R9-1 district would be appropriate due to the 140-foot width of Grand Concourse, 

which is one of the borough’s main thoroughfares, and the development site’s location at the 

beginning of Grand Concourse and one block from access to the 2/4/5 subway lines at the East 

149th Street station. 

 

The Commission notes that the area surrounding the development site is changing; the 2009 

Lower Concourse rezoning changed the development context within this area to allow residential 
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and mixed uses in order to encourage the revitalization and improvement of underutilized and 

vacant land.  Other recent actions in the surrounding area have included the Special Harlem 

River Waterfront District modifications and the Lower Concourse North rezoning. The adjacent 

expansion of the Hostos Community College campus and the Bronx General Post Office 

redevelopment on East 149th Street are further evidence of the changing development context in 

the surrounding area. 

 

The Commission notes that the zoning map amendment is being coordinated with a zoning text 

change to apply the R9-1 zoning district in lieu of the R9 residential equivalent for C6-3 zoning 

districts for MIH areas within Bronx Community District 1.  

  

The  proposed zoning text amendment is appropriate. It complements the related requested 

actions and ensures that the proposed project would provide additional affordable housing, 

commercial space, and community facility space. The Commission notes that the proposed R9-1 

zoning text amendment would provide height and setback regulations applicable to MIH areas 

city-wide.  

 

The proposed text amendment would also establish the project area as an MIH area. The MIH 

units would be permanently protected as affordable under Option 1, which requires that 25 

percent of the residential floor area must be for affordable housing units for residents with 

household incomes at an average of 60 percent of AMI, with a minimum of 10 percent of 

housing to be affordable for households at 40 percent of AMI.  

 

The Commission believes that the creation of an alternate Quality Housing envelope for MIH 

developments in R9-1 districts is appropriate and complements such envelopes already in place 

for R6 through R8 districts. These envelopes afford MIH developments additional flexibility in 

non-contextual districts, while incorporating the benefits of the Quality Housing program into 

these developments. The Commission also believes that the requested zoning text amendment to 

apply the R9-1 zoning district as the residential equivalent for C6-3 zoning districts located in 

MIH areas within Bronx Community District 1 is appropriate and would facilitate the proposed 



 

10  C 180032 HAX 

development program, which includes affordable housing units, commercial space, and 

community facility space.  

  

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

retention of a new development property manager, to enhance building security by providing a 

concierge service, to examine opportunities to improve parking conditions in the vicinity of the 

site, to use apartment design that meets or exceeds HPD design guidelines, and to coordinate 

with the School Construction Authority to reduce school seat deficits within Community District 

1.  While these issues are outside of the scope of the requested actions, the Commission urges 

HPD and the project sponsor to address these concerns to the greatest extent practicable.  

 

 

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 

WHEREAS, the Department of Housing Preservation and Development has recommended the 

designation of property located at located at 425 Grand Concourse (Block 2346, Lot 1), in 

Community District 1, Borough of Bronx, as an Urban Development Action Area; and 

 

WHEREAS, the Department of Housing Preservation and Development has also recommended 

the approval of an Urban Development Action Area Project for such property; 

 

THEREFORE, be it further RESOLVED, that the City Planning Commission, after due 

consideration of the appropriateness of the actions, certifies its unqualified approval of the 

following matters pursuant to the Urban Development Action Area Act: 

 

a) the designation of property located at 425 Grand Concourse  (Block 2346, Lot 1), as an 

Urban Development Action Area; and 

b) an Urban Development Action Area Project for such area; and  

the City Planning Commission recommends that the New York City Council find that: 
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i. The present status of the area tends to impair or arrest sound development of the 

municipality;  

ii. The financial aid in the form of tax incentives to be provided by the municipality 

pursuant to Section 696 of the Urban Development Action Area Act, is necessary to 

enable the project to be undertaken; and 

iii. The project is consistent with the policy and purposes stated in the Section 691 of the 

Urban Development Action Area Act, and 

 

BE IT FURTHER RESOLVED, by the City Planning Commission, pursuant to Section 197-c 

of the New York City Charter, that based on the environmental determination and the 

consideration described in this report, the application of the Department of Housing Preservation 

and Development, for the disposition of city-owned property located at 425 Grand Concourse  

(Block 2346, Lot 1) in Community District 1, Borough of Bronx, to a developer to be selected by 

the Department of Housing Preservation and Development, is approved (C 180032 HAX).  

 

The above resolution (C 180032 HAX), duly adopted by the City Planning Commission on 

November 29th, 2017 (Calendar No.9), 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 
RAYANN BESSER, ALFRED C. CERULLO, III,  
MICHELLE DE LA UZ, JOSEPH DOUEK,   
CHERYL COHEN EFFRON, HOPE KNIGHT, ANNA HAYES LEVIN, ORLANDO 
MARIN, LARISA ORTIZ, Commissioners 

RICHARD W. EADDY, Commissioner, recused 
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