CITY PLANNING COMMISSION E

July 15, 2026 / Calendar No. 5 C 240161 ZMX

IN THE MATTER OF an application submitted by MD Hutch Owner LLC pursuant to Sections
197-c and 201 of the New York City Charter for an amendment of the Zoning Map, Section No.
7a, changing from an M1-2 District to a C8-3 District property bounded by Lafayette Avenue, the
westerly service road of the Hutchinson River Parkway, Wenner Place and Brush Avenue, as
shown on a diagram (for illustrative purposes only) dated March 2, 2026.

This application for a zoning map amendment (C 240161 ZMX) was filed by MD Hutch Owner
LLC on November 10, 2023. This application would facilitate an existing commercial shopping
center to provide individual retail establishments that exceed 10,000 square feet at 815
Hutchinson River Parkway in the Ferry Point neighborhood of the Bronx, Community District
10.

BACKGROUND

The applicant, MD Hutch Owner LLC, seeks a zoning map amendment to change an M1-2
zoning district to a C8-3 zoning district. No new development is proposed as part of this action
as this action would facilitate the conversion of portions of an existing commercial shopping
center, which is currently prohibited from providing individual retail establishments that exceed

10,000 square feet.

The project area and the development site consist of a single large irregular-shaped lot (Block
5559, Lot 7501) bound by Lafayette Avenue to the north, Brush Avenue to the west, Wenner
Place to the south, and the Hutchinson River Parkway service road to the east. In total, the parcel

contains approximately 343,891 square feet of lot area (7.89 acres).

The surrounding area is comprised of public institutions as well as a variety of uses including
community facility, residential, manufacturing, and commercial. The area north and east of the

project area is mapped with an R4 zoning district and is developed with schools, parkland, and
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commercial uses. The area west and south of the project area is mapped with an M1-1 and M1-2

zoning districts, and an R4A zoning district, respectively.

Hutchinson River Parkway, which runs north-south through the area and connects to
Connecticut, is directly east of the project area. The Hutchinson River Parkway Bridge carries
the Hutchinson River Parkway over the Hutchinson River in the Bronx. The bridge is located
between the interchanges with the New England Thruway (I-95) to the north and Pelham
Parkway to the south. The bridge is a seven-span, 205-meter (673-foot) structure with six
approach spans and a 48.9-meter (160-foot 6-inch) bascule span. The bascule span consists of a
four-leaf deck with steel median barriers between the northbound and southbound lanes. The
bridge carries six lanes of traffic on two roadways each 11 meters (36 feet) wide, divided by a
concrete barrier. There is a 2.4-meter (8-foot) wide sidewalk on the west side of the bridge. The
Hutchinson River Parkway intersects with Bruckner Boulevard Expressway and the Cross Bronx

Expressway.

Open space in the area includes the Hutchinson River Parkway, an approximately 229.14-acre

City-owned parkway located directly north of the project area.

Community facility uses a block north of the project area include Monsignor Scanlan High
School, a parochial high school; Bronx Arts & Science Charter School Primary, which serves
pre-kindergarten to kindergarten; and Bronx Arts & Science Charter School Elementary, which

serves first to seventh grades.

Different modes of transit are accessible in the area. Bus lines in the surrounding area include the
Q44-SBS and Q50 lines, which provide service between the Bronx and Queens. Moreover,
located approximately two miles from the project area, the Middletown Road station provides

access to the 6 train.

In 1961, the project area was mapped with an M1-1 zoning district. The block directly south of
the project area is an R4A district as a result of the 2006 Brush Avenue Rezoning (C 060109
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ZMX), which rezoned three full blocks of the neighborhood to preserve the existing low density
detached character of the Ferry Point neighborhood. The 2025 New York City Industrial Plan
designated the project area as a “Primary Industrial Area” due to the presence of significant
industrial operations along Brush Avenue and Westchester Creek and the Hutchinson River

Parkway’s status as a Through Truck Route.

M1-1 districts are low-intensity manufacturing districts that typically include light industrial
uses, such as woodworking shops, repair shops, wholesale service, and storage facilities and
allow a maximum manufacturing floor area ratio (FAR) of 1.0. Nearly all industrial uses are
allowed in M1 districts if they meet the stringent M1 performance standards. Offices, hotels, and
most retail uses are also permitted. Certain community facilities, such as hospitals, are allowed in
M1 districts only by special permit, but houses of worship are allowed as-of-right. A parking

space is required for every 300 square feet of manufacturing space.

The applicant seeks a zoning map amendment from an existing M1-2 zoning district to a C8-3
zoning district. This action would not result in a new development but would permit Use Group
VI in excess of 10,000 square feet within the existing building. The building would remain at
98,286 zoning square feet (0.28 FAR), with 405,202 gross square feet of space and a maximum
height of 34 feet and one inch. In addition, 254,235 gross square feet would be allocated across
the building’s two floors, which would comprise a mix of Use Group VI retail uses. The building
would contain storage (39,705 gross square feet) accessory to the retail establishments. No new
construction would be associated with the proposed action but would facilitate the as-of-right

conversation of existing commercial spaces throughout the building.

C8 districts, bridging commercial and manufacturing uses, provide for automotive and other
heavy commercial services that often require large amounts of land. Typical uses include
automobile showrooms and repair shops, warehouses, gas stations, and car washes—although all
commercial uses (except large, open amusements) as well as certain community facilities are
permitted in C8 districts. Housing is not permitted and performance standards are imposed for

certain semi-industrial uses (Use Group 11A and 16).
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ENVIRONMENTAL REVIEW

This application (C 240161 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 lead is
the City Planning Commission (CPC). The designated CEQR number is: 26DCP016X.

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

Declaration was issued on February 26, 2026.

UNIFORM LAND USE REVIEW

This application (C 240161 ZMX) was certified as complete by the Department of City Planning
on March 2, 2026, and duly referred to Bronx Community Board 10 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
On May 7, 2026, Bronx Community Board 10 held a public hearing on the application (C
240161 ZMX), and on that day, by a vote of 14 in favor, nine opposed, and five abstaining,

adopted a resolution recommending approval of the application.

Borough President Recommendation
On June 2, 2026, the Bronx Borough President held a public hearing on the application (C
240161 ZMX) and issued a recommendation to approve the application.

City Planning Commission Public Hearing
On June 3, 2026 (Calendar No. 1), the CPC scheduled June 17, 2026, for a public hearing on this
application (C 240161 ZMX). The hearing was duly held on June 17, 2026 (Calendar No. 22).

The applicant’s representative testified in favor of the application and presented an overview of

the application and the land use rationale for the zoning map amendment and the proposed C8-3
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zoning district. The applicant’s representative described the development site’s current

programming and the appropriateness of the proposed C8-3 zoning district.

There were no other speakers and the hearing was closed.

CONSIDERATION
The Commission believes that this application for a zoning map amendment (C 240161 ZMX)

1s appropriate.

The Commission believes in the importance of reconciling different zoning districts and land
uses near residential zoning districts. The proposed action will enable the conversion of portions
of the current commercial shopping center on the site. Currently, retail spaces over 10,000 square
feet are not allowed and the requested action will remove this restriction. The applicant is not
presently proposing any additional development or floor area and is instead seeking flexibility to
tenant larger retail spaces. This action will facilitate a change in uses allowed on the site to allow

retail establishments greater than 10,000 square feet as of right.

The Commission believes that the C8-3 zoning district is reflective of land use patterns that exist
along this portion of the Hutchinson River Parkway, a major thoroughfare. The proposed C8-3
zoning district has similar bulk regulations and use regulations to the underlying M1-2 district,
but with less restrictions for commercial uses, such as large retail establishments. The C8-3
district is a commercial zone that permits a wide range of commercial uses not generally suitable
for adjacent residential districts, and it can serve as a bridge between commercial and
manufacturing uses where large amounts of land are required. All commercial uses (except large,
open amusements) as well as certain community facilities are permitted in C8 districts. C8
districts also allow most industrial uses (except certain infrastructure and production uses and
specialized storage). The proposed C8-3 district is appropriate because it recognizes the pre-
existing commercial nature of the area. With the current economic conditions, larger commercial
buildings require flexibility to maintain active commercial uses within the building. Given the

252,220 square feet of commercial retail space present in the existing building, great flexibility
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for the size of commercial establishments, above or below 10,000 square feet in size, is

necessary to maintain the viability of this commercial center.

The Commission believes that the proposed action is consistent with the New York City
Industrial Plan, as it will not result in the development of new retail floor area but rather will
facilitate the conversion of portions of an existing shopping center while retaining a zoning

district that allows most industrial uses.

The Commission finds the proposed zoning map amendment appropriate.

RESOLUTION

RESOLVED, that having considered the Environmental Assessment Statement (EAS), for which
a Negative Declaration was issued on February 26, 2026, with respect to this application (CEQR
No. 26DCP016X), 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 7a:

1. changing from an M1-2 District to a C8-3 District property bounded by Lafayette
Avenue, the westerly service road of the Hutchinson River Parkway, Wenner Place and

Brush Avenue

The above resolution (C 240161 ZMX), duly adopted by the City Planning Commission on July
15, (Calendar No. 5), 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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SIDEYA SHERMAN, Chair

KENNETH J. KNUCKLES, Esq., Vice Chairman

GAIL BENJAMIN, ALFRED C. CERULLO II1, Esq.,

ANTHONY W. CROWELL, Esq.,

RASMIA KIRMANI-FRYE, DAVID GOLD, Esq.,

RAJU MANN, ORLANDO MARIN, RAJ RAMPERSHAD, Commissioners

JUAN CAMILO OSORIO, Ph.D., Commissioner, VOTING NO
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COMMUNITY/BOROUGH BOARD
RECOMMENDATION

PLANNING

Project Name: 815 Hutchinson River Parkway Rezoning

Applicant: MD Hutch Owner LLC Applicant’s Primary Contact:  Justin Jarboe
Application # 240161ZMX Borough:

CEQR Number: 26DCP016X Validated Community Districts: X10

Docket Description:

IN THE MATTER OF an application submitted by MD Hutch Owner LLC pursuant to Sections 197-c and 201 of the
New York City Charter for an amendment of the Zoning Map, Section No. 7a, changing from an M1-2 District to a C8-3
District property bounded by Lafayette Avenue, the westerly service road of the Hutchinson River Parkway, Wenner
Place and Brush Avenue, as shown on a diagram (for illustrative purposes only) dated March 2, 2026.

Please use the above application number on all correspondence concerning this application

RECOMMENDATION: Favorable

# In Favor: 14 # Against: 9 # Abstaining: 4 Total members appointed to
the board: 27
Date of Vote: 5/7/2026 12:00 AM Vote Location: 3304 waterbury avenue, bronx, new york 10465

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 5/7/2026 7:00 PM

s A public hearing requires a quorum of 20% of the appointed members
Was a quorum present? Yes of the board but in no event fewer than seven such members

Public Hearing Location: 3304 waterbury avenue, bronx, ny 10465

CONSIDERATION:

Recommendation submitted by BX CB10 Date: 5/8/2026 3:48 PM




BOROUGH PRESIDENT
RECOMMENDATION

PLANNING

Project Name: 815 Hutchinson River Parkway Rezoning

Applicant: MD Hutch Owner LLC Applicant’s Administrator: Justin Jarboe
Application # 240161ZMX Borough: Bronx
CEQR Number: 26DCP016X Validated Community Districts: X10

Docket Description:

IN THE MATTER OF an application submitted by MD Hutch Owner LLC pursuant to Sections 197-c and 201 of the
New York City Charter for an amendment of the Zoning Map, Section No. 7a, changing from an M1-2 District to a C8-3
District property bounded by Lafayette Avenue, the westerly service road of the Hutchinson River Parkway, Wenner
Place and Brush Avenue, as shown on a diagram (for illustrative purposes only) dated March 2, 2026.

Please use the above application number on all correspondence concerning this application

RECOMMENDATION: Favorable

Please attach any further explanation of the recommendation on additional sheets as necessary

CONSIDERATION: See attached

Recommendation submitted by BX BP Date: 6/8/2026 1:32 PM




BRONX BOROUGH PRESIDENT VANESSA L. GIBSON

BRONX BOROUGH PRESIDENT’S RECOMMENDATION
ULURP APPLICATION NO: C 240161 ZMX
815 HUTCHINSON RIVER PARKWAY REZONING

DOCKET DESCRIPTION

IN THE MATTER OF an application submitted by MD Hutch Owner LLC pursuant to Sections
197-c and 201 of the New York City Charter for an amendment of the Zoning Map, Section No.
7a, changing from an M1-2 District to a C8-3 District property bounded by Lafayette Avenue, the
westerly service road of the Hutchinson River Parkway, Wenner Place and Brush Avenue, as shown
on a diagram (for illustrative purposes only) dated March 2, 2026.

BACKGROUND

This application is located in the Ferry Point section of the Throggs Neck neighborhood in Bronx
Community District 10. Development of the surrounding community is mixed with predominantly
manufacturing, institutional, and open space uses in addition to small clusters of 1- and 2-family
homes. The area has limited mass transit options, with the closest subway stop approximately 2
miles to the north at Middletown Road on the #6 Train. Buses serving the area include the Q50
and Q44-Select Bus Service providing service to Queens via the Whitestone Bridge. The site is
located to the south of the Bruckner Interchange, where the Cross Bronx and Bruckner
Expressways meet, and is north of the Whitestone Bridge. Nearby open spaces include Ferry Point
Park, a large regional park which also contains the Bally Links Golf Course, as well as St.
Raymond’s Cemetery.

The Proposed Rezoning area and Development Site area consist of the entirety of Block 5559, Lot
7501. This area is currently an M1-2 zoning district and would be changed to a C8-3 zoning district.
The current M 1-2 district allows for a Floor Area Ratio (FAR) of up to 2.0 for both manufacturing
and commercial uses. The proposed C8-3 district allows commercial uses with an FAR up to 2.0,
but has no limit to the square footage of individual retail establishments whereas the M1-2 district
has a 10,000 square foot limit for certain retail uses. The proposed rezoning area is also located in
a FRESH zone, is within the Coastal Zone Boundary, and is located in the Zerega Industrial
Business Zone (IBZ).

The proposed Development Site has a lot area of approximately 343,891 square feet and is bounded
by Lafayette Avenue to the north, Brush Avenue to the west, Wenner Place to the south, and the
Hutchinson River Parkway service road to the east. The current use of the site is the Throggs Neck
Shopping Center, a commercial use that includes numerous retail establishments. Some of which
include national chains such as Target (the anchor tenant), TJ Maxx, Starbucks, Petco, Five Guys,
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and Chipotle, in addition to other local outlets such as a beauty supply and liquor store, as well as
medical related uses including the New York Blood Center and an urgent care provider.

There is no intended change to the existing building’s footprint nor height. Rather, approval of this
application will facilitate the conversion of existing commercial spaces within the building. With
the current M1-2 zoning district, certain commercial retail uses are limited to a size of 10,000
square feet. Current tenants Target and TJ Maxx have floor areas in excess of 10,000 square feet,
but have portions of their floor area located below the street level, which is allowed as-of-right.
The proposed C8-3 district will allow Group VI retail establishments larger than 10,000 square
feet. The applicant intends for a grocery store to be a future tenant of the shopping center following
approval of the application.

ENVIRONMENTAL REVIEW AND ULURP CERTIFICATION

This application has been reviewed pursuant to SEQR and CEQR and received a Negative
Declaration (26DCP016X). The City Planning Commission certified this application as complete
on March 2, 2026.

BRONX COMMUNITY BOARD HEARING

A public hearing was convened by Bronx Community Board 10 on May 7, 2026 and a vote was
taken, with 14 votes in favor, 9 votes against, and 4 abstentions, resulting in a favorable
recommendation.

BOROUGH PRESIDENT’S PUBLIC HEARING

On June 2, 2026, a virtual public hearing was convened by the Bronx Borough President.
Representatives of the applicant were in attendance and spoke in favor of this application. No other
members of the public were present or spoke and the hearing was closed.

BRONX BOROUGH PRESIDENT’S RECOMMENDATION

When evaluating this project, I considered its context, scale, community impact, and whether it
would positively benefit the larger community. I am pleased that this application meets these
criteria.

The Throggs Neck Shopping Center is a relatively new but well-established retail destination
serving the East Bronx, and I was thrilled to have welcomed the New York Blood Center’s first
Bronx location to this shopping center last year.

I am pleased that the applicant is not proposing any additional building height or changes to the
building footprint as part of this rezoning. Rather, this rezoning is intended to provide flexibility
by permitting commercial uses larger than 10,000 square feet, facilitating a future supermarket
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expansion. I am encouraged by the opportunity to bring a new supermarket to this part of The
Bronx. This investment will expand access to grocery shopping options for local residents and help
reduce the need for some Bronxites to travel longer distances for their daily shopping needs.

I want to acknowledge that a new supermarket will likely increase the number of people visiting
this location. I urge ownership to continue working with local residents, Bronx Community Board
10, City agencies, and local elected officials to address any future plans and impacts associated
with this area, while also supporting infrastructure improvements that would benefit the
community.

Overall, this is a strong project that will bring additional shopping options to the East Bronx and
benefit our borough’s economy by creating jobs and supporting the local community. I support
Bronx Community Board 10’s approval and recommend approval of this application.

Jnaezn. . Hiren

Vanessa L. Gibson
Bronx Borough President
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