CITY PLANNING COMMISSION E

August 12, 2026 / Calendar No. 4 C 240206 ZMX

IN THE MATTER OF an application submitted by 2136 Crotona Parkway Housing
Development Fund Corporation pursuant to Sections 197-c and 201 of the New York City
Charter for the amendment of the Zoning Map, Section No. 3d:

1. eliminating from an existing R7-1 District a C1-4 District bounded by East
182" Street, Southern Boulevard, East 181+ Street, the northeasterly
prolongation of a line 150 feet northwesterly of Southern Boulevard, a line
100 feet westerly of Southern Boulevard, a line 100 feet southwesterly of
East 182 Street, and Mapes Avenue;

2. changing from an R7-1 District to an R8 District property bounded by East
182" Street, Southern Boulevard, Hornaday Place and its northwesterly
centerline prolongation, Mohegan Avenue, East 181 Street, the
northeasterly prolongation of a line 150 feet northwesterly of Southern
Boulevard, a line 100 feet westerly of Southern Boulevard, a line 100 feet
southwesterly of East 182" Street, and Mapes Avenue; and

3. establishing within a proposed R8 District a C2-4 District bounded by East
182" Street, Southern Boulevard, East 181% Street, the northeasterly
prolongation of a line 150 feet northwesterly of Southern Boulevard, a line
100 feet westerly of Southern Boulevard, a line 100 feet southwesterly of
East 182" Street, and Mapes Avenue;

Borough of the Bronx, Community District 6, as shown on a diagram (for illustrative purposes
only) dated May 11, 2026, and subject to the conditions of CEQR Declaration E-897.

This application for a zoning map amendment (C 240206 ZMX) was filed by 2136 Crotona
Parkway Housing Development Fund Corporation on December 22, 2023, to change an R7-1
zoning district and an R7-1/C1-4 zoning district to an R8 zoning district and R8/C2-4 zoning
district. This application, in conjunction with a related application for a zoning text amendment
(N 240207 ZRX), would facilitate the development of a new eight to sixteen-story residential
building located at 2136 Crotona Parkway, and a new six- to fourteen-story mixed-use building
with ground floor community facility space, located at the intersection of East 182" Street and

Mapes Ave in the Crotona neighborhood of the Bronx, Community District 6.
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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."


RELATED ACTION
In addition to the zoning map amendment (C 240206 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 240207 ZRX Zoning text amendment to designate a Mandatory Inclusionary Housing
(MIH) area.
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BACKGROUND
The applicant, 2136 Crotona Parkway Housing Development Fund Corp., seeks a zoning map

amendment to change an R7-1 zoning district and an R7-1/C1-4 zoning district to an R8 zoning
district and an R8/C2-4 zoning district, and a zoning text amendment to establish an MIH area, to
facilitate the development of a new eight- to sixteen-story residential building (the Sojourner
Truth development) and a new six- to fourteen-story mixed-use building with ground-floor
community facility space (the Mapes Court development). The proposed developments would
include up to 457 affordable housing units and be located at 2136 Crotona Parkway and 2159

Southern Boulevard in the Crotona neighborhood of the Bronx, Community District 6.

The project area comprises the approximately 20,480 square-foot Sojourner Truth development
site (Block 3119, Lots 37 and 44), the approximately 42,740 square-foot Mapes Court
development site (Block 3111, Lots 49, 55, 59, 65, and 69), and five additional lots (Block 3111,
Lots 71, 76, 79, 82 and 85) between the two development sites along Southern Boulevard. The
development sites have frontages along either Crotona Parkway or Southern Boulevard, which
are on either side of Crotona Parkway Malls, an open-air green space maintained by the Parks
Department. The project area on block 3111 is bounded by Mapes Avenue to the west, East
182" Street to the north, Southern Boulevard to the east and East 181° Street to the south. The
project area on block 3119 is bounded by Southern Boulevard to the west, Hornaday Place to the
north, Mohegan Avenue to the east, and East 181" Street to the south. The proposed rezoning
area is generally coterminous with the project area, except it only covers part of Lot 49 on Block

3111.

The Sojourner Truth site is currently vacant and was previously occupied by a five-story, 66-unit
supportive housing building. The Mapes Court site currently contains two five-story apartment
buildings with a total of 91 units on Lots 49, 65, and 69; a one-story commercial building on Lot
55; and a vacated gas station on Lot 59. The lots outside of the two development sites are not
applicant-controlled. Lot 71 has a lot area of approximately 10,800 square feet and is occupied
by a five-story supportive housing building with 48 units. Lot 76 has a lot area of approximately
9,870 square feet and is occupied by a one-story car wash. Lot 79 has a lot area of approximately
9,940 square feet and is occupied by a two-story church. Lot 82 has a lot area of approximately

3,970 square feet and is occupied by a one-story church. Lot 85 has a lot area of approximately
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3,110 square feet and is occupied by a surface parking lot used by the church on Lot 79.

The area surrounding the project area is characterized by residential, open space, institutional,
and retail commercial uses. The area predominantly includes a mix of multi-family buildings and
row houses that range in height from two to six stories, along with a few apartment buildings that
rise to thirty stories. Commercial uses are concentrated along East 182"¢ Street, East 180" Street,
and Southern Boulevard in one- and two-story commercial buildings and in residential buildings

with ground-floor retail.

Institutional and community facility uses in the area include PS 057 Crescent, PS 067 Mohegan
School, Kennedy Children’s Center, PS 6X The West Farms School, MS 129 Academy for
Independent Learning, PS 595 The Colibri Community School, PS 211 The Bilingual School, PS
51 Bronx STEM and Arts Academy, PS 032 The Belmont School, West Farms Library, several
daycares, Phipps Neighborhoods Pre-K at Daly Avenue, Phipps Neighborhood Center at 178"
Street, West Farms Workforce 1, FDNY, St. Barnabas Hospital, and several churches.

Nearby landmarks include the Old West Farms Soldiers Cemetery located at 2103 Bryant
Avenue. Open spaces in the area include the Crotona Parkway Malls, Mohegan Triangle, Mapes
Ballfield, Belmont Playground, Vidalia Park, Garden of Happiness Community Garden, Clinton

Avenue Community Garden, and the Bronx Zoo.

The project area is located within the Outer Transit Zone (OTZ), which reduces accessory
parking requirements for housing and includes a parking waiver for qualifying affordable
housing, and is well served by public transportation. The West Farms—East Tremont subway
station, which provides access to the 2 and 5 trains, is located approximately 0.5 miles from the
development sites. Multiple local and express bus routes operate within the surrounding area,
including the Bx9 and Bx19 along Southern Boulevard, the Bx36 along East 180th Street, the
Bx17 along Crotona Avenue, and the Bx40 and Bx42 along East Tremont Avenue. The site is

also served by the Metro-North commuter line at the Tremont Station.

The project area and the surrounding area are zoned R7-1. There is a C1-4 commercial overlay
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mapped along East 182" Street and Southern Boulevard and a mix of C1-4 and C2-4
commercial overlays mapped on East 180" Street. R7-1 districts permit a variety of housing
types with a maximum residential floor area ratio (FAR) of 3.44 on narrow streets and 4.0 FAR
on wide streets for standard residents which increases to 5.01 FAR for qualifying affordable
housing developments. The permitted community facility FAR is 4.8. Standard residential
buildings are permitted a base height of 40 to 65 feet on narrow streets, or 75 feet on wide
streets, and a maximum building height of 75 or 85 feet respectively. Qualifying affordable
housing buildings are permitted a base height of 85 feet and a maximum building height of 105

feet on narrow streets and 115 feet on wide streets.

C1-4 and C2-4 commercial overlays permit local retail and service establishments with a
maximum commercial FAR of 2.0 when mapped within residence districts and are intended to

support neighborhood-serving commercial uses.

The applicant is proposing a phased development of two new residential buildings containing a
total of approximately 430,200 square feet or 457 income-restricted housing units. In the first
phase, the applicant would develop the Sojourner Truth site into an eight- to sixteen-story
residential building containing approximately 153,000 square feet of floor area with a total of
159 income-restricted units. This site would also feature residential amenity space, including a
laundry room, a fitness room, a playroom, and a bike room. Of the 159 housing units, nine would
be maisonette units on the ground floor, and 91 would be used to relocate the existing residents
on the Mapes Court site before phase two of the project. One hundred fifty units would have an
area median income (AMI) at or below 80 percent, and the remaining nine would have an AMI

of 110 percent.

In the second phase, the applicant would demolish the existing Mapes Court buildings to develop
a new six- to fourteen-story mixed-use building containing approximately 277,000 square feet of
floor area. The proposed development would include approximately 260,600 square feet of
residential floor area with 298 income-restricted units and approximately 15,000 square feet of
community facility floor area. The proposed building would also feature residential amenity

space, including two laundry rooms, a fitness room, a playroom, and a bike room. Of the
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proposed 298 units, 45 would be formerly homeless units, 89 would be affordable at 40 percent

AMI, 119 at 60 percent AMI, and 44 at 80 percent AMI.

To facilitate the proposed development, the applicant requests a zoning map amendment of the
rezoning area to rezone the underlying R7-1 residential district to an R8 district and the existing
C1-4 commercial overlay to a C2-4 commercial overlay. The applicant is also proposing a
zoning text amendment to establish a new MIH area over the project area. The R8 zoning district
within an MIH area allows a residential FAR of 7.2 for qualifying affordable housing and a
maximum community facility FAR of 6.5. The maximum allowed base height for residential
buildings is 105 feet and the maximum building height is 145 feet. The proposed C2-4 district

permits a commercial FAR of 2.0 and slightly wider range of uses compared to the C1-4 district.

The requested zoning text amendment (N 240207 ZRX) to Appendix F of the Zoning Resolution
would designate the project area as an MIH area mapped with Option 2. Option 2 requires that
30 percent of residential floor area be set aside for permanently income-restricted housing for

residents with incomes averaging 80 percent AMI.
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ENVIRONMENTAL REVIEW
This application (C 240206 ZMX), in conjunction with the related application for a zoning text

amendment (N 240207 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 CPC. The designated CEQR number is: 26DCP113X.

After a study of the potential impacts of the proposed actions in the Environmental Assessment
Statement, a Negative Declaration was issued on May 7, 2026. As a requirement of that
determination the applicant has entered a restrictive declaration that enforces a requirement of
measures related to shadows, construction noise, and construction air quality. With these
measures in place there would be no significant adverse shadows or construction impacts.

The Negative Declaration includes an (E) designation (E-897) related to hazardous materials, air
quality, and noise to avoid the potential for significant adverse impacts. The requirements of the
(E) designation are described in the Environmental Assessment Statement and Negative

Declaration.

UNIFORM LAND USE REVIEW

This application (C 240206 ZMX) was certified as complete by the Department of City Planning
on May 11, 2026, and was duly referred to Community Board 6 and the Bronx Borough
President in accordance with Title 62 of the Rules of the City of New York, Section 2-02(b),
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along with the application for a zoning text amendment (N 240207 ZRX), which was referred for

information and review in accordance with procedures for non-ULURP matters.

This action is eligible for potential review by the Affordable Housing Appeals Board pursuant to
Section 197-g of the New York City Charter.

Community Board Public Hearing
On May 27, 2026, Bronx Community Board 6 held a public hearing on the application (C

240206 ZMX), and on that day, by a vote of 0 in favor, 18 opposed, and 0 abstaining, adopted a

resolution recommending disapproval of the application.

Borough President Recommendation
On June 15, 2026, the Bronx Borough President held a public hearing, on the application (C

240206 ZMX), and on June 29, 2026, issued a recommendation to approve the application with

the following conditions:

“ 1. The applicant, Phipps, has not always had the best track record in this community,
specifically, the issues raised at the Community Board 6 public hearing regarding
management concerns at Lambert Houses. Issues over how the prior transferring of
residents between buildings occurred as well as the recertification process for Section 8
vouchers have instilled management concerns with residents. Community Board 6 noted
that only 60% of tenants were up to date on their recertifications. In order to restore good

faith with residents, Phipps must do better.

My recommendation will require that Phipps work to regain the trust of residents at
Lambert Houses by providing residents with timelines that provide a path for meeting
recertification deadlines. This can be done by providing specific guidance as part of the
120-, 90-, and 60-day noticing letters that are sent to residents, so that residents
understand the amount of lead-time that must be given to Phipps management to meet
HUD recertification deadlines. Additionally, if residents miss their deadlines then an

additional “late” notice must be provided to ensure residents are aware of the urgent need
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to file their paperwork early enough to still get processed in time. It is worth noting that
Phipps acts as a “middleman” between residents and HUD for recertifications, so the
paperwork must be complete before it can be sent and processed at HUD, which can take

some time. Phipps needs to ensure residents understand this timeline to avoid any lapses.

This will require Phipps to hire additional staff to meet this requirement, as the expansion
of Lambert Houses from approximately 730 units to nearly 1,670 units will result in
increased demands on management. I understand Phipps has made progress and has now
completed 97% of recertifications, but we must ensure this continues as this
recertification process is ongoing. If residents are provided this amount of guidance and
are still not meeting their recertification requirements, then management has met their
due diligence requirement and some responsibility must fall onto the residents to get their

paperwork in on time and with enough lead time for it to be processed through HUD.

I note that the recertification process is not specifically a Phipps issue, as we have seen
this problem across The Bronx and are working with other management teams to resolve
when it is brought to my attention. I am pleased to note that Phipps has already made the
following staffing changes to support the residents and improve the recertification

process at Lambert Houses:
e Hired a new property manager (replacement) with recertification experience;
e Hired a new tenant liaison (additional staffing) to focus on recertifications;
e Hired a new case manager (additional staffing) to work with tenants;
e Providing weekly lobby hours for residents in the 2080 Boston Road building.

For the new Sojourner building, which will receive the transfer of the 91 existing Mapes
Court building households, residents must be provided guidance on the transfer process.
Whether this is done in a public meeting or in individual meetings, all 91 households will
need to be properly informed to ensure there is not a communication breakdown,
including providing a point-person that can be contacted if any of the residents have an
issue. While residents will benefit from receiving a brand-new apartment, no one should
have to experience an undue burden from the move or feel the process is overly

demanding. Phipps must ensure they are doing everything they can to support residents
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during the transfer process, which can be a very sensitive and emotional process for

some.

Across Hornaday Place from the Sojourner Truth building is the Hornaday Community
Garden, a neighborhood asset operated by local volunteers and supported through the
New York City Department of Parks and Recreation’s GreenThumb program. The
proposed development is located immediately south of the garden and will cast shadows
onto portions of the space. While shadow impacts would occur under both the proposed
rezoning and an as-of-right development permitted under the existing zoning, the
applicant’s request for additional height and bulk must be accompanied by corresponding

community benefits.

Accordingly, Phipps must engage directly with the Hornaday Community Garden and its
volunteers to identify resources and investments that can support the long-term health and
sustainability of the garden. This engagement must be ongoing and conducted in good
faith, recognizing the garden’s importance to the surrounding community. Through
continued collaboration, the applicant and garden stakeholders should explore
opportunities to establish a mutually beneficial relationship that supports both the

garden’s volunteers and the future residents of the development.

Regarding the ground-floor opportunities for the Mapes Court development, which will
include approximately 15,000 square feet of community facility space, I would strongly
support the development of a local community center within the community facility
space, as the West Farms neighborhood currently lacks one. However, I also recognize
that a successful community center must be purpose-built and designed with that use in
mind from the outset. Parks Commissioner Shimamura recently noted that only 5% of
Bronx neighborhoods have access to recreation services, underscoring the continued need
for additional community recreational space in neighborhoods such as West Farms. If a
community center is ultimately not feasible within this development, I strongly
recommend that the community facility space be programmed for early childhood

education or childcare services to address another critical community need.”

My final recommendation for Phipps is that they must commit to hiring union labor for

staffing the developments. The current staff at the existing Mapes Court building is
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organized through 32BJ, and that staff must be retained and moved to the Sojourner
Truth building when the transition occurs. When the new Mapes Court building is built,

32BJ staff must be retained or hired to support that building as well.

6. Additionally, I agree with Community Board 6 that this proposal represents a missed
opportunity to create affordable homeownership opportunities, whether through
cooperatives or condominiums. However, the current affordable homeownership
programs available at the City and State levels are inadequate to support developments of
this nature. While this recommendation is not directed at Phipps, I urge the City and State
to develop and adequately fund new affordable homeownership programs that can be

effectively incorporated into future housing developments.

Phipps cannot reasonably be expected to create or finance such programs, and the limited
homeownership initiatives that currently exist often fail to provide the long-term financial
stability necessary for sustainable homeownership. In some cases, these programs leave
homeowners financially vulnerable when buildings require significant repairs or capital
improvements, ultimately requiring additional public subsidies to address those
challenges. Additionally, financing remains a significant barrier to affordable
homeownership. Because many affordable homeownership developments include resale
restrictions, affordability requirements, or other programmatic conditions, lenders may be
more cautious in underwriting mortgages, making it more difficult for qualified
purchasers to obtain financing and for future owners to resell their units. The City and
State should expand underwriting support, loan guarantees, down payment assistance,
and other financing tools that reduce lender risk while ensuring qualified buyers have
access to affordable mortgage products. Affordable homeownership programs must be
structured to promote long-term housing stability and financial security, rather than
placing homeowners in situations where they are set up to struggle financially due to

shortcomings in the program design.”

City Planning Commission Public Hearing

On June 17, 2026 (Calendar No. 1), the CPC scheduled July 1, 2026, for a public hearing on this
application (C 240206 ZMX) and the related application for a zoning text amendment (N 240207
ZRX). The hearing was duly held on July 1, 2026 (Calendar No. 29). Four speakers testified in
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favor of the application and none in opposition.

The applicant team consisted of four speakers who testified in favor of the application, providing
an overview of the proposed project. The applicant team provided background information on
the history of Phipps Houses. The team also discussed the details of the project, including the
location and existing uses on the project site, as well as the proposed rezoning of the Sojourner
Truth site from R7-1 to R8 and rezoning the Mapes Court site from R7-1/C1-4 to R7/C2-4. The
applicant team detailed the multiple ways in which they intend to support the existing Mapes
Court tenants with their move to the proposed development on the Sojourner Truth site,
including covering tenant moving costs, providing moving services, hosting tenant meetings, and
securing that tenants retain their current rental rates via a regulatory agreement. The applicant
team also stated that the proposed Sojourner Truth building will contain approximately 159 units
of affordable housing, including nine ground floor maisonette units, and discussed the proposed
financing mechanisms for the proposed development. The applicant detailed the proposed
programing and massing distribution of the Sojourner Truth building. They reviewed the
proposed unit distribution and affordability levels of the Sojourner Truth building. The applicant
team emphasized their desire to create affordable housing for families, aiming to supply more
than double the number of family-sized units than the City requires. Lastly, the applicant team
began to describe the existing land uses of the Mapes Court site and offered to provide further

details on the proposed Mapes Court development in response to questions.
There were no other speakers, and the hearing was closed.

There was one written comment submitted by the District Manager of the local Community
Board. This written testimony was in opposition to the proposed application. This written
comment contained a letter responding to the applicant presentation during July 1st Public

Hearing.

The Commissioners requested follow-up answers from the applicant team after the Public
Hearing, which was submitted as a letter to the Commission on July 20, 2026. This letter
provided applicant responses to why the applicant chose to demolish the Mapes Court building
instead of renovating the existing structure, the improvements to the tenant relocation and

recertification processes at Lambert Houses, the applicant’s process of evaluating the feasibility
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of homeownership opportunities within the Sojourner Truth project, as well as a summary of the
potential shadow impact on Hornaday Community Garden as detailed in the Environmental

Assessment Statement.
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CONSIDERATION
The Commission finds that this zoning map amendment (C 240206 ZMX), in conjunction with
the related action for a zoning text amendment (N 240207 ZRX), is appropriate.

Together, these actions will facilitate the construction of a new eight- to sixteen-story building
with approximately 159 income-restricted housing units at the Sojourner Truth site and a new
six- to fourteen-story building with approximately 298 income-restricted housing units at the
Mapes Court site. The Sojourner Truth site will provide approximately 153,000 square feet of
residential floor area. The Mapes Court site will provide approximately 260,600 square feet of
residential floor area and approximately 15,000 square feet of community facility floor area. The
applicant intends to deliver the entire project as 100 percent affordable housing, and the
Commission acknowledges the importance of creating opportunities for new income-restricted

housing in transit-rich locations that can support the growth of local neighborhoods.

The requested action will rezone the entire rezoning area to an R8 zoning district with a C2-4
commercial overlay along East 182" Street and Southern Boulevard. The Commission finds that
the proposed increase in density and height permitted by the proposed R8 zoning district is
appropriate at this location due to the surrounding context and the area’s strong access to public
transit and local amenities. The rezoning area is currently mapped with an R7-1 zoning district,
which has been in place since 1961, and limits development to 5.01 FAR for residential uses. R8
zoning district will allow for a slightly higher density at 7.2 FAR for residential uses. The
rezoning area is located along wide streets on either side of Crotona Parkways Malls, an open-air
green space, within an established residential neighborhood well suited to accommodate
additional residential density. The site is located within the OTZ with easy access to the 2 and 5
trains at the West Farms Square-East Tremont Avenue station less than a half mile to the
southeast of the project area, Metro-North service and multiple bus lines along Southern

Boulevard, East 180" Street, Crotona Avenue, and East Tremont Avenue.

The Commission also believes the proposed C2-4 commercial overlay is appropriate for this
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location. The proposed change from the existing C1-4 commercial overlay to the C2-4 overlay
will allow for a slightly larger range of allowable commercial uses creating additional
opportunities for ground-floor activation with neighborhood-serving retail uses. The proposed
overlay is also in line with existing land use in the area which consists of commercial uses within
one- and two-story commercial buildings or ground floor retail in multi-family buildings

concentrated along East 182" Street, East 180™ Street, and Southern Boulevard.

The Commission also finds the proposed zoning text amendment to designate the project area as
an MIH area as appropriate. The project area will be mapped with MIH Option 2. Pursuant to
this option, any future development is required to provide a minimum of 30 percent of the
proposed residential floor area as permanently affordable at a maximum of 80 percent AMI. The
Commission notes that the proposed development intends to exceed this minimum requirement
by providing a 100 percent income-restricted residential development with up to 30 percent of

residential floor area permanently income-restricted under MIH Option 2.

The Commission notes the concerns of the community with regards to the relocation process for
the existing Mapes Courts residents. The Commission acknowledges the applicant’s commitment
to ensure the existing Mapes Court building will be maintained in a state of good repair while the
Sojourner Truth site is under construction and that the tenants can expect a smooth relocation
and recertification process. The Commission encourages the applicant to continue to engage the
existing tenants throughout the construction and relocation process to ensure a successful
transition. The Commission notes concerns regarding the relationship between the development
and the neighboring Hornaday Community Garden and acknowledges that the applicant has
committed to assisting in upgrading Hornaday Community Garden, as noted in the

accompanying Environmental Assessment Statement.

The proposed development is consistent with the City’s policy to promote the creation of more
affordable housing and the goals outlined in the Mayor’s Block by Block: The Housing Plan for a
New Era. This project will help address the growing need for more housing in the Bronx and the

broader City, including the creation of affordable housing near transit, schools, and open spaces.

15 C 240206 ZMX



RESOLUTION

RESOLVED, that having considered the Environmental Assessment Statement, for which a
Negative Declaration was issued on May 7, 2026 with respect to this application (CEQR No.
26DCP113X), 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 201 of the New
York City Charter, that based on the environmental determination and the 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. 3d:

1. eliminating from an existing R7-1 District a C1-4 District bounded by East 182 Street,
Southern Boulevard, East 181+ Street, the northeasterly prolongation of a line 150 feet
northwesterly of Southern Boulevard, a line 100 feet westerly of Southern Boulevard, a
line 100 feet southwesterly of East 182 Street, and Mapes Avenue;

2. changing from an R7-1 District to an R8 District property bounded by East 182" Street,
Southern Boulevard, Hornaday Place and its northwesterly centerline prolongation,
Mohegan Avenue, East 181% Street, the northeasterly prolongation of a line 150 feet
northwesterly of Southern Boulevard, a line 100 feet westerly of Southern Boulevard, a
line 100 feet southwesterly of East 182"¢ Street, and Mapes Avenue; and

3. establishing within a proposed R8 District a C2-4 District bounded by East 182" Street,
Southern Boulevard, East 181% Street, the northeasterly prolongation of a line 150 feet
northwesterly of Southern Boulevard, a line 100 feet westerly of Southern Boulevard, a
line 100 feet southwesterly of East 182" Street, and Mapes Avenue;

The above resolution (C 240206 ZMX), duly adopted by the City Planning Commission on
August 12, 2026 (Calendar No. 4), 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.

SIDEYA SHERMAN, Chair

KENNETH J. KNUCKLES, Esq., Vice Chairman

ANTHONY W. CROWELL, Esq., JOSEPH 1. DOUEK,

RASMIA KIRMANI-FRYE, DAVID GOLD, Esq., LEAH GOODRIDGE, Esq.,
RAJU MANN, ORLANDO MARIN, JUAN CAMILO OSORIO, Ph.D.,

RAJ RAMPERSHAD, Commissioners
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COMMUNITY/BOROUGH BOARD
RECOMMENDATION

PLANNING

Project Name: Sojourner Truth - Mapes Rezoning

Applicant: Phipps Houses Applicant’s Primary Contact: = Adam Weinstein
Application # 240206ZMX Borough:

CEQR Number: 26DCP113X Validated Community Districts: X06

Docket Description:

IN THE MATTER OF an application submitted by 2136 Crotona Parkway Housing Development Fund Corporation
pursuant to Sections 197-c and 201 of the New York City Charter for an amendment of the Zoning Map, Section No. 3d:
1. eliminating from an existing R7-1 District a C1-4 District bounded by East 182nd Street, Southern Boulevard, East
181st Street, the northeasterly prolongation of a line 150 feet northwesterly of Southern Boulevard, a line 100 feet
westerly of Southern Boulevard, a line 100 feet southwesterly of East 182nd Street, and Mapes Avenue; 2. changing
from an R7-1 District to an R8 District property bounded by East 182nd Street, Southern Boulevard, Hornaday Place
and its northwesterly centerline prolongation, Mohegan Avenue, East 181st Street, the northeasterly prolongation of a
line 150 feet northwesterly of Southern Boulevard, a line 100 feet westerly of Southern Boulevard, a line 100 feet
southwesterly of East 182nd Street, and Mapes Avenue; and 3. establishing within a proposed R8 District a C2-4
District bounded by East 182nd Street, Southern Boulevard, East 181st Street, the northeasterly prolongation of a line
150 feet northwesterly of Southern Boulevard, a line 100 feet westerly of Southern Boulevard, a line 100 feet
southwesterly of East 182nd Street, and Mapes Avenue; as shown on a diagram (for illustrative purposes only) dated
May 11, 2026, and subject to the conditions of CEQR Declaration E-897.

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

RECOMMENDATION: Unfavorable

# In Favor: 0 # Against: 18 # Abstaining: 0 Total members appointed to
the board: 18
Date of Vote: 5/27/2026 12:00 AM Vote Location: West Farms Library

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

Date of Public Hearing: 5/27/2026 6:30 PM

” 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: | West Farms Library

CONSIDERATION:

Recommendation submitted by BX CB6 Date: 5/28/2026 4:36 PM




COMMUNITY/BOROUGH BOARD
RECOMMENDATION

PLANNING

Project Name: Sojourner Truth - Mapes Rezoning

Applicant: Phipps Houses

Applicant’s Primary Contact: = Adam Weinstein

Application # N240207ZRX

Borough:

CEQR Number: 26DCP113X

Validated Community Districts: X06

Docket Description:

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

RECOMMENDATION: Unfavorable

# In Favor: 0 # Against: 18

# Abstaining: 0 Total members appointed to
the board: 18

Date of Vote: 5/27/2026 12:00 AM

Vote Location: West Farms Library

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

Date of Public Hearing: 5/27/2026 6:30 PM

Was a quorum present? Yes

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

Public Hearing Location:

West Farms Library

CONSIDERATION:

Recommendation submitted by BX CB6

Date: 5/28/2026 4:36 PM




THE CITY OF NEW YORK
BRONX COMMUNITY BOARD 6
1932 Arthur Avenue, Room 403-A, Bronx, NY 10457

Honorable Vanessa L. Gibson, Bronx Borough President

Honorable Oswald Feliz, New York City Council Member, 15" District
Telephone: (718) 579-6990 — Email: BX06(@cb.nyc.gov — Website: nyc.gov/bxcbhb

MS. EVONNE CAPERS ME. RAFAEL MOURE-FUNNETT
Board Chairperson District Manager
May 27, 2026

The Honorable Oswald Feliz
New York City Council Member
District 15, The Bronx

The Honorable Vanessa Gibson
Borough President
The Bronx

Bronx Community Board 6 has been notified of a ULURP application from Phipps Houses for the
Sojourner Truth - Mapes project (ULURP 240206ZMX; N240207ZRX). The Board opposes this rezoning.

The Board would like to express concern about the transfer of the residents in 2158 Mapes Avenue
and 2159 Southern Boulevard, both owned by Phipps Houses, to the new proposed building, identified in
this project as “Sojourner Truth” (Site 2). When conducting a rezoning for the Lambert Houses in 2016,
Phipps Houses CEO Adam Weinstein made several unfulfilled promises in regard to tenant transfers
between existing and newly constructed buildings. The Lambert rezoning similarly required tenants to move
from old buildings in poor condition to new buildings resulting from a rezoning. In 2024, after new
buildings had been constructed, Lambert tenants came to the Community Board to complain about the lack
of information provided regarding transfers.

Adam Weinstein, when addressing the NYC Council Land Use committee for the Lambert rezoning
(10/19/16), promised to identify staff specifically to inform tenants about transfers, to set up a website about
the transfers, and to hold public meetings to inform tenants about the transfers. It appears that few of Mr.
Weinstein’s commitments at the NYC Council Land Use Committee were upheld, despite the Community
Board’s follow up on those commitments in letters to Phipps Houses in 2024. Phipps Houses refused to
hold public meetings to explain the transfer process, instead only holding one-on-one conversations with
tenants. No website was set up, and we are not aware of any staff specifically assigned to transfer tenants.
In fact, there was not even a management office open in Lambert Houses when the transfers from old to
new building began. This raises concerns about Phipps’ ability to transfer tenants out of the Mapes Avenue
and Southern Boulevard buildings and properly certify them for eligibility in the “Sojourner Truth”
building, which will likely receive tax credits and require tenants to recertify their income each year.

To quote Mr. Weinstein from the 2016 Council Land Use hearing:

“I've been showing up at Community Board meetings... we showed up to talk about a new
development we were doing. All I got were complaints about Lambert Houses. And why not? Lambert
Houses was designed wrong, conceived wrong, financed wrong, tenanted wrong, built wrong, plumbed
wrong, secured wrong, but other than that it is a perfect project.”


https://cbbronx.cityofnewyork.us/cb6/wp-content/uploads/sites/4/2024/04/Phipps-Houses-Lambert.pdf

If Mr. Weinstein believes the buildings Phipps currently owns are financed wrong (by creating
project-based Section 8 housing, affordable housing for low-income people) and tenanted wrong (36%
black and 69% Hispanic), then why should the City of New York provide Phipps Houses with an additional
density in new proposed buildings with similar tenant demographics? The Community Board, when
presenting at the 2016 Land Use Committee, stated that the vote for the Lambert rezoning would have failed
at the Board if they had been properly informed of the lack of enforcement of the negotiated community
benefits (the chief concern being a new school).

There are still ongoing issues in Lambert Houses, including Phipps Houses’ inability to recertify
tenants in a timely manner. Phipps hired a third-party entity to do the recertifications after Community
Board 6 began organizing around this issue and Phipps was sued in a class action case in federal court.
Tenants report continued failure to complete recertifications in a timely manner, and Phipps Houses
estimates that only 60% of tenants are up to date on their recertifications. This lack of recertification leads
to rents that are not properly adjusted to tenant income, causing Phipps to reportedly overcharge tenants
and file eviction cases in housing court based on these overcharges. The New York Legal Assistance Group
filed a federal class action case against Phipps Houses for this alleged systematic noncompliance with fair
debt collection law (Prince v. Jason BorofY).

Community Board 6 would like to highlight conditions at 2158 Mapes Avenue, a 46 unit building
with 61 open housing code violations, owned by Phipps Houses and located in the proposed rezoning area.
These violations include the open C (immediately hazardous) code violations on closing doors in public
hallways — the exact conditions that have cost Bronx residents their lives in building fires. Tenants have
filed Housing Part repair actions in housing court against Phipps Houses in both 2158 Mapes Avenue and
the adjacent 2159 Southern Boulevard.

Bronx Community Board 6 would like to call into question the need for a rezoning at this location
in particular. Without a rezoning, the “Sojourner Truth” Site (2) can be developed into an eight story, 81-
unit building. The “Sojourner Truth” building, at 8 stories, would still be taller than the immediately
surrounding buildings. Our community is in need of affordable housing, and that housing is currently being
built as two story homes and vacant lots are being bought and redeveloped into as-of-right apartment
buildings in Belmont, East Tremont, and Crotona. Nearly all of Community Board 6 is currently built out
to a density/height much lower than the as-of-right density allows. In fact, the proposed rezoning area
includes two vacant lots that can be constructed without a change in zoning, at an R7 density. Community
District 6’s number of housing units increased 10.5% from 2010 to 2020, faster than the city’s growth in
population 7.7%, mostly through as-of-right development.

We ask that your office consider rejecting ULURP actions that do not include cooperatively owned
housing in Community District 6. Our Community Board has adopted guidelines for responsible new
development in our district, which lists as its first priority the development of resident ownership. When
the “Sojourner Truth” building was first presented to the Community Board in October 2025, the Board’s
Housing & Land Use committee recommended that some units be sold as condos, in particular the first-
floor duplex units with private entrances. The final proposed building does not include any resident-owned
units.

Additional concerns raised by the Housing and Land Use committee of the Board include concerns
about the community facility proposed in the zoning change, which will require a community-facing
facility. The zoning text is vague in its requirement, and it appears that Phipps Houses has not made any


https://cbbronx.cityofnewyork.us/cb6/wp-content/uploads/sites/4/2025/05/Housing-principles.pdf

determination in what kind of commercial tenant will use this space. Considering the lengths the City
Council and Community Board went to negotiate a school in the Lambert Houses rezoning, which never
materialized due to a drop in school enrollment, we are concerned about the lack of enforceable specificity
in the community facility part of this project. The committee also raised concerns about increased pedestrian
traffic at the Bronx Zoo.

The Community Board has been in contact with the Hornaday Community Garden, which is across
the street from the proposed “Sojourner Truth” building. The garden will lose much of its already limited
direct sunlight as a result of the proposed building. The garden is not yet in communication with Phipps
Houses and has not heard what might be possible to address this loss of direct sunlight.

Based on the concerns about Phipps’ previous history before the Council Land Use Committee,
management practices, and ability to construct new housing as of right, Community Board 6 asks that you
vote no on the Sojourner Truth - Mapes rezoning (ULURP 240206ZMX; N240207ZRX).

Regards,

0
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! /

Evopne Capers Rafael Moure-Punnett
Chair . District Manager
Bronx Community Board 6 Bronx Community Board 6

CC:

The Honorable Zohran K. Mamdani
Mayor

City of New York

The Honorable Julie Menin
Speaker
New York City Council

The Honorable Kevin Riley
Chair, Committee on Land Use
New York City Council


https://drive.google.com/file/d/1wvFnTLuFR-aggGe1XKjf0pH20Wdthrbs/view?usp=drive_link

BOROUGH PRESIDENT
RECOMMENDATION

PLANNING

Project Name: Sojourner Truth - Mapes Rezoning

Applicant: Phipps Houses Applicant’s Administrator: Adam Weinstein
Application # 240206ZMX Borough: Bronx
CEQR Number: 26DCP113X Validated Community Districts: X06

Docket Description:

IN THE MATTER OF an application submitted by 2136 Crotona Parkway Housing Development Fund Corporation
pursuant to Sections 197-c and 201 of the New York City Charter for an amendment of the Zoning Map, Section No. 3d:
1. eliminating from an existing R7-1 District a C1-4 District bounded by East 182nd Street, Southern Boulevard, East
181st Street, the northeasterly prolongation of a line 150 feet northwesterly of Southern Boulevard, a line 100 feet
westerly of Southern Boulevard, a line 100 feet southwesterly of East 182nd Street, and Mapes Avenue; 2. changing
from an R7-1 District to an R8 District property bounded by East 182nd Street, Southern Boulevard, Hornaday Place
and its northwesterly centerline prolongation, Mohegan Avenue, East 181st Street, the northeasterly prolongation of a
line 150 feet northwesterly of Southern Boulevard, a line 100 feet westerly of Southern Boulevard, a line 100 feet
southwesterly of East 182nd Street, and Mapes Avenue; and 3. establishing within a proposed R8 District a C2-4
District bounded by East 182nd Street, Southern Boulevard, East 181st Street, the northeasterly prolongation of a line
150 feet northwesterly of Southern Boulevard, a line 100 feet westerly of Southern Boulevard, a line 100 feet
southwesterly of East 182nd Street, and Mapes Avenue; as shown on a diagram (for illustrative purposes only) dated
May 11, 2026, and subject to the conditions of CEQR Declaration E-897.

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

RECOMMENDATION: Conditional Favorable

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

CONSIDERATION: See attached recommendation

Recommendation submitted by BX BP Date: 6/29/2026 5:37 PM
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Project Name: Sojourner Truth - Mapes Rezoning

Applicant: Phipps Houses Applicant’s Administrator: Adam Weinstein

Application # N240207ZRX Borough: Bronx

CEQR Number: 26DCP113X Validated Community Districts: X06

Docket Description:

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

RECOMMENDATION: Conditional Favorable

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

CONSIDERATION: See attached recommendation

Recommendation submitted by BX BP Date: 6/29/2026 5:37 PM




BRONX BOROUGH PRESIDENT VANESSA L. GIBSON

BRONX BOROUGH PRESIDENT’S RECOMMENDATION
ULURP APPLICATION NO: C 240206 ZMX
SOJOURNER TRUTH - MAPES REZONING

DOCKET DESCRIPTION

IN THE MATTER OF an application submitted by 2136 Crotona Parkway Housing Development
Fund Corporation pursuant to Sections 197-c and 201 of the New York City Charter for an
amendment of the Zoning Map, Section No. 3d:

1. eliminating from an existing R7-1 District a C1-4 District bounded by East 182" Street,
Southern Boulevard, East 181% Street, the northeasterly prolongation of a line 150 feet
northwesterly of Southern Boulevard, a line 100 feet westerly of Southern Boulevard, a
line 100 feet southwesterly of East 182"¢ Street, and Mapes Avenue;

2. changing from an R7-1 District to an R8 District property bounded by East 182" Street,
Southern Boulevard, Hornaday Place and its northwesterly centerline prolongation,
Mohegan Avenue, East 181% Street, the northeasterly prolongation of a line 150 feet
northwesterly of Southern Boulevard, a line 100 feet westerly of Southern Boulevard, a
line 100 feet southwesterly of East 182"¢ Street, and Mapes Avenue; and

3. establishing within a proposed R8 District a C2-4 District bounded by East 182™ Street,
Southern Boulevard, East 181% Street, the northeasterly prolongation of a line 150 feet
northwesterly of Southern Boulevard, a line 100 feet westerly of Southern Boulevard, a
line 100 feet southwesterly of East 182" Street, and Mapes Avenue; as shown on a diagram
(for illustrative purposes only) dated May 11, 2026, and subject to the conditions of CEQR
Declaration E-897.

Related application: N 240207 ZRX

BACKGROUND

This project is located in the West Farms neighborhood of Community District 6 in the Central
Bronx. Development of the surrounding community is characterized by a mix of residential uses,
with a commercial corridor located along East Tremont Avenue. Land uses in the area consist of a
mix of multistory, walk-up apartment buildings, multifamily attached and semi-attached houses,
and neighborhood serving retail uses. The tallest building in the neighborhood is the 30-story Twin
Parks South East building. Transit options serving this area include numerous bus lines such as the
Bx9, Bx19, Bx36, Bx40, and Bx42. The closest subway lines are the 2 and 5 trains located
approximately 2 mile to the southeast at West Farms Sq-E Tremont Av. The project site is served

OFFICE OF THE BRONX BOROUGH PRESIDENT - 851 GRAND CONCOURSE, SUITE 301, BRONX, NY 10451 - (718) 590-3500



by local parks such as Mapes Park and Vidalia Park and is located approximately one block south
of the Bronx Zoo. There are also several community gardens in the vicinity. Nearby public schools
include PS 57, PS 67, PS X188, and the School of Science and Applied Learning.

The proposed Rezoning Area includes Block 3119, Lots 37 and 44; and Block 3111, Lots 55, 59,
65, 69, 71, 76, 79, 82, 85 and a portion of Lot 49. The Sojourner Truth redevelopment site is on a
Block that is bounded by Hornaday Place to the north, Mohegan Avenue to east, East 181 Street
to the south and Crotona Parkway to the west. The Mapes Court Redevelopment Site is on a block
that is bounded by East 182" Street to the north, Southern Boulevard to the east, East 181 Street
to the south, and Mapes Avenue to the west. The Sojourner Truth Redevelopment Site has a lot
area of approximately 20,482 square feet, and the Mapes Court Redevelopment Site has a lot area
of approximately 42,743 square feet.

The Proposed Development site consists of two sites split by Southern Boulevard and Crotona
Parkway, and consist of Block 3111, Lots 45, 55, 59, 65, and 69, as well as Block 3119, Lots 37
and 44. The Sojourner site is currently an R7-1 zoning district and would be changed to an R8
zoning district while the Mapes site and several neighboring parcels are currently R7-1/C1-4 and
would be changed to an R8/C2-4 zoning district — with the exact dimensions noted in the docket.
The current R7-1 allows for a maximum residential FAR of 3.44 (beyond 100 feet of a wide street),
4.0 (within 100 feet of a wide street), or 5.01 for qualifying affordable or senior housing. RS
districts are medium-density residential districts. R8 districts permit a maximum FAR of 6.02 for
standard residences, up to 7.2 for qualifying affordable or senior housing, or up to 8.64 for
qualifying affordable or senior housing outside of MIH areas on a wide street.

The Sojourner Truth redevelopment site previously contained a five-story, 66-unit supportive
housing building, but the site is currently vacant. The Mapes Court redevelopment site currently
contains two five-story apartment buildings with a total of 91 units on Lots 49, 65, and 69 (the
existing Mapes Court buildings), a one-story commercial building on Lot 55, and a vacated gas
station on Lot 59. Additional land uses within the rezoning area include a car wash, two churches,
and a parking lot.

The proposed development on the Project Site would include two new residential buildings
containing a total of approximately 430,182 zoning square feet (ZSF) [455,454 gross square feet
(GSF)]. The buildings will be built in two phases; the first phase building will be constructed on
the Sojourner Truth Redevelopment Site (the “Sojourner Truth Building”) and the second phase
building will be constructed on the Mapes Court Redevelopment Site (the “Mapes Court
Building”). The Sojourner Truth Building would range in heights from 8- to 16-stories and would
contain a total of 153,036 ZSF of floor area (161,826 GSF) with a total of 159 affordable units and
residential amenity space. The majority of the units, 91 units, would be used to relocate the existing
Mapes Court tenants. The Mapes Court Building would range in height from 6- to 14-stories and
would contain a total of 277,146 ZSF (293,628 GSF) including approximately 260,588 ZSF of
residential floor area and 15,206 ZSF of community facility floor area located on the ground floor
along Southern boulevard and East 182nd Street. The residential component of the building would
include 298 units of affordable family housing and approximately 3,100 square feet of residential
amenity space.
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The Proposed Development will offer a total of 457 rental units of affordable housing (including
2 superintendent units), with the distribution as follows:

AMI Range: Sojourner Truth: Mapes Court: Total:

Formerly Homeless -- 45 45

40% -- 89 89

60% -- 119 119

80% 150%* 44 194

110% 9 -- 9

Total: 159 298 457

*Includes 91 units reserved for current Mapes Court tenants

Unit Type: Sojourner Truth: Mapes Court: Total:
(number and %) (number and %) (number and %)

Studio 10 — 6% of units 29 — 10% of units 39 - 9% of all units

1 BR 50-31% 103 -35% 153 -33%

2 BR 70 —44% 134 —45% 204 - 45%

3 BR 29 - 18% 32-11% 61 —13%

Total 159 298 457

For all units, the development offers income-restricted housing for Area Median Income (AMI)
bands of 40%, 60%, 80%, and 110% with rents ranging from $1,130 to $2,920. Additionally, a
portion of the units will be reserved for formerly homeless individuals. Approximately 60% of the
units are two- and three-bedrooms with unit sizes ranging from approximately 400 square feet for
a studio to 910 square feet for a three-bedroom. Approximately 30% of the units will be income-
restricted pursuant to Mandatory Inclusionary Housing (MIH) requirements.

Amenities to be provided in each building of the Proposed Development include:

o

O O O O O

Laundry rooms

Bike rooms

Fitness facilities
Children’s playrooms
Concierge

Outdoor recreation space

ENVIRONMENTAL REVIEW AND ULURP CERTIFICATION

This application has been reviewed pursuant to SEQR and CEQR and received a Negative
Declaration (26DCP113X). The City Planning Commission certified this application as complete
on May 11, 2026.
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BRONX COMMUNITY BOARD HEARING

A public hearing was convened by Bronx Community Board 6 on May 27, 2026. A vote was held
with 18 votes against with none in favor and no abstentions, resulting in an unfavorable
recommendation. The primary reason cited by the Board for their recommendation included a
negative history with another project owned and managed by Phipps at the Lambert Houses.

BRONX BOROUGH PRESIDENT’S PUBLIC HEARING

On June 15, 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. One
member of the public was in attendance and spoke in opposition to the project.

BRONX BOROUGH PRESIDENT’S RECOMMENDATION

As New York City continues to face a housing crisis, I will continue to seek out and uplift
opportunities to create affordable housing that meets the needs of Bronx residents. Rezonings
represent one of many tools at our disposal to create opportunities for development across the city
which can facilitate new affordable housing.

With that said, for this project, I echo many of the concerns that Community Board 6 flagged in
their recommendation, and will only offer support for this project should the following conditions
be met:

1. The applicant, Phipps, has not always had the best track record in this community,
specifically, the issues raised at the Community Board 6 public hearing regarding
management concerns at Lambert Houses. Issues over how the prior transferring of
residents between buildings occurred as well as the recertification process for Section 8
vouchers have instilled management concerns with residents. Community Board 6 noted
that only 60% of tenants were up to date on their recertifications. In order to restore good
faith with residents, Phipps must do better.

My recommendation will require that Phipps work to regain the trust of residents at
Lambert Houses by providing residents with timelines that provide a path for meeting
recertification deadlines. This can be done by providing specific guidance as part of the
120-, 90-, and 60-day noticing letters that are sent to residents, so that residents understand
the amount of lead-time that must be given to Phipps management to meet HUD
recertification deadlines. Additionally, if residents miss their deadlines then an additional
“late” notice must be provided to ensure residents are aware of the urgent need to file their
paperwork early enough to still get processed in time. It is worth noting that Phipps acts as
a “middleman” between residents and HUD for recertifications, so the paperwork must be
complete before it can be sent and processed at HUD, which can take some time. Phipps
needs to ensure residents understand this timeline to avoid any lapses.
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This will require Phipps to hire additional staff to meet this requirement, as the expansion
of Lambert Houses from approximately 730 units to nearly 1,670 units will result in
increased demands on management. I understand Phipps has made progress and has now
completed 97% of recertifications, but we must ensure this continues as this recertification
process is ongoing. If residents are provided this amount of guidance and are still not
meeting their recertification requirements, then management has met their due diligence
requirement and some responsibility must fall onto the residents to get their paperwork in
on time and with enough lead time for it to be processed through HUD.

I note that the recertification process is not specifically a Phipps issue, as we have seen this
problem across The Bronx and are working with other management teams to resolve when
it is brought to my attention. I am pleased to note that Phipps has already made the
following staffing changes to support the residents and improve the recertification process
at Lambert Houses:

e Hired a new property manager (replacement) with recertification experience;
Hired a new tenant liaison (additional staffing) to focus on recertifications;
Hired a new case manager (additional staffing) to work with tenants;
Providing weekly lobby hours for residents in the 2080 Boston Road building.

For the new Sojourner building, which will receive the transfer of the 91 existing Mapes
Court building households, residents must be provided guidance on the transfer process.
Whether this is done in a public meeting or in individual meetings, all 91 households will
need to be properly informed to ensure there is not a communication breakdown, including
providing a point-person that can be contacted if any of the residents have an issue. While
residents will benefit from receiving a brand-new apartment, no one should have to
experience an undue burden from the move or feel the process is overly demanding. Phipps
must ensure they are doing everything they can to support residents during the transfer
process, which can be a very sensitive and emotional process for some.

Across Hornaday Place from the Sojourner Truth building is the Hornaday Community
Garden, a neighborhood asset operated by local volunteers and supported through the New
York City Department of Parks and Recreation’s GreenThumb program. The proposed
development is located immediately south of the garden and will cast shadows onto
portions of the space. While shadow impacts would occur under both the proposed rezoning
and an as-of-right development permitted under the existing zoning, the applicant’s request
for additional height and bulk must be accompanied by corresponding community benefits.

Accordingly, Phipps must engage directly with the Hornaday Community Garden and its
volunteers to identify resources and investments that can support the long-term health and
sustainability of the garden. This engagement must be ongoing and conducted in good faith,
recognizing the garden’s importance to the surrounding community. Through continued
collaboration, the applicant and garden stakeholders should explore opportunities to
establish a mutually beneficial relationship that supports both the garden’s volunteers and
the future residents of the development.

Page 5



4. Regarding the ground-floor opportunities for the Mapes Court development, which will
include approximately 15,000 square feet of community facility space, I would strongly
support the development of a local community center within the community facility space,
as the West Farms neighborhood currently lacks one. However, I also recognize that a
successful community center must be purpose-built and designed with that use in mind
from the outset. Parks Commissioner Shimamura recently noted that only 5% of Bronx
neighborhoods have access to recreation services, underscoring the continued need for
additional community recreational space in neighborhoods such as West Farms. If a
community center is ultimately not feasible within this development, I strongly recommend
that the community facility space be programmed for early childhood education or
childcare services to address another critical community need.

5. My final recommendation for Phipps is that they must commit to hiring union labor for
staffing the developments. The current staff at the existing Mapes Court building is
organized through 32BJ, and that staff must be retained and moved to the Sojourner Truth
building when the transition occurs. When the new Mapes Court building is built, 32BJ
staff must be retained or hired to support that building as well.

6. Additionally, I agree with Community Board 6 that this proposal represents a missed
opportunity to create affordable homeownership opportunities, whether through
cooperatives or condominiums. However, the current affordable homeownership programs
available at the City and State levels are inadequate to support developments of this nature.
While this recommendation is not directed at Phipps, I urge the City and State to develop
and adequately fund new affordable homeownership programs that can be effectively
incorporated into future housing developments.

Phipps cannot reasonably be expected to create or finance such programs, and the limited
homeownership initiatives that currently exist often fail to provide the long-term financial
stability necessary for sustainable homeownership. In some cases, these programs leave
homeowners financially vulnerable when buildings require significant repairs or capital
improvements, ultimately requiring additional public subsidies to address those challenges.
Additionally, financing remains a significant barrier to affordable homeownership.
Because many affordable homeownership developments include resale restrictions,
affordability requirements, or other programmatic conditions, lenders may be more
cautious in underwriting mortgages, making it more difficult for qualified purchasers to
obtain financing and for future owners to resell their units. The City and State should
expand underwriting support, loan guarantees, down payment assistance, and other
financing tools that reduce lender risk while ensuring qualified buyers have access to
affordable mortgage products. Affordable homeownership programs must be structured to
promote long-term housing stability and financial security, rather than placing homeowners
in situations where they are set up to struggle financially due to shortcomings in the
program design.

These are my conditions for supporting the project. I also want to acknowledge that the proposed
Sojourner Truth and Mapes Court buildings align with many of my guiding principles for new
residential development. Most notably, nearly 60 percent of the proposed units are family-sized,
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which is a significant achievement and an important benefit for the neighborhood. Providing larger
units allows families to remain in their communities as their households grow, rather than being
displaced in search of larger housing elsewhere. This helps foster long-term neighborhood stability,
strengthens community ties, and supports the creation of more family-oriented communities.

It is also important to recognize the tradeoff associated with this rezoning. Compared to an as-of-
right development under the existing zoning, the proposed rezoning would permit approximately
200 additional housing units across the two buildings. Without the requested rezoning, it is
reasonable to expect that Phipps would need to modify the unit mix to maximize the number of
units that could be constructed under the existing zoning, likely resulting in fewer family-sized
units. By approving the rezoning, the City is not only facilitating the creation of additional
affordable housing but is also preserving a development program that provides a substantially
greater share of larger units for families. In my view, this represents a meaningful planning
outcome that better serves the long-term needs of the community.

While the tallest portion of the two proposed buildings is taller than much of the surrounding
neighborhood at 16- and 14-stories, the buildings step down while incorporating setback and
articulation features that add visual appeal. None of the buildings will be as tall as the 30-story
Twin Parks South East building located two blocks south. Additionally, these buildings do not look
like traditional affordable housing, as they are designed as high-quality buildings that use high-
quality materials. Both buildings will add Passive House design standards, will meet solar and
green roof requirements, and will be fully electric buildings to ensure they are energy efficient and
reduce greenhouse gas emissions.

Overall, this project stands to bring 457 units of affordable housing for a range of income levels.
As there is tremendous need for new, affordable housing in The Bronx, we must ensure that any
new development is of maximum benefit to both the new residents and the surrounding community
alike. I believe this project offers great potential to support families over the long-term.

I would not ordinarily have such reservations for a project of this quality. However, given the
concerns that were raised by the community, Phipps must do better to guarantee that these new
developments, as well as their portfolio of existing developments, continue to support the residents
they house. Phipps is the oldest and largest not-for-profit affordable housing provider in New York
City and it is important that they continue to support the communities they serve. I believe the
good faith efforts made by Phipps to resolve the issues at Lambert Houses are a step in the right
direction, and I am confident that they will continue to support the residents over time.

Therefore, I recommend approval of this application only with the aforementioned conditions
being met.

Jinsezn. . Hiren

Vanessa L. Gibson
Bronx Borough President
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