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JORDAN MOST 
SHELDON LOBEL, PC 

APRIL 1, 2009 



PROPOSED MODIFICATION TO 
LOWER CONCOURSE ZONING MAP AMENDMENT 

 
We support the Lower Concourse rezoning proposal, but we 
would like to propose a small modification. I represent the owner 
of 2 properties in the Lower Concourse area.  One property is 205 
Canal Street West, located between Park Avenue and Canal Street 
West at East 138th Street, and the second property is 142 Canal 
Street West, located mid-block between Canal Street West and 
Canal Place.  The first parcel has been included in the proposed 
zoning action, while the second parcel has been excluded. 
 
The owner assumed that both parcels were included in the 
rezoning and put together a plan for the development of both 
properties.  Having only recently learned that the mid-block 
property was excluded from the rezoning they are now asking to 
have this parcel (142 Canal Street West) included in the adjacent 
MX: M1-4/R7X zone. 
 
The manner in which this MX particular zone has been mapped is 
hardly a traditional corridor mapping since the zone extends to 
several mid-block parcels and extends as far as 300 feet southwest 
of East 138th Street between Park Avenue and Canal Place, as 
opposed to the normal 100 depth for corridor or avenue 
upzonings. 
 
A stated goal of the rezoning is the re-use of underutilized 
industrial land.  While both of the sites I’m discussing fit the 
profile of underutilized industrial land presenting housing 
opportunities – only one of the parcels was included in the 
rezoning proposal. The 300 foot distance from East 138th Street 
was possibly a “neat” place to draw the line due to the depth of 
our first property and the parcel adjacent to the second property 

which fronts on East 138th Street.  But we suggest that the 
planning goals and housing opportunities here are better served 
with a district boundary that includes the vacant mid-block site, a 
site very unlikely to be developed for conforming M1-4 uses.  As 
projected, all proposed residential units will serve households 
earning less than 60% of AMI, and a portion of the units will 
serve households earning less than 50% of AMI. 
 
We believe inclusion of the second parcel presents de minimis 
scoping issues, and that the introduction of relatively few units 
and parking spaces presents no substantive environmental impact.  
 
We respectfully ask, in spite of our lateness, the City Planning 
Commission to consider this change to the proposed Lower 
Concourse zoning map amendment proposal. 
 
 
142 Canal Street West (not included) 
 
Lot Area: 26,750 sf 
Proposed: 143 units 

10-story mixed-use building 
5.0 FAR 
133,750 sf of floor area 

 
205 Canal Street West (included) 
 
Lot Area: 33,640 sf 
Proposed: 179 units 

11-story mixed-use building 
5.0 FAR 
168,200 sf of floor area

Jordan Most from Sheldon Lobel, P.C. 
(212) 725-2727 











ZONING ANALYSIS

  ZONING ANALYSIS - MX (R7X/  M1-4)

TOPIC PERMITTED (SF) PROPOSED REFERENCE

Site Area 26,750.00

Area within 100 Ft of corner 1,727.00

Area beyond 100 Ft of corner 25,023.00

Total Building FAR 5.00 133,750.00 133,457.10 23-145

Residential FAR 5.00 133,750.00 130,482.10

Commercial FAR 2.00 53,500.00 2,975.00

   Lot Coverage: Corner lot 80% 1,381.60 23-145

   Lot Coverage: Interior Lot 70% 17,516.10

  Total Lot Coverage 18,897.70 14,365.00

Rear Yard Not Required

   Minimum Recreation Space 3.3% of Residential Area 4,305.91 28-31

   Laundry (Number of Machines) Dryer: 1 for 40 Units 4.92 28-24

Washer :1 for 20 Units 7.15

Max. number of units FAR for Res./680 196.69 143

Min. legal window 30'-0"

  Height and Set back for Residential Building 

(Quality Housing) 

Max. Height 125'-0" 105'-0" 23-633

Max. Base Height 85'-0" 23-633

Min. Base Height 60'-0" 23-633

Set back 10 ft for wide streets

15 ft  for narrow streets 23-633

Dormers Allowed 23-621-c

Parking 

Parking for Resident ial 15% of Dwelling Units for 

Low Income

21.45 25-241

For Commercial Uses R7X is applicable as C4-5X 

:Not Required 

0.00 34-112/36-21

21.45

Total Parking 21 27

142 Canal Street West 

Map #6a,  Block: 2322,   Lot:71,  Use Group: 1-14 & 16-17                                                                                                                                                                                

PROPOSED BUILDING

Floor Actual Building 

Area

Zoning Area: 

Commercial

Zoning Area: 

Residential

Zoning Area

Cellar :  Storage & Building support 14,365.00 0.00 0.00 0.00

Floor 1:  Residential & Commercial space 14,365.00 2,975.00 11,162.20 14,137.20

Floor 2: Residential 14,365.00 0.00 14,077.70 14,077.70

Floor 3: Residential 14,365.00 0.00 14,077.70 14,077.70

Floor 4: Residential 14,365.00 0.00 14,077.70 14,077.70

Floor 5: Residential 14,365.00 0.00 14,077.70 14,077.70

Floor 6: Residential 14,365.00 0.00 14,077.70 14,077.70

Floor 7: Residential 14,365.00 0.00 14,077.70 14,077.70

Floor 8: Residential 14,365.00 0.00 14,077.70 14,077.70

Floor 9: Residential 10,600.00 0.00 10,388.00 10,388.00

Floor 10: Residential 10,600.00 0.00 10,388.00 10,388.00

Total 150,485.00 2,975.00 130,482.10 133,457.10

MAX. FAR : 133,750.00

UNIT COUNT

Floor Studio 1 BR 2 BR 3 BR Totals

Floor 1 1 5 3 2 11

Floor 2 1 6 7 2 16

Floor 3 1 6 7 2 16

Floor 4 1 6 7 2 16

Floor 5 1 6 7 2 16

Floor 6 1 6 7 2 16

Floor 7 1 6 7 2 16

Floor 8 1 6 7 2 16

Floor 9 1 2 6 1 10

Floor 10 1 2 6 1 10

Totals 10 51 64 18 143

% 7 36 45 13 100%

Range of SF 421-443 SF 631-754 SF 810-1037 SF 1159-1204SF













UNIT COUNT

Floor Studio 1 BR 2 BR 3 BR Totals

Floor 1 2 3 4 0 9

Floor 2 2 7 7 2 18

Floor 3 2 7 7 2 18

Floor 4 2 7 7 2 18

Floor 5 2 7 7 2 18

Floor 6 2 7 7 2 18

Floor 7 2 7 7 2 18

Floor 8 2 7 7 2 18

Floor 9 2 7 7 2 18

Floor 10 2 7 7 2 18

Floor 11 0 1 6 1 8

Totals 20 67 73 19 179

% 11 37 41 11 100%

Range of SF 500 SF 594-678 SF 831-1107 SF 1219-1273SF

PROPOSED BUILDING

Floor Actual Building 

Area

Zoning Area: 

Commercial

Zoning Area: 

Residential

Zoning Area

Cellar :  Storage & Building support 19,687.00 0.00 0.00 0.00

Floor 1:  Residential & Commercial space 19,687.00 9,721.00 9,766.68 19,487.68

Floor 2: Residential 15,797.00 0.00 15,481.06 15,481.06

Floor 3: Residential 15,797.00 0.00 15,481.06 15,481.06

Floor 4: Residential 15,797.00 0.00 15,481.06 15,481.06

Floor 5: Residential 15,797.00 0.00 15,481.06 15,481.06

Floor 6: Residential 15,797.00 0.00 15,481.06 15,481.06

Floor 7: Residential 15,797.00 0.00 15,481.06 15,481.06

Floor 8: Residential 15,797.00 0.00 15,481.06 15,481.06

Floor 9: Residential 15,797.00 0.00 15,481.06 15,481.06

Floor 10: Residential 15,797.00 0.00 15,481.06 15,481.06

Floor 11: Residential 9,490.00 0.00 9,300.20 9,300.20

Total 191,037.00 9,721.00 158,396.42 168,117.42

MAX. FAR : 168,200.00

ZONING ANALYSIS

ZONING ANALYSIS - MX (R7X/  M1-4)

TOPIC PERMITTED (SF) PROPOSED REFERENCE

Site Area 33,640.00

Area within 100 Ft of corner 11,056.00

Area beyond 100 Ft of corner 22,584.00

Total Building FAR 5.00 168,200.00 168,117.42 23-145

Residential FAR 5.00 168,200.00 158,396.42

Commercial FAR 2.00 67,280.00 9,721.00

   Lot Coverage: Corner lot 80% 8,844.80 23-145

   Lot Coverage: Interior Lot 70% 15,808.80

  Total Lot Coverage 24,653.60 19,687.00

Rear Yard Not Required

   Minimum Recreation Space 3.3% of Residential Area 5,227.08 28-31

   Laundry (Number of Machines) Dryer : 1 for 40 Units 4.475 28-24

Washer :1 for 20 Units 8.95

Max. number of units FAR for Res./680 247.35 179

Min. legal window 30'-0"

  Height and Set back for Residential Building 

(Quality Housing) 

Max. Height 125'-0" 115'-0" 23-633

Max. Base Height 85'-0" 23-633

Min. Base Height 60'-0" 23-633

Set back 10 ft for wide streets

15 ft for narrow streets 23-633

Dormers Allowed 23-621-c

Parking 

Parking for Residential 15% of Dwelling Units for 

Low Income

26.85 25-241

For Commercial Uses R7X is applicable as C4-5X 

:Not Required 

0.00 34-112/36-21

26.85

Total Parking 27 30

205 Canal Street West 

Map #6a,  Block: 2322,   Lot:28,  Use Group: 1-14 & 16-17                                                                                                                                                                                











 



From: Harry J. Bubbins [harry@friendsofbrookpark.org] 
Sent: Wednesday, April 01, 2009 11:27 PM 
To: Jill B. Bonamusa; Jennifer A. Callahan; Molly S. Macqueen 
Subject: Lower concourse 
 
  
 
Achieving a Shovel Ready Waterfront Park &  Real Access in the Short-term 
  
Department of City Planning Public Hearing Lower Concourse ReZoning Proposal 
Testimony April 1st 2009, based from Bronx Borough President’s Hearing March 10, 
2009 Good morning. My name is Harry J. Bubbins, Director of Friends of Brook Park 
(FoBP), the South, South Bronx based environmental, arts and sustainable development 
organization.  FoBP is committed to ensuring that our Mott Haven, Melrose and Port 
Morris communities enjoy easy access to our 
waterfront   and full enjoyment of the current and proposed public 
amenities, including public sports fields, natural areas, shore line greenway, waterfront 
and river access and more. 
  
This testimony pertains to the Lower Concourse Rezoning Public Review process now 
underway. 
Through the South Bronx Initiative, a Mayoral effort to identify community priorities and 
create a coordinated economic development strategy for the South Bronx, the Lower 
Concourse rezoning proposal Public Review will continue through the environmental 
review and ULURP process. 
The proposal began formal public review on February 2, 2009 with the Department of 
City Planning’s certification of the Uniform Land Use Review Procedure (ULURP) 
application (C 090303 ZMX) and referral of the related zoning text amendment (N 
090302 ZRX). 
While we are encouraged that the Harlem River and this area are getting much needed 
attention, we must highlight in particular one aspect that needs to be included before you 
approve the final version of  this. 
One, real waterfront access. 
The proposed inclusion of a vision for parkland and waterfront access is a small step to 
rectify historical inequities.  But, with the location of the CSX railway along the Western 
border of the Bronx, any park space that is blocked by the raised rail in the Harlem River 
is not really "waterfront" 
space in the truest sense of the word, which would be inclusive of on-water recreational 
opportunities.  The proposed space below 149th Street suffers from this rail barrier.  In 
addition, the proposed park space there is contingent on highway development and 
building development, which would likely not occur until some indeterminate  time in the 
unknown future. 
RECOMMENDATION:  Include and map the shovel ready site at the end of Park 
Avenue, as featured on the coverÞ The proposed zoning footprint should be expanded 
south to include the Park Avenue location that the community has been advocating for 
use as a park space for over ten years.  This is a shovel ready location.  As it stands the 



proposed map stops mere feet from including this obvious and natural site for a 
community park, waterfront with water access. This site is featured on the cover of the 
NYC Department of City Planning’s Bronx Harlem River Waterfront Bicycle and 
Pedestrian Study, 2006. 
This existing green-space is ready to use as a park already and would serve the Lower 
Grand Concourse area and beyond, without delaying a much needed resources until the 
distant future.  This is an ideal opportunity to map this location as parkland for the 
existing community and for residents and businesses to come.  With this minor 
modification that in no way detracts from any of the proposed ReZoning goals or plans 
we can achieve immediate waterfront park and access with minimal if any Capital costs. 
With this slight extension of the proposed map by a mere 100 feet to the South along the 
Harlem River we will successfully achieve one of the major stated goals of the ReZoning, 
which is to “Provide new waterfront open space to an underserved community.”  The 
Williamsburg/Greenpoint Rezoning recognized local aspirations and this 
recommendation comes well under the threshold for an EIS. 
This waterfront open space at the end of Park Avenue would work to support the longer-
term effort to create a continuous promenade along the Harlem River and connect the 
proposed parks to the north with the existing Port Morris community to the south. 
  
    
   City Planning ACTION!   1       Expand the area as indicated in the red 
circle    2       Map as park land   3       Use stimulus/Yankees monies to 
create a public park that is ready today! 
      Thank you for your time and attention. We look forward to your response to the 
public in this review process to gain substantial benefits for our community. 
  
 
 
  
 
Harry J. Bubbins 
Director 
http://www.friendsofbrookpark.org 
Activists are a threatened species, but there's safety in numbers. If you can't be active, 
please $upport your local environmental activist. 
646.641.5788 
PO Box 801 
The South Bronx, NY 10454 
 
 
------ End of Forwarded Message 
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