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Crossings at Southern Boulevard — ULURP Hearing at City Council

10-5-10 Testimony

Good morning councilmembers, chair Weprin. My name is Ethan Goodman and I'm
with the firm of Wachtel & Masyr. We represent the applicant: Crossings Partners LLC,
which is seeking approval for the rezoning of an approximately 55,000 square foot arca at
the intersection of Southern Boulevard, Hunts Point Avenue and Bruckner Boulevard in
the Longwood Section of the Bronx. The application proposes to change the site’s

zoning from its current R7-1 with commercial overlay to a C4-5X district.

This is a high-visibility site in the South Bronx. It sits directly across the street from the
subway and at the end of the Southern Boulevard retail corridor. It’s also a greatly-
underutilized site. Currently, the land is occupied by a one-story retail building, a gas

station, and a large vacant lot that’s been that way for more than 10 years.

The rezoning will facilitate construction of what is currently envisioned to be an
approximately 277,000 square foot mixed-use project: with two floors of small- and mid-
sized retail users totaling about 90,000 square feet; four stories of office uses along
Bruckner Blvd totaling about 48,000 square feet; and eight stories of housing containing

approximately 136 residential dwelling units.



The project has been met with a great deal of enthusiasm both locally and boroughwide.
In June, Bronx Community Board 2 voted unanimously to recommend approval of the
rezoning. In July, the Bronx Borough President issued a recommendation to approve the
project, stating that the rezoning would allow the site to “become a beacon of the
revitalization that has taken place in this once devastated neighborhood”. And in

September, the City Planning Commission voted unanimously to approve the rezoning.

The project is also supported wholeheartedly by the local business community, as it will

serve as an anchor to the local retail strip and allow local residents to shop locally.

I’'m joined here by the developer, Andrew Katz, and we’d be happy to take any questions

you may have. Thank you very much for your time.
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Thank you Mr. Chair and members of the Subcommittee for convening this public
meeting and giving us the opportunity to review the North Tribeca Rezoning. I am pleased to
present the testimony of Manhattan Community Board #1.

In 1995, the City Planning Commission rezoned South Tribeca, with the aim of
preserving neighborhood character and encouraging elements that would make it a successful
and vital community. Northern Tribeca has greatly changed over the past 15 years. The
residential population has increased tremendously, and what was once a center for manufacturing
has become a vibrant mixed-use neighborhood. We believe that North Tribeca now merits the
same protection and consideration to preserve its character-and encourage qualities that will
make it a successful mixed-use residential community.

With this in mind, we began a study of the area several years, with the aim of reviewing
the zoning in North Tribeca and making recommendations to the Department of City Planning
(DCP) about important elements to include in their comprehensive plan for the area. We are
grateful for the productive discussions we had with DCP on North Tribeca Rezoning, and for
their incorporation of many of our recommendations.

In examining how rezoning could evolve with the neighborhood, we identified a number
of key qualities we wanted to ensure would be preserved:

(1) Mitigating the potential negative impacts to quality of life that liquor-selling
establishments can have;

(2) Limiting so-called big box chain stores and bolstering small businesses, including
those which survived and continued to serve the community after 9/11;

(3) Preventing the proliferation of high-density development throughout the
neighborhood;

(4) Enabling numerous illegal dwellings, especially lofts, to seek legal statues;
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(5) Allowing zoning to conform with the more mixed-use residential neighborhood it has
become and limiting the manufacturing uses currently allowed but inappropriate and
inconsistent with the character of the neighborhood; and

(6) Encouraging the development of affordable housing in new residential buildings.

To this end, Community Board #1 has passed a number of resolutions in support of
specific rezoning FAR, height limits, and setbacks and requesting that certain uses be limited to
encourage particular types of retail and light manufacturing uses.

We were very pleased to see most of these recommendations incorporated in City
Planning’s proposal for rezoning the M1-5A area to C6-2A within Special Tribeca Mixed Use
District. In resolutions adopted in 2009 and 2010, we expressed our support for the proposed
rezoning, which would (1) limit the size of ground floor retail establishments and hotels; (2)
restrict the consolidation of ground floor spaces in separate buildings for certain use groups and
along certain street frontages; (3) require that a City Planning Commission special permit be
obtained to create a hotel with more than 100 rooms or to have a retail establishment larger than
5,000 square feet on narrow streets and 10,000 square feet on wide streets; (4) replace existing
loft dwelling requirements and eliminating restrictions on dwelling use in enlargements; and (5)
eliminate any special permit, authorization, or minor meodification that involves the ability to
convert from manufacturing use to loft dwelling use, as residences would be allowed as-of-right
under the proposed zoning.

Once again, we sincerely appreciate the cooperation of DCP and its willingness to
converse with the community on these many issues over the years. We therefore support the
proposed rezoning of North Tribeca. And thank you for the opportunity to comment today.



