
CITY PLANNING COMMISSION 

June 27, 2001/Calendar No. 20 C 000444 ZSX 

IN THE MATTER OF an application submitted by Chapel Farm Estates, pursuant to Sections 
197-c and 201 of the New York City Charter for the grant of a special permit, and authorizations 
pursuant to the following sections of the Zoning Resolution: 

Section 105-433: a special permit to allow the alteration of steep slopes, the removal of 
rock outcrops; 
Section 105-421: an authorization to allow the modification of the existing natural 
topography; 
Section 105-423; an authorization to allow the removal of 455 trees of six inches or more 
caliper; and 
Section 105-90: a certification to allow the subdivision of the existing property into 14 
new zoning lots; 

to facilitate the first-phase development of four single-family residences and the construction of 
an internal vehicular and pedestrian circulation system to serve the new zoning lots on property 
generally bounded by Fieldston Road, West 2501h Street, Iselin Avenue, Delafield Avenue and 
West 253rd Street (Block 5829, Lot 3630, Block 5830, Lot 3912, Block 5831, Lots 10 and 3983, 
Block 5837, Lot 3701, and Block 5839, Lot 4018), in R1-2 and R4 Districts, within the Special 
Natural Area District (NA-2), Borough of The Bronx, Community District 8. 

* 197d(b)2 eligible 

The application for the special permit, authorizations and certification was filed by Chapel Farm 

Estates, Inc. on March 10, 2000, to allow the alteration of rock outcrops, removal of trees, and 

subdivision of property into fourteen separate zoning lots to facilitate the construction of 13 new 

single-family residences. 

RELATED ACTIONS 

In addition to the special permit, authorization and certification which are the subject of this 

report, implementation of the proposed development also requires action by the City Planning 

Commission on the following which is being considered concurrently with this application: 

C 851115 MMX The elimination of a portion of West 252' Street between Grosvenor 

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".



Avenue and Fieldston Road, Grosvenor Avenue from West 250th Street to 

Iselin Avenue, a portion of Goodridge Avenue between West 250th Street 

and Delafield Avenue, Longview Place from Grosvenor Avenue to West 

253rd Street, the establishment of turn-arounds at the termini of the newly 

formed Goodridge Avenue dead-ends and the adjustment of legal grades 

necessitated thereby, and any acquisition or disposition of property related 

thereto. 

BACKGROUND 

Chapel Farm is located on a 15.75 acre site, within an R1-2 district, in the Riverdale section of 

The Bronx. The site is approximately bounded by West 250th Street, Iselin Avenue, West 253rd 

Street, and Fieldston Road, and is located within the Special Natural Area District (NA-2). The 

purpose of the Natural Area District is to: 

to guide development in areas of outstanding natural beauty in order to protect, 
maintain and enhance the natural features of such areas; 

to preserve land having qualities of exceptional recreational or educational value to 
the public; 

to protect aquatic, biologic, geologic and topographic features having ecological 
and conservation values and functions; 

to limit erosion associated with development by conservation of vegetation and 
protection of natural terrain; and 

to promote the most desirable use of land and direction of building development, in 
accordance with a well-considered plan, to promote stability of residential 
development, to promote the character of the district and its peculiar suitability for 
particular uses, to conserve the value of land and buildings, and to protect the 
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City's tax revenues. 

An application for this project was originally filed on June 20, 1985 as 851116 ZSX and was 

superseded by the current application. A related mapping action (851115 MMX) was also filed on 

June 20, 1985. 

The site is a hilly and heavily wooded tract with numerous rock outcrops and ledges and includes 

the highest point of land in the Borough of The Bronx. Elevations range from about 143 feet at the 

northern end of the site to 285 feet near the center of the site. Almost 45% of the property has a 

slope of 15% or greater and about 10% of the site has a slope of 30% or more. Rock outcrops or 

ledges are located on over 140,000 square feet -- or over 20% of the total land area. The site 

contains a total of 1,661 trees which are six inches in caliper or greater. An existing occupied 

single family residence is located at the northern edge of the property on the proposed Lot 14. 

Access to this structure is currently provided by a winding private road which leads to West 253' 

Street. Except for utility work, Lot 14 will be unaffected by this project. 

Surrounding land use to the north and east consists of single family houses on large (20,000 to 

30,000) square-foot lots, with some smaller (5,000 to 10,000 square-foot) lots along Fieldston 

Road. The Henry Ittleson Center for Child Research, a residential facility for emotionally 

disturbed children, lies immediately west of the project site. Fieldston, a private community 

under the jurisdiction of the Fieldston Property Owners' Association, is made up of large single 

family homes on private streets and is located directly south of the project site. Surrounding areas 
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are also zoned R1-2 and are within the NA-2 Special Natural Area District. 

The applicant proposes to subdivide the 15.75 acre site into 14 zoning lots. Thirteen of these lots 

will eventually be developed with single family houses. These new lots range from about 32,000 

to 77,380 square feet. The applicant estimates that the construction of buildings, driveways, and 

landscaped areas will result in site disturbance averaging 32% per lot. Utility disturbance will 

average an additional 16% per lot. The fourteenth lot contains an existing residence on almost 

100,000 square feet of property. Completion of the entire development is projected for 2007. 

A 22-foot wide private loop roadway (with three foot shoulders) would link these and future new 

homes with the Fieldston community to the south. Traffic would enter the development at West 

250' Street and Grosvenor Avenue, and would exit at what is presently mapped as the intersection 

of Grosvenor and Iselin avenues. This one-way road received approvals from both the Fire 

Department and the Board of Standards and Appeals in 1992. The existing residence on the 

proposed Lot 14 would not be served by the loop road and will continue to use its current access 

route to West 253' Street. Construction of the loop road will affect approximately 1.2 acres of the 

total development site. 

To facilitate the development, the project would require the installation of site utilities including 

storm drains, an internal sanitary sewer system network, and a subsurface storm water drainage 

detention system. These improvements cover approximately 12% of the entire project site. 
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Following the completion of utility construction, these areas will be re-graded and replanted with 

shrubs and natural ground cover. 

An initial development of four residences is proposed under this application. The buildings will 

be two stories high with a pitched attic roof. Proposed building footprints will be approximately 

4,000 square feet in area. 

The applicant will execute a restrictive declaration which will provide for continued protection of 

natural features and maintenance of the private loop road. Any subsequent development on the 

remaining zoning lots will require additional authorizations and/or special permits. 

REQUESTED ACTIONS: 

The proposed application, which is the subject of this report, contains several components: 

Special Permit pursuant to Section 105-433 of the Zoning Resolution to allow the 

removal of 1,153.4 cubic yards of rock outcrops/ledges found on the development site: 

Site preparation including private road, turnarounds, and utility easements will 

require the removal of 763.2 cubic yards of rock/ledges. 

Individual home sites will necessitate the rock removal in the amounts of 10.1 

cubic yards on Lot 1, 114.5 cubic yards on Lot 2, 159.4 cubic yards on Lot 7, and 

164.6 cubic yards on Lot 12. 
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City Planning Commission Authorizations pursuant to Sections 105-421 and 105-423 

of the Zoning Resolution to allow the modification of topography and the alteration of 

botanic environments or removal of trees in the Special Natural Area District (NA-2) 

including: 

- Cutting and filling along the proposed roadway which will generally range 

between one and three feet. 

- The four houses being constructed under the first phase of construction will 

involve various amounts of topographic modification ranging from four feet of cut 

to seven feet of fill. 

The project will also necessitate the removal of trees of six or more inches in caliper due 

to the following components of the project: 

The construction of the private loop road will require the removal of 94 trees. 

The mapping of cul-de-sacs is required at the stub ends which will result from the 

demapping of a portion of Goodridge Avenue. These turnarounds, if built would 

require the removal of 25 trees. 

Construction of site utilities such as storm and sanitary drains and detention areas 

will impact all building lots except proposed Lot 7 and will require the removal of 

217 trees. 

Construction of houses will require the additional removal of 23 trees on the 

proposed Lot 1, 44 trees on proposed Lot 2, 20 trees on proposed Lot 7, and 29 
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trees on proposed Lot 12. 

City Planning Commission Certification pursuant to Section 105-90 of the Zoning 

Resolution to permit the subdivision of the existing property into fourteen separate zoning 

lots. All proposed zoning lots meet the minimum size requirements for lots located 

substantially within a steep slope, pursuant to Section 105-50 and the minimum 

requirements for trees retained on the new lots. 

In addition, the project requires an amendment to the city map to eliminate a mapped but unbuilt 

street network on the site. None of these streets are improved, and their right of way is not 

accessible for public use. A detailed description of the mapping amendment appears in the report 

on the related action (C 851115 MMX). 

ENVIRONMENTAL REVIEW 

This application (C 000444 ZSX ), in conjunction with the application for the related action (C 

851115 MMX), 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 m. and the City Environmental Quality Review (CEQR) Rules of 

Procedure of 1991 and Executive Order No. 91 of 1977. The designated CEQR number is 85- 

325x. The lead is the City Planning Commission. 

7 C 000444 ZSX 



After a study of the potential environmental impact of the proposed action, a Negative Declaration 

was issued on February 12, 2001. 

UNIFORM LAND USE REVIEW 

This application (C 000444 ZSX), in conjunction with the application for the related action (C 

851115 MMX), was certified as complete by the Department of City Planning on February 12, 

2001, and was duly referred to Community Board 8 and the Borough President, in accordance 

with Article 3 of the Uniform Land Use Review Procedure (ULURP) rules. 

Community Board Public Hearing 

Community Board 8 held a public hearing on this application on March 15, 2001, together with 

the related application (C 851115MMX) and on April 4, 2001, by a vote of 26 to 0 with 2 

abstentions, adopted a resolution recommending disapproval of the application. 

In summary, the Community Board's recommendation included concerns regarding potential 

adverse environmental and transportation impacts on the surrounding community, and a lack of 

mitigation measures should the proposal be implemented. In particular, the Board questioned the 

appropriateness of the chosen locations of access and egress to the site; the impact of traffic, 

particularly during construction, on the safety of local streets; the adequacy of drainage plans and 

- danger to surrounding buildings during potential blasting. 
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Borough President Recommendation 

This application was considered by the Borough President, together with the related application 

(C 851115MMX), who issued a recommendation disapproving the application on May 4 , 2001. 

In summary, the Borough President's recommendation expressed concerns that the proposed tree 

and rock removals contradict the intent of the Special Natural Area District, that a more detailed 

site plan and a targeted Environmental Impact Statement should have been provided, and that 

efforts should be made to preserve the site as perpetual open space. 

City Planning Commission Public Hearing 

On April 25, 2001 (Calendar No. 2), the City Planning Commission scheduled May 9, 2001, for a 

public hearing on this application (C 000444 ZSX). The hearing was duly held on May 9, 2001 

(Calendar No. 5), in conjunction with the public hearing on the application for the related action 

(C 851115 ZMX). There were 10 speakers in favor of the application and 15 speakers in 

opposition. 

Most of the speakers in favor of the project represented the developer. They described the project, 

related actions, project staging, traffic circulation, and the proposed homeowners association. 

Speakers favoring the project stressed that the site plan is environmentally sensitive, is laid out in 

a way to minimize disturbance to rock outcrops and natural features, and is designed at a much 

lower density than is typically built in R1-2 districts. In addition, the applicant's representatives 
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were concerned about what they perceived to be unfair treatment by the opponents of the project 

during the Community Board review phase. 

Speakers opposed to the project, included representatives of the Community Board, the local 

Councilperson's office, neighborhood associations, and local residents. Eight of these speakers 

expressed overall dissatisfaction with the present site plan, raised concerns over loss of natural 

features, and felt there were inconsistencies with the intent of the Special Natural Area District. 

A speaker representing the Ittleson Center for Child Research expressed concern about the 

potential impacts construction activity would have on the children residing and/or being treated at 

this facility because of the proximity of the center to the entrance of the Chapel Farm 

development. Another speaker representing homeowners along Fieldston Road expressed 

concern about impacts from ground disturbance which would result in drainage problems along 

the hillside adjoining their properties to the west. One speaker voiced a concern about proposed 

blasting work to be done on site, while two additional individuals expressed concerns about a lack 

of information regarding the proposed homeowners' association and the developer's ability to 

complete the project in a timely manner. A representative of the Riverdale Nature Preservancy 

indicated the unique natural significance of the site and described efforts to have it designated as 

parkland or open space. 

There were no other speakers and the hearing was closed. 
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Waterfront Revitalization Program Consistency Review 

This application, in conjunction with the related action (C 851115 MMX) was reviewed by the 

Department of City Planning for consistency with the policies of the New York City Waterfront 

Revitalization Program (WRP), adopted by the Board of Estimate on September 30, 1982 

(Calendar No. 17), pursuant to the New York State Waterfront Revitalization and Coastal 

Resources Act of 1981 (New York State Executive Law, Section 910 et seg.). The designated 

WRP number is 89-215. 

The action was determined to be consistent with the policies of the New York City Waterfront 

Revitalization Program. 

CONSIDERATION 

The Commission believes that the grant of this application, with conditions, is appropriate. 

The proposed Chapel Farm Development is located on approximately sixteen acres of mostly 

undeveloped heavily wooded and rocky land in the Riverdale section of The Bronx. 

This project is located within the Special Natural Area District (NA-2) in an R1-2 district. A 

special permit is required pursuant to Section 105-433 of the Zoning Resolution in order to allow 

the removal of rock outcrops, and to modify portions of steep slopes in this district. In addition, 

authorizations are necessary to allow for any removal of trees or topographic changes associated 
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with any development on this site. 

The applicant proposes to construct four houses as a first phase of an eventual thirteen house 

development. In addition, a circulation system consisting of a loop road, and utility/drainage 

easements are proposed to be constructed to service the entire development consisting of thirteen 

new houses and one existing house. All together, the current proposal requests the removal of 

1,153.4 cubic yards of rock outcrops for which a special permit is required. 

The Commission notes that the Special Natural Area District was established to guide 

development in areas of outstanding natural beauty such that it would blend harmoniously with 

the surrounding environment; not to prevent development from occurring. Specifically, in 

granting a special permit, the Commission must find that "the development as authorized will 

result in the minimum natural feature interference that must be permitted in order to allow 

reasonable development and bulk distribution under the regulations of the underlying district." 

The Commission believes that the applicant meets this finding. The existing mapped, but unbuilt 

street system was mapped without regard for the existing grades or rock outcrops. Construction 

of the mapped street system would constitute substantial disturbance to natural features, 

specifically steep slopes and rock outcrops. In contrast, the applicant's proposed loop road 

follows the natural contours and has been designed to minimize cutting and filling of natural 

contours. Less than 100 cubic yards of rock would be removed for the proposed road. 
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Further, the property lies in an R1-2 district which requires a minimum of 5,700 square-feet of lot 

area per dwelling unit. Special Natural Area District regulations further restrict development on 

lots which are predominantly in a steep slope area (defined as a slope of 15% or more) to 12,500 

square feet of lot area per dwelling unit. The proposed houses, in this and all subsequent phases 

of development, are to be built on lots averaging about 40,000 square feet in area. All proposed 

zoning lots meet the minimum size requirements for lots located substantially within a steep 

slope, pursuant to Section 105-50 and the minimum requirements for trees retained on the new 

lots. 

The four houses planned in phase one are located in a way to minimize rock outcrop disturbance. 

Including the rock removed for road work and utilities, the applicant estimates the removal of 

about 1,150 cubic yards of rock out of approx 31,000 cubic yards of rock found on the property or 

about 4% of rock found on site. 

The applicant is requesting authorizations pursuant to Sections 105-421 (modification of existing 

topography) and 105-423 (Alteration of botanic environments or removal of trees). Site 

preparation work for all fourteen lots will involve the removal of 455 out of 1,661 trees. The 

heaviest impact on natural features would occur on the four lots which would be fully developed 

under phase one of construction where 176 out of 378 trees would be removed (for a total of 589 

out of 1,029 tree credits). A total of 440 tree credits would remain on the combined four lots; the 

minimum number of credits required for these lots is 161. 
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The Commission notes that there have been numerous concerns expressed by community 

members and adjacent homeowners about site access and ownership status of adjoining streets. 

These issues, however, are legal matters beyond the scope of the actions before the Commission. 

Regarding the Borough President's and certain community members' concerns that the 

environmental review examined a segmented version of the proposal, the Commission notes that 

the Environmental Assessment Statement did in fact describe the impacts of the full buildout of 

the proposed development, and not merely for the four initial development parcels. 

Overall, the Commission believes that the applicant has made a great effort to locate proposed 

dwellings and roads in a way to minimize disruption of natural features. Areas disturbed for 

utility easements will be restored and landscaped, and density of development will be lower than 

the surrounding community. 

The applicant has proposed to route sewer and storm water systems to the existing city-owned 

sewer at West 253' Street. This proposal will require the installation of retention tanks at three 

locations within the project site. A pump system is proposed to move the waste water to the 253" 

Street sewer. While in concept this system will capture the runoff from the site, the New York 

City Department of Environmental Protection (DEP) in a letter to the Department of City 

Planning dated June 22, 2001, notes that no supporting calculation demonstrating this point has 

been submitted for review. Equally significant, DEP has expressed strong concern about the long 
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term maintenance and dependability of the system, which is dependent upon mechanical pumps 

and prone to failure. DEP has a long standing policy in favor of the disposal of storm water 

through a positive (gravity) system because such systems are significantly more reliable, thereby 

minimizing the potential for property damage and negative impacts to natural resources. DEP 

considers the use of pumping systems in rare instances when the applicant demonstrates to their 

satisfaction that there is no other feasible alternative and the potential for failure has been 

effectively minimized. In this case, DEP believes that the applicant has not fully investigated 

sewer connection options that do not rely on a pumping design. Moreover, DEP believes that the 

material submitted by the applicant thus far has failed to demonstrate that the potential for system 

failure has been effectively minimized. The Commission is therefore concerned about the long 

term dependability of the proposed drainage system on the site and its potential impact on the 

surrounding properties and natural resources in the event of system failure. These issues should 

therefore be resolved to the satisfaction of DEP before any development proceeds. 

As a result, the Commission believes that the grant of this special permit, and relevant 

certifications and authorizations is appropriate, under the condition that the applicant receive all 

relevant approvals from the New York City Department of Environmental Protection before any 

permits for site preparation or construction are issued by the Department of Buildings. 

FINDINGS 

The City Planning Commission hereby makes the following findings pursuant to Section 105-433 
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(Alteration of Natural Features) of the Zoning Resolution: 

. . development is not feasible without such alteration or where the alteration is necessary 
to protect the health and safety of the site occupants. As a condition for such alteration, 
the Commission shall find that the development as authorized will result in the minimum 
natural feature interference that must be permitted in order to allow reasonable 
development and bulk distribution under the regulations of the underlying district. 

The Commission also hereby makes the following findings pursuant Section 105-421 

(Modification of Existing Topography) of the Zoning Resolution: 

...development is not feasible without such modification; 

...such modification including any removal of topsoil will not disturb the drainage 
pattern and soil conditions in the area. 

...such modification of topography has minimal impact on the existing natural 
topography of the surrounding area and blends harmoniously with it; 

pursuant to Section 105-423 (Alteration of Botanic Environments or Removal of Trees) of the 

Zoning Resolution: 

...plant material is located in areas to be occupied within a distance of eight feet of the 
exterior dimension of such facilities, and it is not possible to avoid such location by minor 
adjustments in the arrangement of such buildings, driveways, parking areas, utility lines or 
recreation areas on the site. If necessary to permit the construction of such facilities, 
exceptions may be made to allow the removal of individual plant material located up to a 
distance of not more than 15 feet from the exterior dimension of such facilities; 

...plant material is located in areas which require excessive cut or fill of land 
deemed inimical to plant survival; 

...the plant material's continued presence would create hazards or dangers (such 
as an area affected by storm or plant disease) to persons, property, or other plant 
material which it would not be possible or practical to eliminate by pruning; 

...authorizations granted by the City Planning Commission under the provisions 
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of this Chapter require or clearly contemplate the plant material's alteration or 
removal, 

and pursuant to Section 105-90 (Future Subdivision) of the Zoning Resolution: 

The Commission certifies that natural features are preserved to the greatest extent possible under 

future development options. 

RESOLUTION 

RESOLVED, that the City Planning Commission, in its capacity as the City Coastal 

Commission, has reviewed the waterfront aspects of this application and finds that the proposed 

action is consistent with WRP policies; 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 the consideration and 

findings described in this report, the application of the Chapel Farm Estates for the grant of a 

special permit and authorization and certification pursuant to the following sections of the Zoning 

Resolution: 

Section 105-433: a special permit to allow the alteration of steep slopes, the removal of 

rock outcrops; 

Section 105-421: an authorization to allow the modification of the existing natural 

topography; 

Section 105-423; an authorization to allow the removal of 455 trees of six inches or more 
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caliper; and 

4. Section 105-90: a certification to allow the subdivision of the existing property into 14 

new zoning lots; 

to facilitate the first-phase development of four single-family residences and the construction of 

an internal vehicular and pedestrian circulation system to serve the new zoning lots on property 

generally bounded by Fieldston Road, West 250' Street, Iselin Avenue, Delafield Avenue and 

West 253' Street (Block 5829, Lot 3630, Block 5830, Lot 3912, Block 5831, Lots 10 and 3983, 

Block 5837, Lot 3701, and Block 5839, Lot 4018), in R1-2 and R4 Districts, within the Special 

Natural Area District (NA-2), Borough of The Bronx, Community District 8 is approved, 

pursuant to Section 105-433 of the Zoning Resolution, subject to the following terms and 

conditions: 

1. The property that is the subject of this application (C 000444 ZSX) shall be developed in 

size and arrangement substantially in accordance with the dimensions, specifications and 

zoning computations indicated on the following plans, prepared by Philip John Franz 

Associates, Architect; Tim Miller Associates; and Badey & Watson, Surveying and 

Engineering, filed with this application and incorporated in this resolution: 

Drawing No. 

13498-1 .DWG 
12430-2.DWG 
12430-3 .DWG 
1243 0-4 .DWG 

12430-5 .DWG 
12430-6.DWG 
13498-7.DWG 
13498-8.DWG 

Title Last Date Revised 

Title Sheet of Chapel Farm 02/15/01 
Map of Survey of Chapel Farm 06/25/99 
Topographic Data Map 06/25/99 
Slope Analysis (Existing Conditions) 
Of Chapel Farm 06/25/99 
Survey of Existing Trees at Chapel Farm 08/30/99 
Street Survey at Chapel Farm 06/25/99 
Subdivision Plat 07/31/00 
Anticipated Disturbance Map 07/31/00 

18 C 000444 ZSX 



13498-9.DWG Plan and Profile of Private Street 
And Site Utility Map 07/31/00 

12430-10.DWG Improvement Plan for Lot # 1 02/19/00 
12430-11.DWG Improvement Plan for Lot #2 02/19/00 
12430-12.DWG Improvement Plan for Lot # 7 02/19/00 
12430-13.DWG Improvement Plan for Lot # 12 02/19/00 

The applicant or its successors or assigns shall not apply for nor receive from the 

Department of Buildings any permit of any kind (including but not limited to excavation, 

foundation, alteration or new building permit) until a drainage plan for the site shall have 

been reviewed and approved by the New York City Department of Environmental 

Protection (the "DEP"). The applicant shall comply with such terms and conditions as 

DEP may specify regarding the construction, operation and maintenance of an approved 

drainage system, as reflected in an agreement or suitable instrument required by DEP. 

Such development shall conform to all applicable provisions of the Zoning Resolution, 

except for the modifications specifically granted in this resolution and shown on the plans 

listed above which have been filed with this application. All zoning computations are 

subject to verification and approval by the New York City Department of Buildings. 

Such development shall conform to all applicable laws and regulations relating to its 

construction, operation and maintenance. 

In the event the property that is the subject of the application is developed as, sold as, or 

converted to condominium units, a homeowners' association, or cooperative ownership, a 

copy of this resolution and the restrictive declaration described below and any subsequent 

modifications to either document shall be provided to the Attorney General of the State of 

New York at the time of application for any such condominium, homeowners' or 
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cooperative offering plan and, if the Attorney General so directs, shall be incorporated in 

full in any offering documents relating to the property. 

All leases, subleases, or other arrangements for use or occupancy of space at the subject 

property shall give actual notice of this special permit to the lessee, sublessee, or occupant. 

Development pursuant to this resolution shall be allowed only after the attached restrictive 

declaration, the terms of which are hereby incorporated in this resolution, shall have been 

executed by Chapel Farm Estates and recorded and filed in the Office of the Register of 

the City of New York, County of The Bronx. 

Upon the failure of any party having any right, title or interest in the property that is the 

subject of this application, or the failure of any heir, successor, assign, or legal 

representative of such party, to observe any of the covenants, restrictions, agreements, 

terms or conditions of this resolution and the attached restrictive declaration whose 

provisions shall constitute conditions of the special permit and authorization hereby 

granted, the City Planning Commission may, without the consent of any other party, 

revoke any portion of or all of said special permit and authorization. Such power of 

revocation shall be in addition to and not limited to any other powers of the City Planning 

Commission, or of any other agency of government, or any private person or entity. Any 

such failure as stated above, or any alteration in the development that is the subject of this 

application that departs from any of the conditions listed above, is grounds for the City 

Planning Commission or the City Council, as applicable, to disapprove any application for 

modification, cancellation or amendment of the special permit and authorization hereby 

granted or of the attached restrictive declaration. 
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9. Neither the City of New York nor its employees or agents shall have any liability for 

money damages by reason of the city's or such employee's or agent's failure to act in 

accordance with the provisions of this special permit and authorization. 

The above resolution (C 0000444 ZSX), duly adopted by the City Planning Commission on June 

27, 2001 (Calendar No. 20), is filed with the Office of the Speaker, City Council, and the 

Borough President together with a copy of the plans of the development, in accordance with the 

requirements of Section 197-d of the New York City Charter. 

JOSEPH B. ROSE, Chairman 
ANGELA M. BATTAGLIA, AMANDA M. BURDEN, A.I.C.P., 
IRWIN G. CANTOR, P.E., ANGELA R. CAVALUZZI, R.A., 
KATHY HIRATA CHIN, ESQ., ALEXANDER GARVIN, MARILYN G. GELBER, 
WILLIAM J. GRINKER, Commissioners 

KENNETH J. KNUCKLES, ESQ., JOHN MEROLO, Commissioners voting no 
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Borough President 
Recommendation 

1NSTAL/CT/ONS 
1. Rtturn th.3 completed form with boy attach- 

ments to Ihe Calendar Information Office. City Pencil-9 Commission. Room 2E at Ihs. 
abo.e eodress. 

APPLICATIONS C 0304:4 ZSX 

DOCKET DESCRIPTION IN THE MAT7L'R OF AN APPEICATION rubmitted cy Chapel F.f.rm E!d(e4, Inc.. pursuant to izitions 197-c and 201 of the NCw York City :Iharter f.lr Ow zra....t cf a e.,:ecial prrmit a-Jrhorizatlons and a ckrtifirati:n p..frsuat ta se:c1.:ns nf the Zoning Res,-.1vticri. 

Seztivn 10-433: a spurial permit to all5w. alteratizns of ateei: reraff...al of rya ourLrops, 

Section 105-421: sr. authoriration to allow the t.f the erisflng natt.ral topography; 

3 Sect.on 'r5-423. an aLtncrization to :Mow tte reAlow-.1 of 455 troe, zix LIchet, or murt caliper; artd 

SeLtiun 105-90: a certification to allow the subdivision cf the ehisring pr.z.percy into '14 new zoning lots; 
to facilit:te cite first-phase deolopmetit of four single-fLmily resIdnets an Clo construcClo7, of an internal veLcu1ar and pede.strian circ.flation sy.i.ten t: Ceive th,-! ,ew zonlrig lots un property generally bourded Fieldston Road, West 252th Street. 

RECOMMENDATION 

o APPROVE 

o APPROVE MTN MODIFICATiONS/CONCITiONS (Llsi belovq 
riS' DISAPPROVE 

EXPLANATION OF RECOMMENDATION - MODIFIOATIO)/CONOTIONS (Attach addonal sNeets 1 nocemarY) 

PLEASE SHE ATTACHMENT FOK BORULIGH RECOtetENDAUCN 

CITY PLANNING COMMISSION 
22 Read. Street, N. w Yor*, NY 10007 

FAX tt (217) 720-3356 

2. Send one copy with airy attechments to the 
applicant's representative es Indicated on the 
Notice of Certification. 

COMMUNITY BOARD NO. 8 BOROUGH THE ERCNX 

130ROUGH PRESIOENT DATE 



DOCKET DESCRIPTION C'JNTINUED 

APPLICATION NO: C 00444 ZSX 

Iselin Avenue, Delafield Avenue and West 253td Street (block 5824. Lot :;t30, 131:64 
Luc 33:2, 81o...k 5831, Lacs 10 and 3983, Elock 3837. Lot 3701, and Bloc4 5839, .ot 

in R1-2 and R4 Districts. within the Spetial Natural Area District (NA-2). Borcugh 
of Th-1 8rnA, Community District 8. 

Irplementaci)n of this proposal also requIre2 a related Amendcsnt Jf tre 
City Map (C 1'51115 NMI). which is undec review concurrently with 

1 

Plans for Ltds proposal are on file with the City Planning Ccmmisslvr and cay be JeErl 
in Rc,om 3. 22 Reade Street, New York, New York 10007. 



sex-inch caliper. Development of the four building lots and infrastructure system would reuulre 
the lemoval of 176 six-im.th (Alper trees and 6,448 squire feet of rock unicrt..p 

Er ..1ronmental Revirv.t.i, LILI1RP Certification 

This 'PURI' application was reviewed pursuant !I.) SEQRA and CEQR and re.e...ed a Neoati% 

Dechration as an action determined to have no ilignifizant effect on th: Tula., of the 

en, law:tent. The Cit> Planning Commission ctrtifn..cltnis application or. Fcbruar, 12. 2001 

At 3 public hearing held by Community Board S's Land Use Committee on March Board 
riernhets. 'he RiNerdal: Nattiec ?reser\ ancy (RNP), the F.eldston Property One's Ascoc ial.;on 

and other nearby property ow ners questioned the urubu1 ty of issuing negative dec!..17aiion 

mean.ng no possible a6eise eru . ironmental impact, in lie'rit of unresoived issues Furt'temi,..re, 
the rebuked the City PI-annul:I, Ccmmission for mappropr:arely certifying tnis 

Community Board Recornwendation 

On April 4, 2001 Community Burd Eight oted by A count of 26 IC:) ith 2 abstentions to 

disapprove this CLUR.1) application. The Board's resolution cited ;ts findings that the pnoie,t 

xviAild hay e adverse em.ironn,ental and transportation impazts upon the surround:11r; crriru.inii 
aid that the proposal does not prov:de suffIcient mitigatIon mejure Jr particular, the Bo:wd 

le!lioned the uopropriatness of access and egress to the ehe inlpuct oltratc panicu.zr', 
(1.in construction. on the sa:-ety of local streets, the adequacy o':..tratnage plans and ean;er tr. 
surrounding buildings durine ootential blasting 

BrorA Borough President's Public Hearing 

The Bronx Borough President convened a public hearing on :rose applications Oil April 19, 

2001 Approximately 15 people attended A representati.e of the dexelopi.r descr,bed the 

proposed project. Various representatives from the community were present A majority of 
thosc wiln spoke expressed 0;,posiCon to the Fect 

Bronx Borough President's R.:ci.:mniendation 

713,: property known as Chape Farm a valuable natural resource for the Itiverdale'Fieldston 
eoinn,unity An old-growth forest of almcst l6 acres, it is the highest point in The Bronx and 

highest in New York Lay, and me largest, most umailie residenticlly zoned i.:ndet eloped 

site in Community District S. A history of institutio.eal owrersiop zeconirari,ed by d,fficolt 
has contributed to its preservation to date ac a pi 'cline woodland Despite it :setting in the 

midst of the densely developed Fieldston community. the site remains so remote that even some 

Rr....:dale residents are unawrie of its location. 

ln: development plan prepo'sed by Chapel Farm In falls within the reguiati...rs 
for R1-2 districts and within the requirement:. of the NA-2 Special Natural Areas T2ISirlll 

(SAD ) and would result in tLevelopmcne below the prevailing der,,ities in Ficldston 

Nc;enheless, the deforestation of a heavily wooded site charactanzed b. distinctive rock 

2 
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outcr:13pings would appear to eontradict the intent of the Special Natural Areas District which 
was created to presene such natural features 

Approval of this ULUKP application without a more 11:tailed site plan for thc entire subdi% ision 
would cont:.adict the current. neIl atkised practice of my administration of seeking to review the 
full scope of comprehensive long range plans for large scale developments prior to acting cpct, 
applications for elements or .-;uch plans A full and more detailed site plan for the remaining nirie 
jots, indicating, he location of buildings and further detail on tree removal and topographtea! 
a:ie-rtion as well as an En% nonmental Impact Statement (EIS) would hae been app:opriate 

Given the inherent en% ironmental scrisiti% try of this site and its unusual topography, this 
applization should no; 11.1%e teen segmented but rather should havc addressed the full huildout cif 
the p:eferrci.1 action with a phased development plan Aceord;nel). it shcolu t,34'e hccn issue.1 a 

declaration requirIng either a full or targeted EIS A targeted EIS, w filch I recommend. 
would c% a'4ate the mpaet on neigbborhood character and the SNAD, altemati% es to the storm 

draw:age and sewer systems, long-term erosion eontrols, traffic, and construo,on impacts 
fo- a pl.a,ed des elopment plan. As the current drainage system, for example, has not been 
app.-0..cd Z.y the Department of Ero.ironmental Protection (DEP)...vhich in light (lithe SNAD 
d: ;Ignanon of this sensitive 3-ca "heaild have been 1 precondition of certification, an alternati%e 
Orainaae. 5) stem with leis :Ii5turbance to the SNAD may still be a distinct possibiht% 

1 he Chloe! Farm propeny in its natural fores:ed condition. contributes significant!: to the milieu 
and ambience of the Fieldston arca 1 Mievr, for the pubic :nterest, the optimal use of this sire 

cifid be its preservation as perpetual open spaee. This woield require the good good faith 
and creativity of all concerned parties and would necessitate the generation of re.lou-ces from 
within the community to purchase (at least part of) the site 

In itr current form, absent an airing of a full buildout proposal and mitigation of potential 
impacts as identified at the minimum in a targ,eted EIS as identified above, I consider this 
application incomplete. Furthermore, the alternative use of this sae or a portion thereof a! 
perpetual epen space should hr.%e been fully :xpicred in the process 

1 ieconimend disappro%al scbject to further environmental revie and establishment of a 
comprehenive set of mitigation measure; 



Attachment B 
Bronx Borough President Fernando Ferrer's Recommendation 

LILLIRP Numbers 000444ZSX and 851115MN1X 

p_ackgrQund 

Chapci larrn Estates, Ira_ has submitted ULL;PS application ti 000444 7.SN pursuant to Section, 
:1:37-: and 201 of the Ne-,v York City Charter for the grant of a special permit. i;uthorizatinrn,-. ar..d 

cation to develop 4 single-family homes, and mimed infrastructure for 13 horne.s. on a 

srte bounded by West 253''' Strett. Fieldston Road. West 250' Street ano Iselin Averii.:: in 
ai..kurdance with the NA2 Special Natural Areas I.): trict (SNAD) regLlations as follows 

1 A special permit to ailow the alteration of steep slopes and the removal cf.-o. 
outcroppings pursuant tu Section 105-433; 

2 An authorization to allow modification of the existing natural topography pursuant 
Section 105-421, 

An authorization ro allow the removal of 455 trees of caliper six inches or more 
to Section 105-42 and 

A certification to allow subdivision of the property into 14 rim zoning lots pursuant to 
Section 105-90 

Fhe authorizations and certification, although part of this application, are rot ,ubject 
' LILURP review. 

Chapel Farm Estates. In. has submitted a related ULURP Application trk(51115 MMX pursuant 
to Sections 197-c and l99 of the New York City Charter for an amendment to the city nrip 
eliminating portion; of 6rusx onor Avenue, Longview Place, W 252nd St and Cioodildge .Asenut 
to facilitate this development. 

The :5 74 acre parcel is 1ocated in an R1-2 (.1.:;tr:et within the NA-2 Special Nat aral Areas 
District tSNAD) in the Fieldston section of The Bronx. In 1990. Chapel Farm Estates, Inc 
putchased the site from Manhattan College. An existing house on the property ,s subject to a 
pre-existing lone-term lease Chapel Farm Estates proposes to subdivide the i Ind ;nto fourteen 
Ionics lots and ultimately s.onstruct thirteen new homes on the site. BuiIdiiz ootpriots would 
raniz.e from 4,376 to 5,862 square feet. Lot sizes averaae I 04 acres, from 32,3-7 sq. ft (11 '4 
C..c:eS) to 99.676 sq ft (2 2Q acres). The pr esent application seeks approvals to build four h.,ines. 
construct a one-way private street pro x }ding a:cess to the thirteen new home;, -Ind the 
infrastructuie (water, sewer and drainage) for full project buildout Future de% elopment on the 
subdivided parcels sold require further re' rev, and discietionary approval for topographie..,1 
alterations and tree rernus al 

Num.:rens rock outcroppings cox er 140 1-*.; square feet, approxin-ately twent percent of th,s 
steeply sloped, heavily forested site. Natural conditions include 1.661 trees with greater than 


