
 

 

Appendices 
A - E 





 

 

 

 

 

 

 

 

 

Appendix A 

New York City Waterfront Revitalization Program 

Coastal Assessment Form 

















 

 

 

 

 

 

 

 

 

Appendix B 

Webster Avenue – Bedford Park – Norwood 

Proposed Zoning Text Amendment 





 1 

Webster Ave- Bedford Park-Norwood Proposed 

Text Amendment 
 

September 16
th

 2010  

 

Matter in underline is new, to be added; 

Matter with # # is defined in Section 12-10; 

*   *   * indicates where unchanged text appears in the Zoning Resolution 

 

 

Article II 

Residence District Regulations 

 

*       *       * 

Chapter 3 

Bulk Regulations for Residential Buildings in Residence Districts 

 

*       *       * 

 

23-144 

In designated areas where the Inclusionary Housing Program is applicable 
 

In #Inclusionary Housing designated areas#, as listed in the following table, the 

maximum permitted #floor area ratios# shall be as set forth in Section 23-942 (In 

Inclusionary Housing designated areas). The locations of such districts are specified in 

Section 23-922 (Inclusionary Housing designated areas). 

 

Community District Zoning District 

Community District 1, Bronx 

Community District 4, Bronx 

Community District 7, Bronx 

R6A R7-2 R7A R7X R8A 

R8A R9D 

R7D 

Community District 1, Brooklyn R6 R6A R6B R7A R7-3 

Community District 2, Brooklyn R7A R8A R9A 

Community District 3, Brooklyn 

Community District 6, Brooklyn 

R7D 

R7-2 

Community District 7, Brooklyn 

Community District 14, Brooklyn 

Community District 3, Manhattan 

R7A R8A 

R7A 

R7A R8A R9A 

Community District 6, Manhattan R10 

Community District 7, Manhattan R9A 

Community District 1, Queens R7A 

Community District 2, Queens R7X 

 

*       *       * 
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APPENDIX F:  Inclusionary Housing Designated Areas 

 

*       *       * 

 

The Bronx 

 

*       *       * 

 

The Bronx Community District 7 

 

In the R7D Districts within the areas shown on the following Maps 1 and 2: 

 

 
 

 

 

Map 1.  Portion of Community District 7, Bronx 
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Map 2.  Portion of Community District 7, Bronx 

 

 

 

 

 





 

 

 

 

 

 

 

 

 

Appendix C 

            Environmental Assessment Statement

& 

Errata 
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Webster Avenue Rezoning EAS 
New York City Department of City Planning  

Project Description   Chapter 2.0                                   
2.0-1 

2.0 PROJECT DESCRIPTION                  
 
INTRODUCTION 
 
This Environmental Assessment Statement (EAS) describes the proposed Webster 
Avenue Rezoning project (“the proposed action”) and provides an initial analysis of 
its potential effects on the environment in order to assess whether identified adverse 
effects on the environment may be significant enough to warrant further analysis in 
an Environmental Impact Statement. The proposed action includes zoning map and 
text amendments that have been proposed by the New York City Department of City 
Planning (DCP).   
 
The areas affected by the proposed action are located in Bronx Community District 7 
and Community District 12 comprising the Webster Avenue corridor rezoning area, and 
rezoning areas to the west in the Bedford Park and Norwood neighborhoods, as shown 
on Figure 2.0-1.  The Webster Avenue corridor is proposed for the mapping of zoning 
districts that permit contextual residential development and medium density 
commercial uses where current zoning is generally oriented to low-scale auto-related 
commercial uses.  These 25 blocks or block portions are generally bounded by the 
Metro-North Railroad Harlem Line right-of-way to the east, Fordham Road and East 
Kingsbridge Road to the south, East 213th Street to the north, and a line approximately 
midway between Webster Avenue and Decatur Avenue to the north.  A zoning text 
amendment is also proposed to establish the Inclusionary Housing program in proposed 
R7D and C4-5D districts within the proposed rezoning area. 
 
Rezonings proposed for approximately 41 blocks or block portions in the Bedford Park 
neighborhood and approximately 28 blocks or block portions in the Norwood 
neighborhood are intended to preserve the scale and context of those areas.  Potential 
impacts of the proposed rezonings in the Bedford Park and Norwood areas are analyzed 
qualitatively in this EAS while impacts from the proposed rezoning of Webster Avenue 
are analyzed herein with a quantitative evaluation of the additional increment of 
development capacity that would be introduced along the corridor.  The rezoning area is 
shown on Figure 2.0-2. 
 
The proposed action is intended to shape Webster Avenue into a vibrant, inviting, and 
walkable residential and commercial corridor. For the neighborhood rezonings to the 
west, the proposed action is intended to preserve low density development in the 
residential areas of Bedford Park and Norwood, and to shift new development from the 
neighborhoods to Webster Avenue. Through height limits and contextual requirements 
of the proposed zoning, development incentives would be removed from the lower-
density neighborhoods and shifted to higher-density areas such as Webster Avenue. 
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Framework for Analysis:  Webster Avenue Rezoning Area  
 
In order to assess the potential environmental impacts of the proposed Webster Avenue 
Rezoning, a reasonable worst-case development scenario (RWCDS) has been developed. 
In identifying the RWCDS a general set of criteria was established and all sites that met 
the criteria were identified.  Area specific criteria were also developed to further identify 
projected and potential development sites. The RWCDS identifies both projected and 
potential development sites that, for analysis purposes, are assumed to be developed 
under the proposed action.  Projected development sites are sites that are more likely to 
be developed as a result of the proposed action.  Potential development sites are sites 
that could be developed but are assumed to have less development potential than the 
projected development sites. 
 
The RWCDS is limited to the Webster Avenue rezoning area (hereafter referred to as 
“the rezoning area”) where development is expected to be facilitated by the proposed 
action, as explained further below in section 2.6 “Reasonable Worst Case Development 
Scenario.”  The rezoning of the Bedford Park and Norwood neighborhoods is a 
contextual rezoning that is not intended to facilitate development.  Accordingly, the 
remainder of the EAS aside from the Project Description and Land Use, Zoning and 
Public Policy sections which include a description and qualitative analyses  of the 
Bedford Park and Norwood Neighborhood rezoning areas, focuses the density-based 
and development site-specific analysis on the Webster Avenue corridor. 
 
The RWCDS projects future conditions with the proposed zoning through an analysis 
year of 2020. This EAS assesses the incremental differences between the future with and 
without the proposed action for the Webster Avenue corridor, whereas the future with 
and without the proposed action in the Bedford Park and Norwood neighborhood 
rezoning areas are analyzed qualitatively. It analyzes the RWCDS for projected 
development sites along Webster Avenue as a whole, and assesses development of the 
individual projected and potential development sites for site-specific impacts.  Typically, 
for area-wide rezonings not associated with a specific development proposal, a build 
period of ten years is analyzed.  Therefore, this EAS has an analysis year of 2020. 
 
DCP identified 24 projected development sites along Webster Avenue that are likely to 
be developed by 2020.  In addition, there are 25 potential development sites along 
Webster Avenue that are considered less likely than the projected sites to be developed 
over the ten-year analysis period.  In total along Webster Avenue, the proposed action is 
projected to result in new development of approximately 738 dwelling units (DUs), and 
47,469 square feet (sf) of commercial space that would include 10,625 sf of stores selling 
food products with an emphasis on fresh fruits and vegetables, meats and other 
perishable goods, consistent with the goals of the City’s Food Retail Expansion to 
Support Health, or FRESH, program. Other new development resulting from the 
proposed action is projected to include 24,169 sf of restaurant space, 16,573 sf of office 
space, and 7,782 sf of community facility space.  The proposed action would also result 
in a decrease in projected future hotel and auto-related and storage development with 
the proposed action compared to conditions without the proposed action of 27,612 sf of 
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projected future hotel space and 78,152 sf of projected future auto-related and storage 
space.    
 
This EAS has been prepared in conformity with applicable laws and regulations, 
including Executive Order No. 91, New York City Environmental Quality Review 
(CEQR) regulations, and follows the guidance of the 2001 CEQR Technical Manual. On 
May 17, 2010, the City released the 2010 City Environmental Quality Review (CEQR) 
Technical Manual, which updates the methodologies and criteria set forth in the 2001 
CEQR Technical Manual.  As of that date, a substantial portion of the Webster Avenue 
Rezoning EAS had already been completed.  While references to the 2001 Manual and its 
methodologies remain throughout the final EAS, all of the analyses have been reviewed 
to ensure substantial consistency with the methodologies of the 2010 Technical Manual.  
Specifically, the Land Use (PlaNYC), Infrastructure and Air Quality (Green House Gas 
Emissions) sections have been updated per the 2010 CEQR methodologies because the 
new initial screening criteria for those technical areas warrant an analysis of the proposed 
project.   
 
The EAS contains descriptions of the proposed action and its environmental setting; 
potential short- and long-term environmental impacts of the proposed action; and 
potential significant adverse environmental impacts expected as a result of the proposed 
action.  The proposed action is also subject to the City’s Uniform Land Use Review 
Procedure (ULURP).  The City Planning Commission (CPC) is the lead agency in both 
the environmental review and ULURP processes.  Public hearings will be held by Bronx 
Community Board 7, Community Board 12, the Bronx Borough President, CPC, and the 
City Council during the seven-month ULURP review process.  
 
2.1 Required Approvals and Review Procedures 
 
The actions proposed by the New York City Department of City Planning (DCP) for the 
Webster Avenue rezoning, as fully described below in section B, “Description of the 
Proposed Action”, are subject to City Environmental Quality Review (CEQR) and 
require City Planning Commission (CPC) and New York City Council approvals 
through the City’s Uniform Land Use Review Procedure (ULURP).  The actions are as 
follows: 
 

� Zoning map amendment to change portions of  18 blocks currently zoned C8-2, 
R7-1, R7-1/C1-3, and R7-1/C2-3 to R7D/C2-4, generally located along Webster 
Avenue, north of East 193rd Street and South of East 205th Street. 

� Zoning map amendment to change a portion of one block currently zoned C8-2 
to C4-5D, generally located along Webster Avenue, north of East 195th Street and 
south of Bedford Park Boulevard. 

� Zoning map amendment to change portions of four blocks from C8-2 to C4-4 
and R7B generally located along Webster Avenue, north of East 210th Street and 
south of East 213th Street. 

� Zoning map amendment to change portions of 71 blocks from R7-1, R7-1/C1-3, 
R7-1/C2-3, R8, R8/C2-3, and C4-4 to contextual districts R4A, R5A, R5B, 
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R5D/C1-4, R6B, R7B, R7B/C1-3, R7B/C2-4, R7A, R7A/C1-3, R7A/C1-4,R7A/C2-
4, R8/C2-4 generally located northwest of Webster Avenue, north of Fordham 
Road, southeast of Valentine Avenue, east of Rochambeau Avenue, and south of 
East Gun Hill Road. 

� Zoning text amendment to establish the Inclusionary Housing program in the 
R7D and C4-5D districts within the proposed rezoning area in Community 
District 7, the Bronx. 

 
2.2 Background to Webster Avenue Rezoning Area  
 
The proposed action would amend the zoning map within two northwest Bronx 
neighborhoods, Bedford Park and Norwood.  All aspects of the proposed action would 
affect zoning within Bronx Community District 7 and two lots in Community District 12.  
 
With a population of approximately 140,000 according to the 2000 US Census, 
Community District 7 is a vibrant residential and commercial area.  Its population 
consists primarily of individuals with Hispanic origin, but also of African Americans, 
non-Hispanic whites, and members of various other non-white ethnic groups.  
Community District 7’s 2000 population count ranked it as the 9th (out of 59) most 
densely populated community district in New York City. 
 
Originally farmland outside of the town of Kingsbridge, Bedford Park became settled in 
the mid- to late-19th century.  The neighborhood’s development coincided with the 
popularity of the nearby Jerome Park Racetrack.  The Norwood area also originated as 
farmland, and became populated in the late 19th century.  Both Bedford Park and 
Norwood were annexed to the City of New York (Manhattan, at the time) in 1874, along 
with the nearby towns of Kingsbridge and West Farms.   
 
Several events contributed to the population growth of Bedford Park and Norwood.  
When the Jerome Park Racetrack was demolished in 1890 for the development of the 
Jerome Park Reservoir, the area became settled with new immigrants, many of Irish 
descent, who contributed to the reservoir’s construction.  With the establishment of the 
City of Greater New York in 1898, both neighborhoods became part of the newly 
established Borough of the Bronx. 
 
Affecting the area’s growth even more prominently, however, was the creation and 
expansion of the New York City mass transit system.  The Third Avenue elevated train 
was expanded from Manhattan to the Bronx in the early 20th century, eventually running 
above Webster Avenue (along the eastern edge of Community District 7) and reaching 
Bronx Park in 1902.  The final expansion of this elevated line was completed in 1920, 
continuing above Webster Avenue until reaching its terminus along Gun Hill Road.  The 
development of the subway system, and its expansion into the area, also had its effect.  
The Jerome Avenue IRT branch, running as an elevated line through most of the Bronx, 
traversed the western portions of Bedford Park and Norwood.  The development of the 
Grand Concourse, a major north-south thoroughfare, and the development of the 
Concourse IND subway line completed the area’s transportation connection to the more 
populous sections of New York City. 
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Resulting from these changes was a population boom for both Bedford Park and 
Norwood beginning in the early 1900’s and lasting through the 1930’s.  Replacing some 
areas of existing one- and two-family detached homes were five- to seven-story 
apartment buildings, often lining whole block fronts.  As the population of the greater 
Bronx increased seven-fold from 1900 to 1940, both neighborhoods followed suit. 
 
The stifling economic effects of the Great Depression, the advent of World War II, and 
the subsequent migration to the suburbs by much of the white middle-class population 
in the mid-20th century contributed to a halt in the development of the area.  While other 
sections of the Bronx, especially the South Bronx, experienced a near-complete 
disappearance of one- and two-family detached homes earlier in the century, the built 
form of Bedford Park and Norwood changed only partially.  Remaining within these 
neighborhoods were pockets of lower-density detached and row houses, reflecting the 
character of an earlier era.  As the population’s ethnic and economic base changed in the 
second half of the 20th century, the development character of both Bedford Park and 
Norwood remained intact.  It is estimated that post-1950 development accounts for less 
than 15 percent of the existing development within the study area. 
 
The neighborhoods of Bedford Park and Norwood today contain a mixture of detached 
one- to two-family homes, and five- to seven-story pre-World War II apartment 
buildings often found in the more densely populated areas of the Bronx.  The 
neighborhoods are within close proximity of a number of sizable Bronx institutions, 
including Lehman College of the City University of New York, Fordham University, and 
the New York Botanical Garden.  The area is served by one of the largest hospitals in 
New York metropolitan area, Montefiore Medical Center in Norwood.  Two of New 
York City’s largest parks, Bronx Park and Van Cortland Park, are adjacent to the 
neighborhoods and are connected by Mosholu Parkway, which divides Bedford Park 
and Norwood, and provides additional open space for the residents. 
 
Both Bedford Park and Norwood contain commercial corridors that transect the study 
area.  Fordham Road runs along the southern edge of Bedford Park and contains 
regional retail uses.  Norwood contains the East 204th Street and East Gun Hill Road 
commercial corridors, which provide local retail and services. 
 
Webster Avenue 
 
Webster Avenue is a major north-south arterial road, originating in the South Bronx 
neighborhood of Melrose and terminating in Woodlawn north of the proposed rezoning 
area.  The portion of Webster Avenue that passes through Bedford Park and Norwood 
runs parallel to the right-of-way of the Metro-North Railroad Harlem line, along the 
eastern boundary of the neighborhoods.  Within the study area, Webster Avenue is 
classified as a “wide street,” averaging approximately 100 feet in width for this 1.75-mile 
stretch.  The Third Avenue elevated train ran above Webster Avenue from East 194th 
Street to East Gun Hill Road until the line’s demolition in 1973.  Portions of the corridor 
still have zoning that would be appropriate to conditions with the elevated train present.  
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Current development along Webster Avenue, from East 193rd Street to the southernmost 
portion of Woodlawn Cemetery, reflects a mixture of uses and building types.  
Predominately lined with one-to-three-story structures, Webster Avenue can be 
classified as a low- to medium-density commercial district.  Among the types of 
commercial uses present are automobile repair shops, car washes, auto tire and flat-fix 
shops, gas stations, and home furnishing and supply stores.  The corridor also contains a 
limited number of neighborhood service stores including restaurants, beauty parlors, 
and small offices.  At the northernmost end of this stretch is an automobile dealership.  
Webster Avenue also contains warehouses, storage facilities, and other light industrial 
commercial uses. 
 
The Webster Avenue corridor contains a small number of residential buildings.  These 
residential structures range from six-to-seven-story apartment buildings located near the 
major intersections to smaller, single-family detached homes interspersed among the 
commercial structures.  The corridor also contains two primary schools, a police station, 
a small post office, medical facilities, and other small neighborhood services facilities. 
 
Lined with multiple surface parking and vacant lots, Webster Avenue lacks the 
development density of the adjoining neighborhoods.  This, in conjunction with the 
street width and the low-scale nature of development, results in a limited amount of 
pedestrian foot traffic flowing along the street, especially when compared to the 
intersecting Fordham Road corridor. 
 
Transportation 
 
The study area has a strong connection to several important highways and arterial 
roads.  Webster Avenue, Fordham Road, Mosholu Parkway, and the Bronx River 
Parkway all run either through this area or immediately adjacent to it.  About ¼-mile 
west of the study area is the Grand Concourse, an important north-south arterial road 
lined with predominantly mid-rise apartment buildings, including many built in an art 
deco style.  The closest interstate highway to the study area is the Major Deegan 
Expressway (I-78), which passes through the western portion of Community District 7. 
 
The area is also well connected to New York City’s mass transit system.  The Metro-
North Railroad Harlem line runs parallel to Webster Avenue along the eastern boundary 
of the study area and contains three stations within the vicinity:  Fordham Road, 
Botanical Garden, and Williams Bridge.  The Fordham Road station is the third busiest 
station in the Metro-North Railroad system (behind Grand Central and 125th Street, both 
in Manhattan).  The NYC Subway has three lines operating within or near the study 
area.  The IND Concourse Line (D) has a terminal stop at East 205th Street in Norwood, 
and stops at the major intersections along the Grand Concourse.  The IRT White Plains 
Line (#2 & #5 lines) can be accessed within a ¼-mile walk from the Webster Avenue and 
East Gun Hill Road intersection. 
 
Two MTA Transit Bus routes, the Bx41 and Bx55, operate along Webster Avenue.  
Several others, including the Bx 10, 17, 15, 16, and 34, pass through the adjacent 
neighborhoods.  The Fordham Road/Webster Avenue intersection is a major hub for 
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bus travel, with seven routes stopping near the intersection at Fordham Plaza. These 
routes include the new Select Bus Service (SBS), which is a bus rapid transit line, and the 
Bx 9, 12, 22, 25, 26, 28, and 38 routes.  The SBS and Bx12 provide a connection to the D 
and #4 (IRT Jerome Avenue) subway trains, each within one mile of Fordham Plaza. 
 
2.3 Description of the Proposed Action 
 
The New York City Department of City Planning (DCP) is proposing zoning map and 
zoning text amendments affecting the Bedford Park and Norwood communities in the 
Bronx, Community District 7. The rezoning falls marginally within Community District 
12 by inclusion of two lots in this district located in the northeast corner of the rezoning 
area.  The areas affected by the proposed action include all or portions of 80 blocks, 
generally bound by the Metro-North Railroad Harlem Line right-of-way to the 
southeast, Fordham Road and East Kingsbridge Road to the southwest, the Grand 
Concourse and Jerome Avenue to the northwest, and East Gun Hill Road to the 
northeast. 
 
Zoning Map Amendment and Zoning Text Amendment 
 
The proposed action area can be separated into two distinct sections, with the zoning 
map amendments tailored to achieve the project goals for each.  The first section is the 
Webster Avenue Corridor from the East 193rd Street intersection to an area just north of the 
East 211th Street mapped centerline, located approximately 800 feet north of the East 
Gun Hill Road intersection.  With the proposed zoning map and text changes, DCP 
envisions a transformation of this corridor from a low-scale commercial district to a 
higher-scale mixed residential/commercial district, featuring housing that serves a mix 
of household incomes. 
 
The second section includes those areas of Bedford Park and Norwood, within a vicinity of 
approximately ¼-mile from Webster Avenue, and as of now primarily zoned R7-1 with 
R8 and C4-4 zoning in some pockets.  With the proposed zoning map changes, DCP 
hopes to preserve pockets of lower density residential development within these 
neighborhoods, thereby reducing the incentive to replace such housing with larger-scale, 
higher-density development. 
 
1. Webster Avenue Corridor 
 
Zoning changes are proposed for the Webster Avenue corridor that would replace C8-2, 
R7-1, R7-1/C1-3 and R7-1/C2-3 districts with an R7D/C2-4 district on all or portions of 
18 blocks generally located along the west side of Webster Avenue, north of East 193rd 
Street and south of East 205th St, and on portions of five blocks generally located along 
the east side of Webster Avenue, north of Bedford Park Boulevard and south of East 
205th Street. 
 
These zoning changes would result in a change in permitted uses and would facilitate 
new residential development along the corridor.  The area is generally characterized by 
a mixture of one-to-three-story structures and unbuilt lots, containing uses such as 
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automobile repair shops, parking facilities and home furnishing stores, amidst scattered 
residential buildings and community service facilities.  The R7D/C2-4 district would 
permit, as-of-right, medium-density residential buildings, with first-floor commercial 
uses mandatory in all new development. 
 
In addition to mapping the R7D/C2-4 district, zoning changes proposed for the Webster 
Avenue include a change from C8-2 to C4-5D for a portion of one block located along 
the  east side of Webster Avenue, north of the East 195th Street intersection and south of 
Bedford Park Boulevard.  This zoning change would result in a change in permitted uses 
and would facilitate new commercial and/or residential development along the 
corridor.  This area is characterized by multiple unbuilt lots and a few one- and two-
story structures.  The unbuilt lots are utilized for parking, while the existing structures 
contain a variety of uses, including a supermarket, restaurant, warehouse and offices 
space. The C4-5D district would permit commercial and residential development, but 
would limit the commercial use types, precluding the semi-industrial uses that 
commonly exist along the corridor. 
 
At the northern end of the Webster Avenue corridor, the proposed action includes a 
change from C8-2 to C4-4 zoning for portions of four blocks generally located along 
Webster Avenue, north of the prolongation of East 210th Street and south of the 
prolongation of East 213th Street.  Additionally, the proposed action includes a zoning 
change for three lots located along the west side of Webster Ave and north of Parkside 
Pl from C8-2 to R7B.  This zoning change would result in a change in permitted uses and 
would facilitate new commercial development along the corridor, while also permitting 
residential uses.  This area is characterized by one- to three-story structures and 
numerous unbuilt lots.  A large automobile dealership occupies multiple lots just north 
of East Gun Hill Road.  Other commercial uses include smaller auto repair shops, some 
retail or neighborhood services and a detached fast food restaurant.  A small row of 
residential buildings exists north of the auto dealership, while several lots in the area 
remain unbuilt.  The C4-4 district would permit commercial and residential 
development, but would limit the commercial use types, again precluding the semi-
industrial uses that commonly exist along the corridor. 
 
Blocks and lots affected by the proposed Webster Avenue Corridor Rezoning are listed 
in Table 2.0-1. 
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Table 2.0-1:  
List of Blocks and Lots Affected by the Proposed Webster Avenue Corridor Rezoning  

Affected 
Blocks 

Affected  
Lots 

3274 1, 4, 21, 27, 50, 51 

3273 85, 100, 101, 105, 109, 114, 118, 122, 128 
3275 108 
3276 1, 4, 5 
3277 1, 2, 28, 32, 36, 40, 41, 45 
3278 14, 31, 33, 38, 54, 77, 80, 81, 82, 83, 84, 85, 88 

3279 1, 13, 16, 21, 22, 23, 34, 35, 37, 41, 50, 70, 75 

3280 33, 37, 39, 42, 45, 46, 48, 49, 52, 55, 58, 61, 65, 67,  
3325 5, 6, 25 
3330 1, 40, 42, 43, 44, 46, 47, 48, 50, 51, 52, 55, 57, 60, 68, 73, 80 
3331 45, 48, 51, 52, 53, 55, 57, 62, 63, 64, 66, 72, 73, 74, 75, 80, 82, 111 
3353 1, 5, 34, 36, 40, 56, 58 

3355 116, 121, 132, 134, 135, 136 
3356 175, 196, 200, 206, 214, 223 
3357 1, 4, 6, 7, 12, 15, 16, 18, 21, 23, 25, 28, 32, 33, 35, 36, 37, 52, 53, 54, 55, 59, 60, 

61, 62, 63, 64, 65, 66, 92, 111, 120, 135, 140, 216, 218, 225, 228, 247, 248, 252, 
410 

3360 33, 38, 44, 50, 54, 55, 56, 57, 58, 59, 60, 61, 62, 120, 359, 361 
Source: New York City Department of City Planning, STV Incorporated, 2010. 
 
 
2. Bedford Park and Norwood Neighborhoods 
 
Although neighborhood rezoning zoning changes in the Bedford Park and Norwood 
neighborhoods would not primarily result in changes to permitted uses, changes to the 
permissible bulk and scale of development, including height limits, would take effect.  
These include a change from R7-1, R7-1/C1-3, R7-1/C2-3, R8, R8/C1-3, and C4-4 to R4A, 
R5A, R5B, R5D/C1-4, R6B, R7B, R7B/C1-3, R7B/C2-4, R7A, R7A/C1-3, R7A/C1-4, 
R7A/C2-4, R8/C2-4 on all or portions of 69 blocks generally located northwest of 
Webster Avenue in Bedford Park and Norwood.  
  
There are several minor adjustments to the commercial overlays in Bedford Park and 
Norwood. The proposed depth of the commercial overlays (C1-3, C1-4, and C2-4) is 
proposed to be reduced to 100’ to match the depth of existing commercial uses and 
reduce the encroachment of commercial uses on residential streets. Figure 2.0-4 shows 
the proposed commercial overlays. 
 
A change is proposed from R7-1/C1-3 to R7A/C1-4 zoning for portions of three blocks, 
generally located at the intersection of Bedford Park Boulevard and Decatur Avenue, 
and portions of two blocks generally located on the east side of Bainbridge Avenue, 
north of East 204th Street and south of East 207th Street, which would reduce the 
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commercial parking requirement.  In addition, a change is proposed from R7-1/C2-3 to 
R7A/C2-4 zoning for portions of two blocks, generally located along Bainbridge 
Avenue, north of East 207th Street and south of Van Cortlandt Avenue East, which 
would reduce the commercial parking requirement. A rezoning from R7-1/C1-3 to 
R7A/C1-3 is proposed on portions of four blocks located generally on the south side of 
E Gun Hill Road, east of Putnam Place and west of Webster Avenue.  
 
A zoning change is proposed from R7-1/C1-3 to R7B/C1-3 for portions of four blocks 
generally located at the intersection of Briggs Avenue and 198th St and portions of four 
blocks located at the intersection of Bainbridge Avenue and E 194th Street. Additionally a 
zoning change is proposed from R7-1/C2-3 to R7B/C2-4 for portions of two blocks, 
generally located on East 193rd Street, west of Decatur Avenue and east of Marion 
Avenue, which would reduce the commercial parking requirement. 
 
In addition, a zoning change from R7-1/C1-3 to R5D/C1-4 is proposed for portions of 
eight blocks generally located along East 204th Street, west of Webster Avenue and east 
of Bainbridge Avenue, and portions of two blocks generally located along the west side 
of Bainbridge Avenue, north of East 204th Street and south of East 207th Street.  This 
zoning change would result in a reduction in permissible bulk and scale of development 
and a change in commercial parking requirements.  No changes to permitted uses would 
take effect.  
 
A change in the commercial overlay from C2-3 to C2-4 is proposed for a portion of a 
block generally located along Webster Avenue, north of East 201st Street, south of 
Mosholu Parkway and east of Decatur Ave. The underlying R8 will remain on the block. 
The change in the commercial overlay would ensure consistency in the commercial uses 
and the associated parking requirements along Webster Avenue. 
 
A change from C4-4 to R4A is proposed for portion of one block on the east side of 
Marion Avenue south of East 193rd Street and a change from C4-4 to R7B is proposed for 
a portion of one block on the west side of Marion Avenue south of East 193rd Street. The 
change in zoning would preserve the current residential character and the scale of 
development on these blocks. 
 
Blocks and lots affected by the proposed rezoning in the Bedford Park and Norwood 
neighborhoods are listed in Table 2.0-2. 
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Table 2.0-2:  
List of Blocks and Lots Affected by the Neighborhood Area Rezoning 

 
 
Affected Blocks 

 
Affected Lots 

3275 29, 15, 26, 30, 31, 20, 19, 23, 33, 83, 16, 37, 43, 40, 46, 27, 35 
3276 28, 20, 43, 42, 35, 31, 44, 45, 40, 135, 36, 27, 66, 38, 39, 30, 46, 134, 132, 133 
3277 23, 5, 18, 16, 19, 126, 8, 6, 20, 7, 12, 10, 11, 14, 4, 125, 25 
3278 65, 71, 69, 74, 18, 73, 28, 77, 22, 76, 26, 1, 16, 59, 3, 7, 75, 67, 5 
3279 56, 59, 25, 4, 6, 2, 5, 57, 62, 58, 3, 31 
3280 7, 13, 22, 2, 1, 28, 6, 33, 5, 3, 19, 4, 25, 23 

3281 77 
3282 28, 44, 30, 50, 48, 22, 19, 52, 29, 57, 1, 65, 63, 46, 7, 62, 42, 36, 59, 35, 25, 54, 13, 26, 16, 

32, 58, 60, 61, 70 
3283 3, 78, 90, 22, 37, 29, 85, 76, 65, 50, 31, 41, 75, 97, 48, 45, 84, 81, 1, 86, 25, 40, 82, 47, 55, 

70, 39, 138, 72, 49, 60, 53, 91, 71, 13, 95, 87, 69, 32, 66, 67, 43, 104, 79, 73, 88, 54, 68, 
133, 6, 80, 139, 96, 83 

3284 16, 23, 4, 22, 1, 34, 17, 63, 57, 46, 14, 13, 29, 6, 12, 18, 20, 44, 48, 32, 25, 15, 62, 45, 64, 
39, 21, 27, 19, 9, 11 

3285 48, 15, 45, 52, 7, 106, 41, 28, 11, 1, 51, 36, 9, 57, 59, 65, 19, 50, 39, 139, 40, 138, 140 
3286 38, 40, 49, 19, 30, 37, 33, 51, 24, 34, 45, 44, 32, 48 
3287 95, 81, 100, 39, 96, 62, 29, 70, 77, 28, 109, 37, 23, 122, 90, 25, 21, 3, 31, 86, 38, 24, 16, 

163, 56, 18, 50, 73, 71, 66, 6, 85, 27, 115, 1, 22, 98, 8, 26, 12, 99, 43, 94, 53 
3288 1, 31, 21, 20, 29, 23, 25, 10, 16, 15, 35, 22, 24, 18, 28, 8, 5, 7 

3289 73, 46, 14, 42, 26, 19, 47, 53, 1, 39, 28, 10, 56, 17, 35, 16, 32, 29, 34, 4, 50, 45, 44, 24, 7, 
20, 38, 40, 31, 11, 37, 41, 25, 21, 23, 15, 113 

3290 52, 58, 30, 59, 25, 20, 42, 51, 60, 64, 55, 14, 21, 19, 2, 18, 33, 8, 4, 11, 23, 65, 62, 13, 57, 
31, 1, 50, 34, 32, 10, 7 

3291 1, 16, 24, 8 
3292 68, 155, 105, 37, 87, 107, 109, 14, 103, 101, 108, 45, 62, 149, 94, 104, 23, 67, 27, 112, 84, 

106, 48, 43, 1, 30, 86, 90, 70, 34, 19, 75, 32, 28, 82, 73, 97, 88, 6, 74, 51, 79, 96, 102 
3293 38, 26, 49, 43, 45, 31, 25, 79, 39, 37, 29, 65, 58, 72, 21, 77, 56, 62, 18, 47, 32, 36, 90, 83, 

87, 88, 66, 52, 80, 50, 82, 81, 35, 64, 24, 63, 34, 74, 172, 30, 54, 173, 78, 33, 169, 170, 
171, 68, 168 

3275 29, 15, 26, 30, 31, 20, 19, 23, 33, 83, 16, 37, 43, 40, 46, 27, 35 
3276 28, 20, 43, 42, 35, 31, 44, 45, 40, 135, 36, 27, 66, 38, 39, 30, 46, 134, 132, 133 
3277 23, 5, 18, 16, 19, 126, 8, 6, 20, 7, 12, 10, 11, 14, 4, 125, 25 
3278 65, 71, 69, 74, 18, 73, 28, 77, 22, 76, 26, 1, 16, 59, 3, 7, 75, 67, 5 
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Table 2.0-2 (Continued):  
List of Blocks and Lots Affected by the Neighborhood Area Rezoning 

 
 
Affected Blocks 

 
Affected Lots 

3279 56, 59, 25, 4, 6, 2, 5, 57, 62, 58, 3, 31 
3280 7, 13, 22, 2, 1, 28, 6, 33, 5, 3, 19, 4, 25, 23 

3282 28, 44, 30, 50, 48, 22, 19, 52, 29, 57, 1, 65, 63, 46, 7, 62, 42, 36, 59, 35, 25, 54, 13, 26, 
16, 32, 58, 60, 61, 70 

3283 
3, 78, 90, 22, 37, 29, 85, 76, 65, 50, 31, 41, 75, 97, 48, 45, 84, 81, 1, 86, 25, 40, 82, 47, 
55, 70, 39, 138, 72, 49, 60, 53, 91, 71, 13, 95, 87, 69, 32, 66, 67, 43, 104, 79, 73, 88, 54, 
68, 133, 6, 80, 139, 96, 83 

3284 16, 23, 4, 22, 1, 34, 17, 63, 57, 46, 14, 13, 29, 6, 12, 18, 20, 44, 48, 32, 25, 15, 62, 45, 
64, 39, 21, 27, 19, 9, 11 

3285 48, 15, 45, 52, 7, 106, 41, 28, 11, 1, 51, 36, 9, 57, 59, 65, 19, 50, 39, 139, 40, 138, 140 
3286 38, 40, 49, 19, 30, 37, 33, 51, 24, 34, 45, 44, 32, 48 

3287 95, 81, 100, 39, 96, 62, 29, 70, 77, 28, 109, 37, 23, 122, 90, 25, 21, 3, 31, 86, 38, 24, 16, 
163, 56, 18, 50, 73, 71, 66, 6, 85, 27, 115, 1, 22, 98, 8, 26, 12, 99, 43, 94, 53 

3288 1, 31, 21, 20, 29, 23, 25, 10, 16, 15, 35, 22, 24, 18, 28, 8, 5, 7 

3289 73, 46, 14, 42, 26, 19, 47, 53, 1, 39, 28, 10, 56, 17, 35, 16, 32, 29, 34, 4, 50, 45, 44, 24, 
7, 20, 38, 40, 31, 11, 37, 41, 25, 21, 23, 15, 113 

3290 52, 58, 30, 59, 25, 20, 42, 51, 60, 64, 55, 14, 21, 19, 2, 18, 33, 8, 4, 11, 23, 65, 62, 13, 
57, 31, 1, 50, 34, 32, 10, 7 

3291 1, 16, 24, 8 

3292 68, 155, 105, 37, 87, 107, 109, 14, 103, 101, 108, 45, 62, 149, 94, 104, 23, 67, 27, 112, 
84, 106, 48, 43, 1, 30, 86, 90, 70, 34, 19, 75, 32, 28, 82, 73, 97, 88, 6, 74, 51, 79, 96, 102 

3293 
38, 26, 49, 43, 45, 31, 25, 79, 39, 37, 29, 65, 58, 72, 21, 77, 56, 62, 18, 47, 32, 36, 90, 
83, 87, 88, 66, 52, 80, 50, 82, 81, 35, 64, 24, 63, 34, 74, 172, 30, 54, 173, 78, 33, 169, 
170, 171, 68, 168 

3294 23, 29, 28, 53, 27, 69, 11, 10, 64, 67, 68, 60, 20, 73, 66, 30, 72, 13, 65, 62, 1, 63, 2, 14, 
8, 24, 70, 59, 61, 21, 47, 26, 22, 25, 16, 71, 37, 12, 15 

3295 48, 67, 68, 63, 70, 31, 1, 43, 29, 56, 53, 41, 46, 33, 40, 30, 45, 22, 60, 16, 47, 69, 24, 49 

3296 63, 23, 27, 64, 14, 19, 24, 15, 10, 59, 16, 76, 34, 50, 20, 40, 22, 18, 65, 6, 12, 29, 5, 42, 
38, 75, 55, 60, 21, 25, 7, 30, 9, 61, 36, 62, 8, 1, 32, 47, 17 

3297 6, 43, 7, 9, 38, 2, 49, 1, 28, 40, 39, 37, 11, 52, 21, 19, 3, 32, 24 
3298 5, 48, 35, 47, 20, 13, 49, 43, 33, 28, 21, 45, 36, 38, 42, 12, 34, 1, 41, 14, 51, 32, 16, 46, 9 
3299 31, 6, 7, 36, 10, 33, 1, 37, 32, 30, 38, 8, 11, 39, 3, 4 

3300 13, 52, 23, 59, 79, 27, 71, 64, 15, 73, 76, 43, 55, 72, 28, 29, 80, 65, 25, 77, 11, 67, 21, 
69, 70, 54, 68, 17, 56, 74, 47, 44, 66, 75, 39, 33, 78, 19 

3301 
1, 31, 20, 19, 21, 90, 63, 88, 42, 87, 10, 102, 57, 103, 89, 60, 100, 33, 92, 105, 17, 41, 
66, 50, 55, 4, 52, 54, 48, 37, 32, 101, 30, 104, 23, 99, 53, 98, 56, 18, 86, 47, 51, 97, 96, 
46 
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Table 2.0-2 (Continued):  
List of Blocks and Lots Affected by the Neighborhood Area Rezoning 

 

Affected Blocks  
Affected Lots 

3302 3, 14, 30, 55, 71, 76, 28, 54, 59, 9, 53, 1, 12, 19, 10, 42, 74, 49, 31, 61, 21, 46, 57, 26, 
34, 67, 18, 29, 56, 64, 72, 68, 66, 16, 15, 73, 20, 51, 63, 60, 52 

3303 19, 44, 30, 20, 28, 10, 26, 5, 29, 8, 45, 1, 34, 24, 12, 46, 41, 32, 43, 27, 25, 38 

3331 26, 19, 38, 40, 39, 36, 20, 33, 1, 32, 31, 43, 7, 10, 30, 41, 34 

3332 15, 60, 17, 34, 81, 28, 61, 63, 58, 57, 7, 27, 1, 42, 10, 30, 6, 72, 66, 54, 21, 56, 87, 68, 
70, 65, 4, 51 

3333 1, 15, 46, 47, 52, 42, 108, 62, 34, 24, 37, 49, 26, 23, 22, 41, 30, 43, 57, 27, 9, 55, 50, 18, 
59, 60, 63, 16, 8 

3334 50, 9, 3, 47, 10, 16, 53, 34, 7, 46, 49, 8, 5, 37, 19, 45, 38, 24, 25, 1, 27, 22, 42 

3335 
42, 38, 152, 165, 186, 159, 31, 189, 134, 16, 193, 95, 46, 139, 132, 154, 136, 178, 135, 
190, 73, 32, 125, 1, 25, 80, 123, 70, 39, 173, 41, 110, 181, 50, 65, 142, 188, 150, 191, 
168, 12, 141, 126, 153, 175, 128, 56, 30, 184, 60, 118, 192, 3, 90, 170, 34, 138, 5 

3338 48, 51, 35, 46, 37, 49, 52, 41, 43, 53, 55, 1, 39, 54, 56 

3341 9, 69, 26, 7, 13, 76, 10, 83, 50, 70, 30, 57, 44, 12, 56, 1, 11, 65, 15, 23, 22, 14, 25, 55, 
24, 34, 68, 16 

3342 51, 47, 16, 20, 21, 7, 1, 8, 55, 19, 38, 57, 62, 29, 23, 10, 58, 26, 24, 13, 56, 61, 60, 25, 59 

3343 

123, 134, 330, 72, 332, 152, 167, 138, 182, 97, 124, 8, 184, 29, 139, 164, 331, 341, 163, 
49, 6, 183, 342, 683, 334, 338, 344, 76, 24, 122, 140, 166, 118, 1, 155, 116, 162, 147, 
119, 146, 141, 154, 347, 93, 25, 143, 7, 125, 3, 142, 95, 23, 75, 121, 68, 343, 180, 48, 
115, 126, 135, 60, 71, 108, 120, 185, 5, 149, 22, 153, 144, 170, 340, 100, 4, 84, 28, 42, 
37, 336, 165, 133, 148, 181, 151, 81, 136, 150, 339, 106 

3345 36, 58, 11, 1, 35, 8, 29, 17, 16, 39, 40, 66, 18, 3, 63, 27, 38, 31, 25, 19, 41, 4, 5, 34, 30, 
26, 2, 15, 37, 24, 7, 28, 9, 10, 33 

3346 4, 31, 1, 15, 20, 2, 36, 34, 7, 10, 23, 6, 5, 21, 40, 8, 25, 33, 17, 9, 41, 19, 26, 3 

3347 20, 55, 38, 50, 56, 65, 68, 49, 10, 42, 29, 1, 36, 70, 24, 23, 18, 69, 43, 67, 51, 64, 17, 22, 
16, 27, 59, 66, 61 

3348 18, 27, 8, 4, 25, 17, 60, 30, 77, 54, 53, 2, 20, 71, 23, 166, 13, 42, 32, 48, 29, 1, 81, 15, 
35, 168, 167 

3349 18, 20, 6, 40, 9, 23, 43, 33, 34, 16, 41, 3, 35, 8, 39, 7, 1, 47, 46, 14, 44, 38, 24, 27, 36, 
15, 5, 37, 21, 11, 13 

3350 7, 13, 8, 31, 19, 25, 10, 6, 33, 27, 23, 18, 9, 12, 3, 11, 30, 32, 5, 17, 40, 14, 34, 44, 1, 29 

3351 38, 53, 29, 49, 43, 40, 26, 46, 44, 14, 35, 50, 18, 51, 22, 21, 1, 33, 19, 30, 20, 47, 32, 48, 
16, 42, 45, 27, 23, 24, 17 

3352 23, 1, 84, 81, 56, 9, 53, 12, 11, 75, 90, 20, 45, 39, 58, 7, 76, 8, 35, 85, 78, 29, 66, 63, 26, 
68, 87, 82, 59, 55, 18, 22, 37, 69, 61, 36, 79, 80 

3353 22, 7, 33, 8, 15, 25, 14, 26, 19, 17, 6, 11, 78, 23, 16, 28, 20, 27, 21, 24, 13, 12 
3354 58, 66, 37, 19, 41, 23, 26, 33, 20, 4, 21, 53, 25, 1, 22, 64, 14, 3, 24, 9, 5 

3355 
61, 19, 12, 50, 88, 148, 39, 51, 20, 15, 156, 57, 40, 80, 25, 43, 41, 90, 9, 10, 102, 54, 
142, 26, 112, 85, 82, 101, 109, 153, 150, 21, 22, 104, 96, 154, 155, 11, 84, 8, 92, 100, 
27, 59, 144, 48, 86, 89, 37, 42, 16, 1, 98, 140, 152, 46 
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Zoning Text Amendment:  Establish Inclusionary Zoning along Webster Avenue 
 
The proposed zoning text amendment would apply the Inclusionary Housing program 
within the R7D and C4-5D districts along Webster Avenue in Bronx Community District 
7 to establish incentives for the creation and preservation of affordable housing in 
conjunction with new development.  
 
2.4 Purpose and Need 
 
Webster Avenue is a major north-south arterial road in the Bronx.  Within the rezoning 
area, Webster Avenue is classified as a ‘wide street,’ averaging approximately 100 feet in 
width for this 1.75 mile stretch.  The area is well served by mass transit, including three 
Metro-North Railroad stations, access to the D, 4 and 2/5 trains, and multiple bus lines 
including the Select Bus Service along Fordham Road. Major institutions in the area 
include Fordham University to the east and Montefiore Hospital to the northwest. Easy 
vehicular access is available from Webster Avenue to the Bronx River Parkway and 
Mosholu Parkway, which bisects the corridor. The existing zoning, which is auto-
oriented and does not permit residential uses, is a vestige of the Third Avenue elevated 
train which ran above Webster Avenue from East 194th Street to East Gun Hill Road until 
the line’s demolition in 1973.  The existing zoning limits development along the corridor, 
despite its width and strong connections to transit and highways, and surrounding 
major institutions. Webster Avenue is generally developed with a mixture of vacant and 
underutilized lots and one- to three-story structures including parking lots, automobile 
repair shops, warehouses, restaurants, smaller retail stores, schools, and home 
furnishing stores. Contrary to its status as a major corridor and gateway to the central 
Bronx, the corridor has an inconsistent streetscape and a dearth of regular pedestrian 
traffic.  
 
Norwood and Bedford Park are stable communities developed with a mixture of low-
density homes and apartment buildings. The current zoning has no height limit which 
has permitted redevelopment of smaller homes with large out-of-context taller 
apartment buildings.  
 
The zoning along Webster Avenue and in Norwood and Bedford Park is outmoded and 
needs to be updated to meet the changing needs of the community. The proposed action 
is intended to achieve two primary objectives: 
 

� To shape Webster Avenue into a vibrant, inviting, and walkable residential and 
commercial corridor 

� To preserve low density development in the residential areas of Bedford Park 
and Norwood, and to shift new development from the neighborhoods to 
Webster Avenue 

 
The neighborhoods of Bedford Park and Norwood contain numerous assets, all highly 
valued by the community:  a stable residential base, good transportation infrastructure, 
ample parkland, close proximity to several important Bronx institutions, valuable 
commercial retail and service shops and good community services, especially police and 
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schools.  While these assets remain important, the local residents would also like to 
achieve the following improvements: 
 

� Increasing residential development along Webster Avenue, albeit at the proper height and 
density and at a level that does not overburden the existing community infrastructure; 
this development should be attractive to a wide range of income groups 
 

The Bronx, including Community District 7, is expected to grow by more than 124,000 
residents by 2030. To provide safe and healthy housing for the growing population, the 
city must identify areas to accommodate increased residential population. Webster 
Avenue is surrounded by stable residential communities, major institutions and regional 
commercial centers. Webster Avenue is a wide street well-served by transit that could 
sustain increased residential development. The proposed rezoning would allow 
residential development in height-limited buildings along Webster Avenue where it is 
not permitted today. 
  
Another issue that the proposed rezoning would address is the need for affordable 
housing in the Bronx and the city as a whole. A significant portion of projected new 
residential development would consist of permanent affordable housing under the 
Inclusionary Zoning program. Mayor Bloomberg’s New Housing Marketplace Plan has 
set a goal of creating over 165,000 units of affordable housing over ten years. Making the 
Webster Avenue area eligible for the Inclusionary Housing bonus would encourage the 
provision of new, permanently affordable housing in order to help meet this goal. By 
opting for the Inclusionary Housing bonus, developers would be able to reach an 
increased maximum allowable residential FAR if they provide permanently affordable 
housing either onsite or in Bronx Community District 7, in new or existing buildings. 
The proposed action would seek to provide a significant number of new affordable 
housing units through the Inclusionary Zoning program. This would ultimately be 
expected to provide new and improved opportunities for residential development in the 
area.  
 

� Increasing the number of quality commercial uses that serve both the community and 
visitors 

 
Commercial development along Webster Avenue is a mixture of restaurants, home-
improvement shops, offices, and local retail including a grocery store. In part because 
the existing zoning permits limited commercial uses and no residential uses, the corridor 
has an inconsistent streetscape and a scarcity of regular pedestrian traffic. By allowing 
residential uses and requiring active ground-floor uses along Webster Avenue, the 
proposed action would increase the local commercial services in the area and increase 
the day-to-day shoppers to support those local commercial services.  The proposed 
action would also increase the capacity for wider-reaching, full commercial buildings 
near existing commercial corridors, Fordham Road and East Gun Hill Road.  
 
The proposed action would also facilitate local commercial development in Norwood 
and Bedford Park, notably East 204th Street, by reducing the commercial parking 
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requirement and applying height limits to all buildings to preserve the character of local 
commercial streets. 
 

� Restricting development deemed inappropriate or unwanted by the community 
 
The existing zoning along Webster Avenue permits a limited range of heavy and local 
commercial uses. Uses along the corridor include open parking, gas stations, auto-repair 
shops, warehouses, offices, and despite some local retail and restaurants on the street, 
the corridor becomes deserted on the off hours. Recent new development proposed in 
the area includes self-storage and a hotel. Local residents are concerned that these uses 
do not add to the neighborhood services and may not be well supported in the area. By 
allowing a wider range of uses along the corridor including residential and increasing 
the commercial development potential near major commercial streets, the proposed 
action would increase the options to property owners seeking to invest in the area and 
attract the kind of development sought by the community.  
 
The existing zoning in Norwood and Bedford Park permits mid-density residential 
development with no height limit. The area is developed with a mixture of 6- to 8-story 
apartment buildings with pockets of low-scale homes in between. In recent years, the 
area has seen an increase in redevelopment of smaller homes with tall out-of-context 
residential buildings, some 14 stories in height, which erode the mid- and low-scale 
neighborhood character of Norwood and Bedford Park. The proposed action would 
map contextual zoning districts to reduce permitted floor area and provide appropriate 
height limits to ensure that future development better matches existing buildings. 
 

� Attracting employment-generating businesses to the area 
 

Many of the uses along Webster Avenue generate only a limited number of jobs; these 
include vacant lots, warehouses, gas stations, proposed self-storage, and open parking 
lots. The existing zoning on Webster Avenue limits the kinds of commercial uses that 
can locate along the corridor, and there are few other areas within Community District 7 
to develop job–generating uses. The proposed action would expand the uses permitted 
on Webster Avenue and increase the development potential for commercial uses in two 
areas – near Fordham Road and near East Gun Hill Road – to attract employment-
generating businesses to the area.  
 

� Creating a stronger physical connection between the residential neighborhoods and area 
parks and institutions 

 
Webster Avenue is bordered by the stable residential communities of Norwood and 
Bedford Park to the west and the rail lines and Bronx River to the east. Major institutions 
near the rezoning area include Fordham University to the east and Montefiore Hospital 
to the northwest. New York Botanical Garden, the Williamsbridge Oval, Bronx Park and 
the Mosholu Parkway represent some of the major open spaces in the area. Access to the 
Bronx Park, in particular, from the west is limited to a street-end access point at East 
204th Street. Webster Avenue is the spine connecting these neighborhoods and 
institutions, however, most of the uses along Webster Avenue close in the off-hours and 
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provide only limited local services for residents, workers and visitors to the area. By 
allowing a wider range of use and requiring active ground-floor uses with ample 
windows and street trees, the proposed action will allow redevelopment of the corridor 
into a more inviting pedestrian-friendly corridor with a greater array of services for 
residents, workers and visitors to better connect surrounding institutions, parks and 
neighborhoods. 
 

� Beautifying Webster Avenue by improving the streetscape and eliminating unattractive 
development 

 
Webster Avenue is a wide street (100’) throughout the rezoning area.  Development 
along the corridor is mixed and includes many auto-related and open uses and 
warehouse-type buildings which have created an inconsistent lifeless streetscape and a 
dearth of regular pedestrian traffic and street trees. The proposed action would require 
active ground-floor uses with ample windows along Webster Avenue and create a 
consistent and strong street wall to match the wide street.  Street trees would be 
required of new development to help transform Webster Avenue into an inviting 
pedestrian-friendly neighborhood corridor.   
 
2.5 Existing and Proposed Zoning 
 

Existing Zoning 
 

The study area is predominantly zoned with either C8-2 or R7-1 districts, as shown on 
Figure 2.0-3.  The C8-2 district covers much of the Webster Avenue corridor, and has 
contributed significantly to the corridor’s existing development character.  The 
neighborhoods of Bedford Park and Norwood are zoned R7-1, a medium-density 
residential district.  Commercial uses in the R7-1 district are permitted where there is a 
C1-3 or C2-3 commercial overlay. The R8 district which permits high density residential 
development applies to a portion of one block in the Webster Avenue Corridor and 
portions of two blocks in the Bedford Park neighborhood. 
 
C8-2 
 
The C8-2 commercial district permits development with a maximum Floor Area Ratio 
(FAR) of 2.0 for commercial use and 4.80 for community facilities.  Characterized as a 
heavy-commercial district, typical uses include automotive service shops and light 
industrial facilities.  Parking for typical low-volume retail use is one space for every 400 
square feet (sf) of developed commercial space, although lots utilized for automobile-
related uses generally reserve more space for temporary auto storage and repair work. 
C8 zoning districts are often mapped along elevated train lines, where noise generated 
by the train and lack of light from the elevated structure itself make the area less 
desirable for residential uses and more acceptable for generally noisy heavy-commercial 
uses.  The Third Avenue elevated line formerly ran above Webster Avenue until its 
demolition in 1973.  Despite the dismantling of “the El,” no updates were made to the 
zoning map at the time.  The resulting development character can be attributable to C8 
zoning that blankets much of the corridor. 
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R7-1 
 
The R7-1 district permits residential uses only, with a maximum residential FAR of 3.44 
(4.0 on wide streets, 3.44 on narrow streets when Quality Housing rules are utilized), 
unless mapped with a commercial overlay.  Building heights are determined by the sky 
exposure plane.  Typical R7-1 buildings average five-to-six stories, although building 
heights can reach as high as 14 stories.  Commercial facilities can be developed with a 
maximum FAR of 4.80.  Buildings within R7-1 districts are required to provide parking 
for 60 percent of the dwelling units (50 percent when Quality Housing rules apply). 
 
R8 
 
The R8 district covers only portions of three blocks in the rezoning area. The district has 
been mapped primarily along Grand Concourse (west of the rezoning area) and south of 
Mosholu Parkway and extends into a few blocks within the rezoning area. While the 
high density R8 district serves well on these major corridor, the areas within the 
rezoning which fall under this district front on narrow streets and are primarily 
developed with detached and semi-detached row houses. The R8 districts permits 
residential use only with a maximum residential FAR of 6.02. Under height factor 
regulations the building must fit into the sky-exposure plane. Parking is required for 
40% of the dwelling units. In R8 districts, building can range from mid-rise 8 - 10 story to 
much taller buildings which can be as high as 17 stories. Under the quality housing 
option, the maximum FAR allowed in R8 district on a wide street is 7.2.  The base height 
is required to be a minimum of 60’ and a maximum of 80’ before setback and the 
building height is capped at 105’ on a narrow street and 120’ on a wide street. Parking 
requirements are same as for height factor buildings.  
 
C4-4 
 
C4-4 districts are major commercial centers located outside of the central business 
districts.  C4-4 districts allow department stores, theaters, and other commercial uses 
that serve a larger area.  The commercial FAR is 3.4.  Residential FAR ranges from 0.87 to 
3.4.  The community facility FAR is 6.5 (equivalent to R7). This district covers only 
portions of two blocks along East Fordham Road in the rezoning area. 
 
Although some areas along Webster Avenue are mapped with R7 and R8 residential 
zoning districts, the preponderance of C8 zoning in the area has been a detriment to 
residential development.  The absence of residential buildings in the C8 district 
contributes to both the lack of pedestrian traffic and the lack of structural density on 
Webster Avenue.  With Webster Avenue qualifying as a wide street, the corridor has a 
suitable layout to support more of both.  Instead, current development includes a 
substantial amount of vacant lots, little residential development, and an unattractive 
streetscape. 
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C1-3 and C2-3 Overlay 
 
C1-3 commercial overlay districts allow for local retail development within a residential 
district at a maximum FAR of 2.0.  C2-3 districts permit a slightly wider range of retail 
and services with a maximum FAR of 2.0.  Commercial uses in overlay districts must 
always be located below residential uses, and are limited to the first two floors of a 
mixed-use building.  Both C1-3 and C2-3 districts require one accessory parking space 
for every 400 sf of general retail or service uses. 
 
 
Table 2.0-3 provides a summary of the existing allowed density and building form in the 
rezoning area. 

 
Table 2.0-3: Summary of Existing Zoning  

 

Source: New York City Department of City Planning, STV Incorporated, 2010. 
 

  

 EXISTING  ZONING 

Allowed Density (FAR): Building Form: 

Use 
RESIDENTIAL Max. FAR 

COMMERCIAL COMM. 
FACILITY QUALITY HOUSING OPTION 

Zoning 
District 

Height 
factor 

Quality 
Housing 

Inclusionary  
Housing  

Bonus 

 
Max. 
FAR 

Max. 
FAR 

Building base  
(street wall): 

    min.          max. 

Building  
height:  

max. 
R7-1 0.87-3.44 3.44*/4.0** - - 4.8 40’  60’* / 65’ ** 75’ */ 80’** 

R8 0.94-6.02 6.02*/7.2** - - 6.5 60’ 80’* /85’** 105’*/120’** 
C1-3 

overlay - - - 2.0 - - - - 

C2-3 
overlay - - - 2.0 - - - - 

C4-4 0.87-3.44 3.44*/4.0** - 3.4 6.5 40’  60’*/ 65’ ** 75’ */ 80’** 

C8-2 - - - 2.0 4.8 - - - 
 * narrow street 

** wide street 
 

* narrow street 
** wide street 
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NYC Department of City PlanningSource: NYC Department of City Planning 2010; STV Incorporated

Figure 2.0-3: Existing Zoning
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Proposed Zoning 

 
Zoning Map Amendment and Zoning Text Amendment 
 
The proposed action area can be separated into two distinct sections, with the zoning 
map amendments tailored to achieve the project goals for each.  The first section is the 
Webster Avenue Corridor from the East 193rd Street intersection to an area just north of the 
East 211th Street mapped centerline, located approximately 800 feet north of the East 
Gun Hill Road intersection.  With the proposed zoning map and text changes, DCP 
hopes to achieve a transformation of this corridor from a low-scale commercial district 
to a higher-scale mixed residential/commercial district, featuring housing that serves a 
mix of household incomes. 
 
The second section includes those areas of Bedford Park and Norwood, within a vicinity of 
approximately ¼-mile from Webster Avenue, and currently zoned R7-1, C4-4, R8, C1-3 
and C2-3.  With the proposed zoning map changes, DCP hopes to preserve pockets of 
lower density residential development within these neighborhoods, thereby reducing 
the incentive to replace such housing with larger-scale, higher-density development. 
 
1. Webster Avenue Corridor 
 
The proposed zoning changes, shown on Figure 2.0-4, are as follows: 
 
� Change from C8-2, R7-1, R7-1/C1-3 and R7-1/C2-3 to R7D/C2-4 all or portions of 12 

blocks generally located along the west side of Webster Avenue, north of East 193rd 
Street and south of East 205th St, and portions of 6 blocks generally located along the 
east side of Webster Avenue, north of Bedford Park Boulevard and south of East 
205th Street. 

 
Zoning changes would result in a change in permitted uses and would facilitate new 
residential development along the corridor.  The area is generally characterized by a 
mixture of 1 to 3 story structures and unbuilt lots, containing uses such as automobile 
repair shops, parking facilities and home furnishing stores, amidst scattered residential 
buildings and community service facilities.  The R7D/C2-4 district would permit, as-of-
right, medium-density residential buildings, with first-floor commercial uses mandatory 
in all new development. 
 
The R7D/C2-4 district permits residential, commercial, and community facility 
development with a maximum Floor Area Ratios (FAR) of 4.20, 2.00, and 4.20 
respectively.  The Inclusionary Housing program would be applied to the area; 
maximum residential FAR in the R7D district can be increased to a maximum of 5.60 
within the underlying contextual height and bulk regulations.  New development must 
be built within a contextual envelope, requiring a 60- to 85-foot street wall before an 
allowable setback and having a maximum building height of 100 ft. 
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� Change from C8-2 to C4-5D a portion of one block located along the east side of 
Webster Avenue, north of the East 195th Street intersection and south of Bedford 
Park Boulevard. 

 
Zoning changes would result in a change in permitted uses and would facilitate new 
commercial and/or residential development along the corridor.  This area is 
characterized by multiple unbuilt lots and a few 1 to 2 story structures.  The unbuilt lots 
are utilized for parking, while the existing structures contain a variety of uses, including 
a supermarket, restaurant, warehouse and offices space.  The C4-5D district would 
permit commercial and residential development, but would limit the commercial use 
types, precluding the semi-industrial uses that commonly exist along the corridor. 
 
The C4-5D district permits residential, commercial, and community facility development 
at a maximum FAR of 4.20 for each.  The Inclusionary Housing program would be 
applied to the area; maximum residential FAR in the R7D district can be increased to a 
maximum of 5.60 within the underlying contextual height and bulk regulations.  New 
development must be built within a contextual envelope, requiring a 60- to 85-foot street 
wall before an allowable setback and having a maximum building height of 100 ft. 
 
� Change from C8-2 to C4-4 portions of four blocks generally located along Webster 

Avenue, north of the prolongation of East 210th Street and south of the prolongation 
of East 211th Street. 
 

The C4-4 district permits commercial development at a maximum FAR of 4.00.  
Residential and community facility development is also permitted at a maximum FAR of 
4.00 (under Quality Housing rules) and 6.50, respectively (see Table 2.0-4a below).  
Zoning changes would result in a change in permitted uses and would facilitate new 
commercial development along the corridor, while also permitting residential uses.  This 
area is characterized by one- to three- story structures and numerous unbuilt lots.  A 
large automobile dealership occupies multiple lots just north of East Gun Hill Road.  
Other commercial uses include smaller auto repair shops, some retail or neighborhood 
services and a detached McDonald’s restaurant.  A small row of residential buildings 
exists north of the auto dealership, while several lots in the area remain unbuilt.  The C4-
4 district would permit commercial and residential development, but would limit the 
commercial use types, again precluding the semi-industrial uses that commonly exist 
along the corridor. 

 
� Change from C8-2 to R7B portion of one block generally located along the west side 

of Webster Avenue and south of East Gun Hill Road. 
 
The R7B district permits residential and community facility uses with a maximum FAR 
of 3.0.  Base heights are required to be between 40 and 60 feet, and the maximum 
building height is 75 feet after a setback from the street.  This typically produces six- to 
seven-story buildings. One parking space is required for 50% of residential units. 
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The bulk regulations for the proposed districts in the Webster Avenue Corridor are 
given in Table 2.0-4a below. 
 

Table 2.0-4a: Summary of Proposed Zoning Bulk and  
Scale Requirements - Webster Avenue Corridor 

Allowed Density (FAR): Building Form: 

Use RESIDENTIAL COMMERCIAL COMM. 
FACILITY MANU. Bulk Controls 

Underlying 
Zoning 
District 

Base  
FAR 

Inclusionary  
Housing  

Bonus 
Max. 
FAR 

 
Max. 
FAR 

Max. 
FAR 

Max. 
FAR 

Building base 
(streetwall): 

min.          max. 

Building 
height: 

max. 

R7B - - 3.0 - 3.0 - 40’ 60’ 75’ 

R7D  4.2 1.4 5.6 - 4.2 - 60’ 85’ 100’ 

C2-4  
overlay * - - - 2.0 - - - - 

C4-4 0.87 - 3.44/4.0 * 3.4 6.5 -   

Sky 
Exposure 
Plane / 

80’ * 

C4-5D * 4.2 1.4 5.6 4.2 4.2 - 60’ 85’ 100’ 

C8-2 - - - 2.0 4.8 -  60’ 
Sky 

Exposure 
Plane 

* would require 
that all ground 
floor uses be 
non-residential 

* with Quality Housing Program   * with Quality Housing Program 

Source: New York City Department of City Planning, STV Incorporated, 2010. 
 
 
2.  Bedford Park and Norwood Neighborhoods 

 
� Change from R7-1, R7-1/C1-3, R8, R8/C2-3, and C4-4 to R4A, R5A, R5B, R6B, R7B, 

R7B/C1-3, R7A, and R8/C2-4 portions of 40 blocks generally located northwest of 
Webster Avenue, northeast of Fordham Road, southeast of Valentine Avenue, 
southwest of East 202nd Street, and west of Mosholu Parkway South. 

� Change from R7-1 and R7-1/C1-3 to R5A, R5B, R6B, R7B, R7A, and R7A/C1-3 
portions of 29 blocks generally located northwest of Webster Avenue, east of 
Mosholu Parkway North and Rochambeau Avenue, and south of East Gun Hill 
Road. 

� Change from R7-1 to R5A portions of two blocks along Bainbridge Avenue, north of 
East 208th Street and south of East 210th Street. 
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Although zoning changes would not primarily result in changes to permitted uses, 
changes to the permissible bulk and scale of development would take effect.  The R4A, 
R5A, R5B, R6B, R7A and R7B districts require that development adhere to contextual 
regulations.  
 
R4A is proposed for parts of two blocks. The proposed R4A district only permits 
detached single- and two-family residences. The maximum permitted residential FAR is 
0.75 (0.9 with the attic allowance). The maximum community facility FAR is 2.0. The 
minimum lot size would be 2,850 square feet, minimum lot width would be 30 feet and 
the front yard requirement would be 10 feet, but must be as deep as an adjacent yard. 
Two side yards totaling 10 feet would be required. The maximum building height would 
be 35 feet with a maximum 21 foot perimeter wall. One off-street parking space is 
required for each dwelling unit. 
 
R5A is proposed for parts of 15 blocks. The proposed R5A district permits detached 
single- and two-family residences only. The maximum residential FAR would be 1.10 
with a 300 square-foot floor area bonus for a detached garage. The maximum 
community facility FAR is 2.0. The minimum lot size would be 2,850 square feet. The 
minimum lot width would be 25 feet for a one-family and 30 feet for a two-family home. 
Front yards must be at least 10 feet deep and be as deep as an adjacent front yard. Two 
side yards with a total of 10 feet would be required. Maximum building height would be 
35 feet with a 25 foot maximum perimeter wall. One off-street parking space is required 
for each dwelling unit. 
 
R5B is proposed for parts of 24 blocks. R5B allows all housing types. The maximum 
residential FAR is 1.35, and buildings are limited to 33 feet in height, with a 30 foot 
maximum perimeter wall. Front wall lineup is required. Parking must be provided for 
66% of dwelling units. Front yard parking is prohibited, thereby protecting the planted 
front yards that are typical in the proposed R5B districts. 
 
R6B is proposed for parts of 11 blocks. R6B is a typical row house district that includes 
height limits and street wall lineup provisions to ensure that new buildings are 
consistent with the scale of the existing built context.  R6B permits residential and 
community facility uses to a maximum FAR of 2.0.  Building base heights must be 
between 30 and 40 feet, with a 50 foot maximum building height after a setback (10 feet 
on a wide street, 15 feet on a narrow street).  New development in the proposed R6B 
district would be required to line up with adjacent structures to maintain the continuous 
street wall character.  New multifamily residences must provide one off-street parking 
space for 50% of dwelling units, which may be waived if 5 or fewer spaces would be 
required. 
 
R7B is proposed for parts of 41 blocks throughout Norwood and Bedford Park.  R7B 
permits residential and community facility uses with a maximum FAR of 3.0.  Base 
heights are required to be between 40 and 60 feet, and the maximum building height is 
75 feet after a setback from the street.  This typically produces six- to seven-story 
buildings. One parking space is required for 50% of residential units. 
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R7A is proposed for parts of 26 blocks throughout Norwood and Bedford Park. R7A 
permits residential and community facility uses with a maximum FAR of 4.0.  Base 
heights are required to be between 40 and 65 feet, and the maximum building height is 
80 feet after a setback from the street.  This typically produces six- to eight-story 
buildings.  New buildings in R7A districts must be located no closer to the street than a 
neighboring building.  One parking space is required for 50% of residential units. 
 
R7A with C1-3 overlay is proposed on portions of four blocks along Gun Hill road 
between Putnam Pl and Parkside Pl. R7B/C1-3 district is proposed on parts of four 
blocks along East 198th Street and parts of four blocks along East 194th Street. In these 
instances, the existing C1-3 overlay has been reduced in depth to match the existing 
depth of commercial use and to preserve the residential character of the neighborhood.  
When mapped within an R7B or R7A, the C1-3 commercial overlay allows commercial 
retail and office development with a maximum FAR of 2.0.  
 

� Change from R7-1/C1-3 to R5D/C1-4 portions of eight blocks generally located 
along East 204th Street, west of Webster Avenue and east of Bainbridge Avenue, 
and portions of two blocks generally located along the west side of Bainbridge 
Avenue, north of East 204th Street and south of East 207th Street. 

 
The proposed R5D/C1-4 district would preserve the unique lower-scale character of the 
East 204th Street/Bainbridge Avenue commercial corridor. The R5D/C1-4 district 
requires that development adhere to contextual regulations.  The R5D/C1-4 district 
permits development with a maximum residential FAR of 2.0, commercial FAR of 1.0, 
and community facility FAR of 2.0.  The maximum allowable building height is 40 feet.  
The C1-4 overlay district requires the provision of one parking space per 1,000 square 
feet of general retail and service uses.  
 

� Change from R7-1/C1-3 to R7A/C1-4 portions of three blocks, generally located 
at the intersection of Bedford Park Boulevard and Decatur Avenue, and portions 
of two blocks generally located on the east side of Bainbridge Avenue, north of 
East 204th Street and south of East 207th Street. 

� Change from R7-1/C2-3 to R7A/C2-4 portions of two blocks, generally located on 
East 193rd Street, west of Decatur Avenue and east of Marion Avenue.  

� Change from R7-1/C2-3 to R7B/C2-4 portions of two blocks, generally located 
along Bainbridge Avenue, north of East 207th Street and south of Van Cortlandt 
Avenue East. 

 
This zoning change would not result in a change to permissible uses.  However, changes 
to the permissible bulk and scale of development and a change in commercial parking 
requirements would take effect.  When mapped within an R7B or R7A, C1-4 and C2-4 
commercial overlay districts permit commercial retail and office uses to a maximum 
FAR of 2.0. Both the C1-4 and C2-4 overlay districts require the provision of one parking 
space per 1,000 square feet of general retail or service uses.  
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� Change of commercial overlay from R8/C2-3 to R8/C2-4 on portion of a block 
generally located along Webster Avenue, north of East 201st street, south of 
Mosholu Parkway and east of Decatur Ave.  

 
The underlying R8 zoning would remain on this block. The change in the commercial 
overlay would ensure consistency in the commercial uses and the associated parking 
requirements along Webster Avenue.  C2-4 overlay districts require the provision of one 
parking space per 1,000 square feet of general retail or service uses. 
 

� Change from C4-4 to R4A on portion of one block on the east side of Marion 
Avenue south of East 193rd Street.  

� Change from C4-4 to R7B is proposed for portion of one block on the west side of 
Marion Avenue south of East 193rd Street. 
 

The zoning change would only allow residential development on these blocks while the 
current C4-4 zoning designation allowed commercial development. The proposed zones 
would preserve the residential nature of these portions characterized by detached one-
two story houses and multi-family apartment buildings. 
 
Bulk and scale requirements in the R4A, R5A, R5B, R6B, R7A, R7B districts and C1-3, 
C1-4, C2-4 overlays are displayed in Table 2.0-4b. 
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Table 2.0-4b: Summary of Proposed Zoning Bulk and  
Scale Requirements - Bedford Park and Norwood Neighborhoods 

Allowed Density (FAR): Building Form: 

Use RESIDENTIAL COMMERCIAL COMM. 
FACILITY 

INDUS-
TRIAL Bulk Controls 

Underlying 
Zoning 
District 

Base  
FAR 

Inclusionary  
Housing  

Bonus 
Max. 
FAR 

 
Max. 
FAR 

Max. 
FAR 

Max. 
FAR 

Building base 
(streetwall): 

min.          max. 

Building 
height: 

max. 

R4A  - - 0.75 - 2.0 - - 21’ 35’ 

R5A - - 1.1 - 2.0 -  25’ 35’ 

R5B  - 1.35 - 2.0 -  30’ 33’ 

R5D  - 2.0 - 2.0 - not required 40’ 

R6B  - 2.0 - 2.0 - 30’ 40’ 50’ 

R7A - - 4.0 - 4.0 - 40’ 65’ 80’ 

R7B - - 3.0 - 3.0 - 40’ 60’ 75’ 

R8 0.94-
6.02 - 6.02*/

7.2** - 6.5 - 60’ 80’*/ 
85’** 

105’*/120’
** 

C1-3, C1-4, 
C2-4  

Overlays 
- - - 2.0 - - - - - 

 

Under Quality Housing 
Option on  
* narrow street 
** wide street 

 

    
Under Quality Housing Option on  
* narrow street 
** wide street 

 

Source: New York City Department of City Planning, STV Incorporated, 2010. 
 
 
Zoning Text Amendment:  Establish Inclusionary Zoning along Webster Avenue 
 
The proposed zoning text amendment would apply the Inclusionary Housing program 
within the R7D and C4-5D districts along Webster Avenue in Bronx Community District 
7.  For residential development that does not participate in the Inclusionary Housing 
program, the maximum FAR would be limited to a base FAR of 4.2.  Under the 
Inclusionary Housing program, a development providing affordable housing is eligible 
for a floor area bonus within the underlying contextual height and bulk regulations.  
Developments could qualify for a maximum FAR of 5.6 by providing 20 percent of the 
residential floor area in the development as permanently affordable housing for income-
limited households. Affordable units can be provided either on-site or off-site. Off-site 
affordable units must be located within Community District 7 or within a half-mile of 



Webster Avenue Rezoning EAS 
New York City Department of City Planning  

Project Description   Chapter 2.0                                   
2.0-33 

the site receiving the floor-area bonus. Other city, state and federal housing finance 
programs may be used to provide further assistance in creation of affordable units. The 
combination of a zoning bonus with housing programs would establish a powerful 
incentive for the development and preservation of affordable housing in Bedford Park 
and Norwood.  FAR base and bonus levels are presented in Table 2.0-5. 
 
 

Table 2.0-5: Inclusionary Housing Base and Bonus  
Floor Area Ratios in the R7D and C4-5D Districts 

 
Zoning District 

Inclusionary Housing 
Base Residential FAR 

 
FAR Bonus 

Inclusionary Housing 
Max. Residential FAR 

R7D 4.2 1.4 5.6 
C4-5D 4.2 1.4 5.6 

Source: New York City Department of City Planning, 2009.
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Figure 2.0-4: Proposed ZoningMajor Zoning Classifications
R - Residential District
C - Commercial District
M - Manufacturing District Webster Avenue Rezoning
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2.6  Reasonable Worst-Case Development Scenario 
 
Projected Development Scenario  
 
CEQR considers the long term and short term effects of actions.  For area-wide 
rezonings not associated with a specific development, the foreseeable future is generally 
considered to be a ten-year build-out period.  This is assumed to be the length of time 
over which developers would act on the change in zoning and the effects of the 
proposed action would be felt. 
 
The future with the action (with-action or build) scenario therefore identifies the amount, 
type, and location of development that is expected to occur by 2020 as a result of the 
proposed action.  The future without the action (no-action or no-build) scenario identifies 
similar development projections for 2020 absent the proposed action.  The incremental 
difference between the build and no-build scenarios serves as the basis for the impact 
analyses. 
 
To determine the development scenarios, standard methodologies have been used 
following CEQR Technical Manual guidelines and employing reasonable, worst-case 
assumptions.  These methodologies have been used to identify the amount and location 
of future residential, commercial, and community facility growth.  In projecting the 
amount and location of new development, several factors have been considered, 
including known development proposals, current market demands, past development 
trends, and DCP soft site criteria, described below, for identifying likely development 
sites.  Generally, for area-wide rezonings, which create a broad range of development 
opportunities, new development can be expected to occur on selected, rather than all, 
sites within a rezoning area.  The first step in establishing the development scenarios 
was to identify those sites where new development could reasonably be expected to 
occur. 
 
Framework for Analysis:  Webster Avenue Rezoning Area  
 
In identifying the Reasonable Worst Case Development Scenario (RWCDS), a general set of 
criteria was established and all sites that met the criteria were identified.  Area specific 
criteria were also developed to further identify projected and potential development sites. 
The RWCDS is limited to the Webster Avenue rezoning area (hereafter referred to as 
“the rezoning area”) where development is expected to be facilitated by the proposed 
action.  The rezoning of the Bedford Park and Norwood neighborhoods is a contextual 
rezoning that is not intended to facilitate development. 1  Accordingly, the remainder of 
the EAS, aside from the Project Description and Land Use, Zoning and Public Policy 

1  Block 3291, Lot 1 (Mount Saint Ursula Academy) and Block 3280, Lots 7 and 13 (residential on Decatur 
Avenue between Bedford Park Boulevard and East 201st Street) in the Bedford Park neighborhood do not 
meet the soft site criteria (school use and multi-family use, respectively) despite a modest increase in FAR 
under the proposed zoning and therefore have been excluded from the development scenario analysis.  
Block 3281, Lot 77 (residential development on Webster Ave between Mosholu Parkway and E 201st St) does 
not meet the soft site criteria because it is currently developed with multi-family use with ground floor and 
the only proposed change is the change of commercial overlay from C1-3 to C2-4.  
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sections, which include a description and qualitative analyses of the Bedford Park and 
Norwood Neighborhood rezoning areas, focuses the density based and site-specific 
analysis on the Webster Avenue Corridor. 
 
General Criteria for Development Sites 
 

� Lots with a total size of 5,000 square feet or larger (may include potential 
assemblages totaling 5,000 square feet, if assemblage seems probable) occupied 
by buildings with floor area ratios (FAR) equal to or less than half of the 
proposed maximum permitted FAR. 

 
Projected development sites meet the aforementioned criteria and are not hampered by 
additional limitations, which will be explained next.  Development of projected sites is 
expected in the foreseeable future. 
 
The following criteria were used to further categorize soft sites as potential development 
sites, which are seen as less-likely to develop in the foreseeable future: 

� Lots upon which the majority of floor area is occupied by active businesses.  
Auto-related uses will not qualify under this criteria due to the nature of the 
proposed rezoning itself (i.e., changing from a heavy commercial to a residential 
district) 

� Lots which contain businesses that provide valuable and/or unique services to 
the community 

� Lots utilized by storefront houses of worship (i.e., houses of worship that utilize 
buildings for which the existing use was not necessarily intended) 

� Lots containing one- and two-family residential buildings that are not in 
disrepair 

� Highly irregular lots or otherwise encumbered parcels that would make 
development difficult 

 
The following uses and types of buildings that meet these criteria were not included in 
the development scenario because they are very unlikely to be redeveloped as a result of 
the proposed rezoning: 
 

� New York City parkland 
� New York City- or State-owned or –leased properties 
� Lots containing existing or proposed public or private schools for which schools 

are the primary use; also, any lots within 400 feet of a proposed school of this 
type 

� Lots utilized for public transportation and/or utilities 
� Lots containing new or recent development (developed within the last five years) 
� Lots containing multi-family (six or more dwelling unit) residential buildings 
� Lots with proposed buildings or buildings currently undergoing construction 

that conform to the proposed zoning district use standards 
� Lots containing businesses which have recently undergone extensive investment 

(within the last five years) 
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� Lots for which the existing topography within or surrounding the site would 
make development unlikely 

 
Additional assumptions were made in developing the RWCDS: 
 

� The average dwelling unit size is assumed to be 1,000 sf, reflecting the type of 
units currently being constructed in this area 

� Ground floor commercial totals assume that 15 percent of the floor area is 
reserved for circulation and mechanical space 

� All new required accessory parking is assumed to be located below grade level 
 
2.7  The Future Without The Proposed Action Condition (No-Build Scenario) 
 
In the future without the proposed action, given the current zoning and commercial and 
residential housing trends in the area, it is anticipated that the proposed project area 
would experience moderate growth in commercial uses and modest growth in 
residential uses along Webster Avenue.  A total of 24 sites were identified to be 
projected development sites.  Most of the projected growth is expected to represent a 
range of commercial uses including auto-related services, storage and parking facilities, 
office space, and some retail stores.  Some growth is expected in housing, as 219 
dwelling units are projected to be developed on those sites within the existing 
residential districts.  
 
Proposed projects that are expected to occur in the area surrounding the rezoning area 
will be included, as appropriate, in the discussion of the future without the proposed 
action condition. General background growth (e.g. population, traffic etc.) will be 
applied when analyzing future development without the proposed action. The following 
is a list of known projects that will be considered in the analysis of the future without 
the proposed action. Projects generally within one-half mile of the rezoning area were 
considered. In addition to development anticipated for projected development sites, 
three additional properties will be redeveloped in the rezoning area by 2020.  McSam 
Hotel Development will comprise a five-story multi-family residential building at 3070 
Webster Avenue, a bulk and height typical for apartment buildings in the area; this 
development will replace two existing vacant lots.  The Doe Fund Affordable Housing 
will be constructed at 3349/3365 Webster Avenue, replacing an existing parking lot; this 
eight-story building will be in keeping with the context of other bulky apartment 
buildings in the area.  The third project, a primary intermediate school, will be a five-
story building constructed at 3177 Webster Avenue, which will replace an existing 
parking lot.    
 
Nine other developments are anticipated within ¼-mile of the rezoning area, comprising 
residential development almost exclusively.  Most of these new buildings will provide 
new housing targeted at low-, moderate- and middle-income families, seniors, and 
formerly homeless, though three buildings will provide market-rate housing.  Most of 
these will be six stories or less in height, typical for many apartment buildings in the 
area. 
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Three of these projects would be constructed adjacent to the rezoning area.  Webster 
Avenue Residential Development will entail the construction of the tallest building of 
the group, at 13 stories, just north of the proposed rezoning area, on the east side of 
Webster Avenue (3556 Webster Avenue).  Though not as tall, the Decatur Terrace 
Apartments would be constructed just west of the rezoning area at 3322 Decatur 
Avenue, situated at the notably higher elevation than the rezoning area.  A modest six-
story building, Decatur Green will be constructed adjacent to the western edge of the 
rezoning area at 2668 Decatur Avenue.   
 
2.8  The Future With the Proposed Action Condition (Build Scenario) 
 
In the future with the proposed action, higher density residential development is 
expected to occur along Webster Avenue, with a change in the types of commercial uses 
also expected to take place.  The proposed action could result in the development of 
approximately 738 additional dwelling units under the build scenario as compared to the 
no-build scenario.  Approximately 191 of these units are expected to be affordable units, 
resulting from the application of Inclusionary Housing rules.  These estimates are based 
on the above soft-site criteria and the available sites within the rezoning area. 
  
DCP identified 24 projected development sites likely to be developed by 2020 (see Table 
2.0-6a and Figure 2.0-5).  In addition, there are 25 potential development sites that are 
considered less likely to be developed than the projected sites over the ten-year analysis 
period. 
 
The 24 projected development sites currently have ten dwelling units, 144,129 sf of 
commercial uses (of which 84,238 sf are primarily auto-related and storage uses), and 
3,000 sf of community facility space.  In the future without the proposed action (no-
build), as-of-right development is expected to occur on these sites.  The no-build 
program is expected to consist of 219 dwelling units, 451,694 sf of commercial uses (of 
which 168,999 sf would be expected to be primarily auto-related and storage uses), and 
40,164 sf of community facility space. 
 
The total development expected to occur on the projected development sites under the 
build conditions would consist of 957 dwelling units, 434,141 sf of commercial space, and 
47,946 sf of community facility space.  The commercial space is expected to include 
153,581 sf of primarily retail commercial development, 34,100 sf of restaurant 
development, 144,978 sf of office space, and 90,847 sf of parking garage area.   
 
New residential construction is projected in the R7D and C4-5D districts along Webster 
Avenue.  Most of this residential development is projected to occur in the R7D district.  
Commercial development would be distributed along the Webster Avenue corridor with 
the highest concentration of commercial uses, especially office space, occurring in the 
C4-5D district.  It is projected that parking garages would be developed in the C4-4 
district near the Webster Avenue/East Gun Hill Road intersection, and within proximity 
to the Bronx River Parkway interchange, the Williamsbridge Metro-North Railroad 
station, and the 2/5 subway train. 
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Key factors in anticipating a significant increase in new residential development include 
the introduction of residential uses in the areas along Webster Avenue currently zoned 
C8-2, where residential development is currently not permitted, through the 
introduction of the R7D district, which permits medium- to high- density residential 
development.  Other factors include this area’s proximity to mass transit, especially at 
the Fordham Road transit hub, and the existence of large institutions in the area, 
including Fordham University, the New York Botanical Garden, and Montefiore 
Medical Center. 

The locations of the projected and potential development sites are shown on Figure 2.0-
5. Development scenario data for the future without the proposed action, future with the 
proposed action, and incremental net change in development for projected and potential 
development sites are presented in Table 2.0-6a and Table 2.0-6b respectively.  
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3.0 PROBABLE IMPACTS OF THE PROPOSED ACTION 

3.1 LAND USE, ZONING, AND PUBLIC POLICY 

INTRODUCTION  

The proposed action would not result in significant adverse land use impacts and would 
be consistent with zoning and public policies in Bedford Park, Norwood, and adjacent 
areas.  The proposed rezoning area is currently occupied by commercial, residential, 
mixed-use buildings, community facilities, parking facilities, vacant lots, and 
transportation and utility uses.  By 2020, with the proposed action, higher density 
residential development and larger scale ground-floor commercial development along 
Webster Avenue would be expected to occur throughout the rezoning area, along with 
the preservation of low-density development in the residential neighborhoods of 
Bedford Park and Norwood located adjacent to Webster Avenue.  The proposed zoning 
changes would both permit new mid-density mixed residential and commercial districts 
along Webster Avenue, and preserve pockets of lower-density residential development 
within the Bedford Park and Norwood neighborhoods to address the replacement of 
such lower-scale housing with larger-scale, higher-density development.  The proposed 
action would result in significant changes to land use and zoning, but not in significant 
adverse impacts.   

A detailed assessment of land use, zoning, and public policy is appropriate if an action 
would result in a significant change in land use or would substantially affect regulations 
or policies governing land use.  While the anticipated changes would be significant, they 
would not be expected to result in significant adverse land use impacts.  The land use, 
zoning, and public policy analysis examines both the Webster Avenue corridor rezoning 
area and the Bedford Park and Norwood rezoning area.  
 
The RWCDS is limited to the Webster Avenue rezoning area where development is 
expected to be facilitated by the proposed action (see the Project Description, Chapter 1, 
Section 2.6 “Reasonable Worst Case Development Scenario”).  The rezoning of the 
Bedford Park and Norwood neighborhoods is a contextual rezoning that is not projected 
to facilitate development.   
 
The majority of the Webster Avenue rezoning area is located within an existing C8-2 
zoning district, which has contributed significantly to the corridor’s existing 
development character.  The Third Avenue Elevated railway line formerly ran above 
Webster Avenue until its demolition in 1973.  C8 zoning districts are often mapped 
along elevated railway lines, where noise generated by the train and lack of light from 
the elevated structure make the area less desirable for residential uses and more 
acceptable for generally noisy heavy commercial uses.  Despite the dismantling of the 
Third Avenue Elevated, no updates were made to the zoning map at the time.  The 
resulting development character of the Webster Avenue corridor can be attributed to the 
C8 zoning that is mapped over much of the Webster Avenue corridor.   Because of 
Webster Avenue’s existing zoning for heavy commercial uses, Webster Avenue lacks the 
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development density of the adjoining neighborhoods, and is lined with numerous 
underdeveloped lots and vacant properties.  This pattern is expected to remain in the 
future without the proposed action.  The proposed mixed-use residential and 
commercial development generated by the proposed action would maximize the 
development potential of this important corridor in the Bronx.     
 
The zoning in Bedford Park and Norwood was established in 1961 as R7-1, a mid-
density residential district with no height limits or street-wall requirements. Bedford 
Park and Norwood are developed with a mixture of mid-rise 5- to 7-story apartment 
buildings and pockets of smaller-scale detached, attached, and semi-detached homes.  In 
recent years, both communities have seen redevelopment of multiple smaller homes 
with taller out-of-scale apartment buildings.  This pattern is expected to remain in the 
future without the proposed action. 
 
Under CEQR Technical Manual guidelines, an assessment of zoning is typically 
performed in conjunction with a land use analysis when the action would change the 
zoning on the site or result in the loss of a particular use.  Similar to zoning, assessment 
of public policy typically accompanies an assessment of land use.  Under CEQR, a land 
use analysis characterizes the uses and development trends in the study area, and 
assesses whether a proposed action is compatible with or may affect those conditions.    
The proposed action is an application by the New York City Department of City 
Planning (DCP) for zoning map amendments and a zoning text amendment affecting the 
Webster Avenue corridor (between approximately East 213th and East 193rd Streets) and 
an area west including the Bedford Park and Norwood neighborhoods in the Bronx 
Community District 7.  The rezoning also includes portions of three lots within 
Community District 12.  The rezoning would include all or portions of approximately 80 
blocks generally bounded by East Gun Hill Road to the north, East Fordham Road to the 
south, the Metro-North Railroad Harlem Line to the east, and Valentine and 
Rochambeau Avenues to the west.  The proposed zoning text amendment would 
establish the Inclusionary Housing Program in the proposed R7D and C4-5D districts 
within the rezoning area.   
 
The directly affected rezoning area of the Webster Avenue corridor is located adjacent to 
and west of the Metro-North Railroad Harlem Line; it is approximately 1.75 miles from 
its northern to southern ends.  The rezoning proposal involves changing the existing R7-
1, C8-2, and C4-4 zoning districts within the rezoning area to R7D, C4-4, C4-5D, and R7B 
zoning districts.  A new C2-4 commercial overlay would be mapped within the R7D 
district.  The existing C8-2 zoning of the lots on the east side of Webster Avenue, 
approximately south of East Gun Hill Road to north of East 205th Street, would be 
unaffected.   
 
The proposed action also includes a zoning map amendment changing all or portions of 
approximately 69 blocks within the Bedford Park and Norwood neighborhoods within 
an approximate ¼-mile west of Webster Avenue.  The proposed zoning change would 
result in a change from R7-1, R8, and C4-4 zoning districts to contextual districts R4A, 
R5A, R5B, R5D, R6B, R7A, and R7B.  Commercial overlays would be changed from C1-3 
and C2-3 to C1-4 and C2-4 within the R5D, R7A, and R8 districts and in places the 
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mapped depth of commercial overlays would be reduced to match the existing 
commercial development.   
 
The proposed action would result in an incremental (net) change in development at the 
24 projected development sites (as compared to the future no-action scenario) of 738 
housing units (including 191 affordable housing units) and a net increase of 36,844 sf of 
commercial retail space, 10,625 sf of FRESH supermarket space, 24,169 sf of restaurant 
space, 16,573 sf of office space, and 7,782 sf of community facility space, and net 
decreases of 27,612 sf of hotel space and 78,152 sf of automotive-related, storage and 
other space.    
 
The goal of the proposed action is to transform the Webster Avenue corridor from a low-
density commercial district to a mid-density mixed residential and commercial district, 
featuring housing that serves a mix of household incomes.  Overall, the proposed action 
would provide opportunities for mid-density residential development along Webster 
Avenue, require active ground floor uses in most new residential buildings along 
Webster Avenue, and preserve the low density development adjacent to Webster 
Avenue in the neighborhoods of Bedford Park and Norwood.  As the proposed action 
includes zoning map and text amendments and is expected to result in changes to land 
use, an assessment of its effects on land use, zoning, and public policy is warranted.  
 
BACKGROUND AND DEVELOPMENT HISTORY  
 
The study area mainly comprises the eastern edge of two Bronx neighborhoods, Bedford 
Park and Norwood, and is centered on a major north-south thoroughfare, Webster 
Avenue.  Until its demolition in 1973, the Third Avenue Elevated formerly ran above, 
and physically dominated, Webster Avenue.  While the Webster Avenue corridor is 
primarily commercial with adjoining residential blocks, the broader area has also been 
shaped by the presence of long standing institutions and expansive land uses, including 
Fordham University, the Bronx Park and New York Botanical Garden, and Woodlawn 
Cemetery. 
 
Although industrial activity occurred in the early 19th century in the Bronx’s 
southernmost portion, the Bronx remained primarily rural from the late 18th to the 
middle of the 19th century.  Farms predominated, interspersed with estates built by 
wealthy New Yorkers.  
 
Settlement in the Bronx largely followed the development of accessible public 
transportation.  The region’s first railroad, the New York & Harlem, bridged the Harlem 
River a bit west of then Boston Post Road (present day Third Avenue) reaching Fordham 
in 1841 and White Plains in late 1844.  In 1851, a new line was completed to Port Morris, 
by then a much promoted would-be entry port north of the Harlem River.1 
 
Irish immigrants moved to the Bronx after 1840, many finding employment in the 
building of the Croton Aqueduct, the New York & Harlem Railroad, and the Hudson 

1  Gonzales, Evelyn, The Bronx, New York: Columbia University Press, 2002, p. 11. 
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River Railroad.  An influx of German farmers followed the German Revolution of 1848. 
From 1850 to 1860, the area’s population nearly doubled and urbanization rapidly 
continued.2 
 
Throughout the years of village ward and borough status, Bronx interests were tied with 
those of Manhattan.  The towns of Morrisana, West Farms, and Knightsbridge became 
the Twenty-third and Twenty-fourth wards of New York City on January 1, 1874, with 
residents of both New York City and the three towns having voted the preceding 
November for annexation.  Reflecting the perception of city residents who viewed the 
wards as an appendage of Greater New York, the new wards were thereafter referred to 
as the “Annexed District” whereas residents of the newly acquired wards preferred the 
name “North Side.”3 
 
Originally farmland outside of the town of Kingsbridge, Bedford Park became settled in 
the mid- to late-19th century.  The neighborhood’s development coincided with the 
popularity of the nearby Jerome Park Racetrack.  The Norwood area first experienced 
notable growth in the late 19th century.  When the Jerome Park Racetrack was 
demolished in 1890 for the development of the Jerome Park Reservoir, the area became 
settled with new immigrants, many of Irish descent, who contributed to the reservoir’s 
construction.  Bedford Park and Norwood were included within the territory annexed to 
the City of New York in 1874, along with the nearby towns of Kingsbridge and West 
Farms.  
 
Owners of land east of the Bronx River called for the annexation of the towns of 
Westchester and portions of Eastchester and Pelham.  These demands resulted in 
annexation in 1895; the subsequent 1897 Charter of Greater New York created the 
Borough of the Bronx from the former halves of lower Westchester.  With the 
incorporation of the City of Greater New York in 1898, the annexed communities 
became part of the newly established Borough of the Bronx.4 
 
As Manhattan grew from a million residents in 1875 to almost two million in 1900, Bronx 
interests waged a propaganda campaign to attract residents.  Both the North Side Board 
of Trade and the Taxpayers Alliance published newspaper supplements boosting the 
borough.5   
 
The development and improvement of the New York City mass transit system was 
strongly responsible for the growth of the Bronx, and the exodus of Manhattan residents 
to the Bronx was clearly a result of the expansion of affordable public transit into the 
Bronx.  The Third Avenue Elevated was expanded from Manhattan to the Bronx in the 
early 20th century, eventually running above Webster Avenue and reaching Bronx Park 
in 1902.  By 1905, half of the borough’s population lived in census tracts serviced by the 
Third Avenue Elevated.  The final expansion of this elevated railway line was completed 

2  WPA Guide, p. 514 
3 WPA, p. 514; Gonzales, p. 17 
4 WPA: p. 514; Gonzales pp. 80-81 
5 Gonzalez p. 82-83 
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in 1920, continuing above Webster Avenue until reaching its terminus along Gun Hill 
Road. 
 
During the following ten years, the first subway spurred an almost tripling of the 
population along the 149th Street-Westchester Avenue-Southern Boulevard route, part of 
the current No. 2 IRT line.  The development of the subway system, and its expansion 
into the area, also had its effect spurring an almost tripling of the population along the 
elevated railway line.6 
 
Another round of subway construction between 1915 and 1930 brought population 
increases from 200 to 600 percent along the viaduct routes of the Broadway, Jerome 
Avenue, White Plains Road, and Pelham Bay lines (present 1, 4, 2, and 6 trains) and 
made the Bronx between the years 1910 and 1920, the fastest growing borough in the 
City of New York.  The Jerome Avenue IRT branch, running as an elevated railway line 
through most of the Bronx, traversed the western portions of Bedford Park and 
Norwood.  By 1920, the borough had a population of 700,000 persons.  Had it been a 
separate city, the Bronx would have been the nation’s ninth largest.  Ten years later, the 
borough’s population had increased to nearly 1.3 million individuals.  With the arrival 
of the “D” train underneath the Grand Concourse, the Bronx continued to gain 
population even in the midst of the great Depression.7  
 
The expansion of public transportation brought about a population boom for both 
Bedford Park and Norwood beginning in the early 1900’s and lasting through the 1930’s.  
Five- to seven-story apartment buildings, often lining whole block fronts, replaced some 
areas of existing one- and two-family detached homes although pockets of lower-density 
detached and row houses remained.  
 
From the 1920s on, government policies encouraged the building of middle class 
apartments.  By 1924, construction of apartment buildings was creating new 
neighborhoods along University, Morris, Bainbridge and Sedgwick Avenues, on Pelham 
and Mosholu Parkways, and on the Grand Concourse.8  Since housing was a reflection 
of social status and standard of living, status-conscious New Yorkers and Bronx 
residents moved from neighborhood to neighborhood and from apartment to 
apartment.  Each boom in development made the earlier housing obsolete, the older 
neighborhoods becoming less desirable and their streets shabbier by comparison.  The 
lower income tenant relied on whatever units were left behind.9 
 
The onset of the Great Depression halted the period of tremendous growth, but 
privately financed apartment buildings continued to be constructed.  By 1940, multi-unit 
communities including Amalgamated Housing, Thomas Gardens, the Shalom Aleichem 
Houses, the Workers Cooperative Colony, Academy Housing, Hillside Homes and Park 

6 Gonzales, p. 83 
7  Gonzalez, p. 83 
8 Gonzales, p. 87 
9 Gonzalez, p. 87 
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Chester had added thousands of middle-income units to the supply of Bronx 
apartments.10  
 
After the Second World War, new housing was built and the demographics changed.  
Construction ranged from; luxury apartment buildings in Riverdale to public housing in 
the southern Bronx.  Long-time residents and returning World War II serviceman 
moved from older housing and neighborhoods in the southern Bronx into privately built 
housing in the northern Bronx, to the other boroughs, and to the suburbs.  In those same 
years, about 17,000 persons, mostly black and Puerto Rican, moved to Hunts Point and 
Morrisania as well as to Melrose, Tremont and Highbridge.11 
 
The funding provided by the Interstate Highway Act of 1956 in tandem with the 
leadership of Robert Moses led to the creation of over 600 miles of highway including 
the Major Deegan Expressway, the Cross Bronx Expressway and the Bruckner 
Expressway linking the Bronx with the rest of the city, providing easier access to 
growing suburban communities while simultaneously displacing residents and 
businesses as a result of roadway construction.12  
 
In the post World War II era, industrial activity in the Bronx would soon begin to 
decline.  By the 1950s, the Bronx and New York City overall rapidly began losing 
industrial jobs.  Between 1969 and 1999, the number of manufacturing jobs in the city fell 
by two thirds.13 
 
While other sections of the Bronx, especially the South Bronx, witnessed a near-complete 
disappearance of one- and two-family detached homes earlier in the century, the 
Bedford Park and Norwood neighborhoods retained pockets of lower-density detached 
and row houses, reflecting the character of an earlier era.  As the population’s ethnic and 
economic base changed in the second half of the 20th century, the development character 
of both Bedford Park and Norwood remained intact.  It is estimated that post-1950 
development accounts for less than 15 percent of the existing development within the 
study area. 
 
The neighborhoods of Bedford Park and Norwood today contain a mixture of detached 
one- to two-family homes, and five- to seven-story pre-World War II apartment 
buildings often found in the more densely populated areas of the Bronx.  The 
neighborhoods are within the proximity of a number of sizable Bronx institutions, 
including Lehman College (public - CUNY), Fordham University (private), and the New 
York Botanical Garden.  The area is served by one of the largest hospitals in New York 
metropolitan area, Montefiore Medical Center in Norwood.  Van Cortlandt Park is 
located to the north of Norwood, and Bronx Park is located east of both the Bedford 
Park and Norwood neighborhoods.  Bronx Park is separated from the neighborhoods by 
the Metro-North Railroad and rezoning area, though connected to them by Mosholu 
Parkway.    

10 Gonzalez, p. 87; Jackson, p. 144-45 
11 Jackson, ed., The Encyclopedia of New York City, New Haven and London: Yale University Press, 1995,  pp. 144-145 
12 Jackson, p. 145; Jackson, ed., Empire City, New York, Columbia University Press, 2002, p. 686 
13 Estey, p. 3 



Webster Avenue Rezoning EAS 
New York City Department of City Planning 

Land Use, Zoning, and Public Policy                                                                                             Chapter 3.1 
3.1-7 

 
LAND USE  

3.1.1 EXISTING CONDITIONS  

The land use assessment considers uses within the entire rezoning area (consisting of the 
Webster Avenue corridor and the Norwood and Bedford Park contextual rezoning 
areas) where the land use effects of the proposed action are direct, and a primary study 
area consisting of the properties within an approximately ¼-mile radius of the 
boundaries of the rezoning area where land use effects are indirect. These study areas 
and land uses are shown on Figures 3.1-1 and 3.1-2.  

The proposed rezoning would affect all or portions of approximately 80 blocks in the 
rezoning study area and the overall neighborhoods of Bedford Park and Norwood.  The 
rezoning study area includes an approximately 1.75-mile stretch of the Webster Avenue 
corridor generally bounded by East 213th Street to the north and East 193rd Street to the 
south.  The primary study area covers an area that extends beyond the rezoning area 
boundaries to include portions of the Grand Concourse, Mosholu Parkway, the Olinville 
neighborhood, Woodlawn Cemetery, Bronx Park and the New York Botanical Garden, 
and the Fordham University Rose Hill Campus.  To the north, east and south, the 
primary study area extends to an approximately ¼-mile radius of the rezoning area in 
order to include major institutions and land uses in the study area (Woodlawn 
Cemetery, Bronx Park, New York Botanical Garden, Fordham University campus, 
Fordham Plaza); and to the west, the primary study area extends to major corridors of 
Grand Concourse and Jerome Avenue which define the neighborhood boundaries. The 
primary study area is generally bounded by Woodlawn Cemetery and East 218th Street 
to the north, East 188th Street to the south, the New York Botanical Garden and Fordham 
University Rose Hill Campus to the east, and Grand Concourse and Jerome Avenue to 
the west.   
 

Rezoning Areas:  Bedford Park/Norwood and Webster Avenue  
 
The assessment of existing conditions focuses on the land uses occupying the Webster 
Avenue rezoning area and the Bedford Park and Norwood rezoning area.  Potential 
impacts of the proposed rezonings in the Bedford Park and Norwood areas are analyzed 
qualitatively in this EAS while impacts from the proposed rezoning of Webster Avenue 
are analyzed herein with a quantitative evaluation of the additional increment of 
development capacity that would be introduced along the corridor.   
 
Bedford Park and Norwood Neighborhoods 
 
Land uses in the Bedford Park and Norwood rezoning area include mid-rise 5- to 7-story 
apartment buildings, low-scale homes, open spaces, the Mount St Ursula school campus, 
and ground-floor and single-story commercial uses on local retail streets.  In Bedford 
Park and Norwood, the majority of lots are developed with multi-family mid-rise 
apartment buildings dating to the first half of the 20th century.  
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The 8.6-acre convent and school campus of Mount St Ursula Academy was established 
in Bedford Park in 1931.  Local commercial services are found on East 194th Street, East 
198th Street, and the eastern portion on Bedford Park Boulevard.  With the exception of 
Bedford Park Boulevard, which is 100’ wide, the streets in Bedford Park are narrow 
(approx. 50’ in width).   
 
The Mosholu Parkway corridor separates the communities of Bedford Park and 
Norwood.  Norwood is also developed with a mixture of low-scale residences and mid-
rise multi-family apartment buildings. East 204th Street is the main local commercial 
street in Norwood.  The street is developed primarily with ground-floor and low-scale 
commercial uses including a grocery store, banks, restaurants, bars, and local services. 
The northern portion of the rezoning area fronts East Gun Hill Road, a major east-west 
corridor in the borough, which is developed with low-scale commercial uses, fast-food 
restaurants and mid-rise apartments with ground-floor commercial uses.  Table 3.1-1 
below gives the distribution of land uses in the Bedford Park and Norwood 
neighborhoods. 
 

Table 3.1-1:  
Existing Land Use within the Bedford Park and Norwood Neighborhood Area 

 

Primary Land Use  # of Lots % Lot Area (sf) % 

One & Two Family Buildings 654 46 1,780,524 26 
Multi-Family Walk Up Buildings 433 30 2,057,827 30 
Multi-Family Elevator Buildings 106 7 1,226,501 18 
Mixed-Use 75 5 433,592 6 
Commercial  62 4 353,137 5 
Community Facilities 41 3 845,872 12 
Warehouse/Industrial 2 0 5,021 0 
Transportation and Utility 1 0 16,477 0 
Parking Facilities 17 1 61,446 1 
Vacant Lots 39 3 142,874 2 
Open Space  3 0 21,557 0 
Other/Miscellaneous 4 0 22,170 0 
TOTAL  1437 100% 6,966,998 100% 
Source: NYC Department of City Planning MapPLUTO 2009 data  
 
Webster Avenue Rezoning Area 
 
Land uses in the Webster Avenue rezoning area include a mix of commercial, 
residential, mixed-use buildings, community facility, parking facilities, vacant lots, and 
transportation and utility uses. 
 
Automotive-related facilities are the predominant commercial use in the Webster 
Avenue rezoning area, typically located in single-story, low-density buildings along 
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Webster Avenue.  Automotive-related facilities include automotive service and repair 
facilities, gas stations, automotive storage lots, automotive sales lots, and a car wash 
facility.  Commercial uses include local retail stores such as restaurants, delis, barber 
shops and hair salons.  Other commercial uses are located throughout the rezoning area 
and include medical offices, commercial offices, home furnishing and supply stores, 
parking facilities, and a large stand-alone grocery store (Pioneer Supermarkets).  Within 
the Webster Avenue rezoning area, a number of commercial spaces are currently vacant. 

 
Residential and mixed-use buildings are also found within the Webster Avenue 
rezoning area.  Residential uses include single-family and two-family homes, and six-
story apartment buildings.  Mixed-use buildings within the rezoning area include small, 
local retail stores located on the ground floor of residential buildings, and other mixed-
use buildings with one including a commercial use (restaurant) and a community 
facility (U.S. Post Office), and another including a community facility (Iglesia de Cristo 
Misionera) on the ground floor with residential above.   A few former single- and two-
family homes have been converted to commercial uses or mixed residential and 
commercial uses.          

In addition to the land uses described above, the Webster Avenue rezoning area 
contains a number of community facility uses, including houses of worship, educational 
facilities, a U.S. Post Office, a dialysis clinic, and Part of the Solution (a service center for 
homeless/poverty-affected persons) located at 2763 Webster Avenue.  Houses of 
worship in the rezoning study area include the Restoration Ministries Church of Jesus 
Christ Apostolic, Inc., located at 3536 Webster Avenue, Iglesia Adventista Del 7 Mo. Dia 
– Fordham, located at 3158 Webster Avenue, Iglesia Pentecostal Segunda Mision 
Jerusalem, located at 3138 Webster Avenue, and  Iglesia de Criston Misionera, located at 
2749 Webster Avenue (within an existing mixed-use building).  Educational facilities 
include P.S. 94 Kings College School Annex, located at 361-63 East Gun Hill Road, 
P.S./M.S. 20 (George J. Werdan III School), located at 3050 Webster Avenue, and 
P.S./I.S. 54, located at 2703 Webster Avenue.  A U.S. Post Office is located at 2963 
Webster Avenue (within an existing mixed-use building).   

 
Multiple surface parking lots are located throughout the rezoning area including lots 
operating as commercial parking facilities and private lots (for use by customers and 
employees of individual offices or retail uses).  Vacant lots are also present throughout 
the rezoning area.   
 
Transportation and utility uses in the rezoning area include buildings, tracks and right-
of-way related to the Metro-North Railroad Harlem Line (comprising the majority of the 
eastern edge of the rezoning area), ConEdison property near East 207th Street, and 
NYCDEP Water Supply Distribution North Bronx Station, located at 415 East 203rd 
Street.   
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Figure 3.1-1: Land Use Study Area

Source: NYC Department of City Planning MapPLUTO 2009; STV Incorporated
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As shown on Figures 3.1-3a and 3.3-3b, and in Table 3.1-2 below, the Webster Avenue 
rezoning area includes a variety of land uses.  Approximately one-third of the lots in the 
area are occupied by residential and mixed-use properties, and another one-third are 
occupied by commercial uses.  Specifically, residential and mixed-use properties account 
for 37 percent of the land area, and commercial accounts for 34 percent.  Other non-
residential uses include parking facilities, transportation and utility, community 
facilities, and warehouse/industrial, which comprise 10 percent, six percent, three 
percent, and two percent of the total land area, respectively.  Vacant lots account for 
seven percent of the total land area.  There is no open space within the rezoning area.   
 
 

Table 3.1-2:  
Existing Land Use within the Webster Avenue Rezoning Area 

Primary Land Use  # of Lots % Lot Area 
(sf) % 

One & Two Family Buildings 21 12% 40,404 2% 
Multi-Family Walk Up Buildings 14 8% 56,558 3% 
Multi-Family Elevator Buildings 5 3% 54,294 2% 
Mixed-Use 25 14% 163,060 7% 
Commercial  59 34% 501,030 23% 
Community Facilities 6 3% 169,813 8% 
Warehouse/Industrial 4 2% 22,143 1% 
Transportation and Utility 10 6% 894,930 41% 
Parking Facilities 17 10% 182,641 8% 
Vacant Lots 13 7% 108,252 5% 
Open Space  0 0% 0 0% 
Other/Miscellaneous 1 1% 9,000 0% 
TOTAL  175 100% 2,202,125 100% 
Source: NYC Department of City Planning MapPLUTO 2009 data  
�
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The proposed Webster Avenue rezoning area lacks the development density of the 
adjoining Bedford Park and Norwood neighborhoods, and Webster Avenue is lined 
with numerous underdeveloped lots, vacant lots, and vacant commercial properties.  
This is due in large part to the existing zoning for heavy commercial uses which is 
mapped over much of the rezoning area.  This trend is expected to continue in the future 
without the proposed action.   

The RWCDS is limited to the Webster Avenue rezoning area where development is 
expected to be facilitated by the proposed action.  A comprehensive field survey was 
conducted during December 2009 within the proposed Webster Avenue rezoning area.  
The assessment of land uses in the rezoning area includes a description of current 
conditions on the 24 projected development sites, which have been identified in the 
RWCDS as the sites most likely to be developed as a result of the proposed action by the 
analysis year of 2020.  The assessment also includes a description of existing conditions 
on each block containing a projected development site (or sites).   
 
The following site descriptions represent the conditions of the area at the time the 
survey was conducted.  The existing land uses of these lots, as observed during field 
visits, are as follows:   
 
� Site 1:  This 25,066 sf site is located at 2740 Webster Avenue (Block 3273, Lot 85), 

adjacent to the Metro-North Railroad Harlem Line.  It is a commercial parking lot.   
 

� Site 2:  This 15,900 sf site is comprised of two tax lots (Lots 105 and 109) on Block 
3273.  Lot 105 (2a) is a 5,400 sf parcel located at 2800 Webster Avenue.  It is an 
existing parking lot (related to Jerome Associates, LLC).  Lot 109 (2b) is a 10,500 sf 
parcel located at 2800 Webster Avenue.  An existing two-story, 22,530 sf commercial 
building is currently on site with a built FAR of 2.15.  It is occupied by an 11,265 sf 
warehouse and an 11,265 sf office (Jerome Associates, LLC).  The lot is zoned C8-2, 
with a permitted FAR of 2.0.   

 
� Site 3:  This 12,750 sf site is located at 2846 Webster Avenue (Block 3273, Lot 114), 

adjacent to the Metro-North Railroad Harlem Line.  An existing two-story, 28,200 sf 
commercial parking garage is currently on site with a built FAR of 2.21.  The lot is 
zoned C8-2, with a permitted FAR of 2.0.      
 

The remainder of the block containing Sites 1, 2 and 3 (bounded by Bedford Park 
Boulevard, East Fordham Road, the Metro-North Railroad Harlem Line, and Webster 
Avenue) consists of a parking lot, three commercial buildings (including Pioneer 
Supermarkets), and a transportation/utility use (Metro-North Railroad buildings and 
right-of-way). 

� Site 4:  This 6,785 sf site is located at 2755 Webster Avenue (Block 3278, Lot 88).  An 
existing two-story 5,700 sf industrial building is currently on site with a built FAR of 
0.84.  It is used for private storage.  
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� Site 5:  This 9,409 sf site is comprised of two tax lots (84 and 85) on Block 3278.  Lot 84 

(5a) is a 3,042 sf parcel located at 2763 Webster Avenue.  An existing three-story, 
3,000 sf community facility (Part of the Solution) is currently on site with a built FAR 
of 0.99.  Lot 85 (5b) is a 6,367 sf parcel located at 2761 Webster Avenue.  An existing 
two-story, 10,000 sf commercial building is currently on site with a built FAR of 1.57.  
The 5,000 sf retail store on the ground floor appears to be vacant and the 5,000 sf 
upper floor is used for storage.  

 
� Site 6:  This 10,407 sf site is comprised of four tax lots (80, 81, 82, and 83) on Block 

3278, a corner site at East 198th Street and Webster Avenue.  Lot 80 (6a) is a 2,607 sf 
parcel located at 2771 Webster Avenue.  An existing two-story, 7,560 sf commercial 
building is currently on site with a built FAR of 2.90.  It is occupied by a 3,790 sf 
restaurant on the ground floor and 3,770 sf of storage space on the upper floor.   Lot 
81 (6b) is a 2,379 sf parcel located at 2769 Webster Avenue.  An existing one-story, 
1,825 sf commercial building is currently on site with a built FAR of 0.77.  The former 
retail store is currently vacant.  Lot 82 (6c) is a 2,379 sf parcel located at 2767 Webster 
Avenue.  An existing three-story, 4,880 mixed-use building is currently on site with a 
built FAR of 2.05.  It is occupied by a 1,220 sf barber shop on the ground floor, two 
DUs, and 1,220 sf of storage space on the upper floors.  Lot 83 (6d) is a 3,042 sf parcel 
located at 2765 Webster Avenue.  An existing one-story, 2,450 sf commercial building 
is currently on site with a built FAR of 0.81.  It is occupied by a restaurant.  

 
The remainder of the block containing Sites 4, 5 and 6 (bounded by East 198th Street, East 
197th Street, Webster Avenue, and Decatur Avenue) consists of one mixed-use building 
(includes a community facility – Iglesia De Cristo Misionera), eight residential buildings, 
one warehouse/industrial use, and one enclosed storage lot. 

� Site 7:  This 13,000 sf site is located at 2863 Webster Avenue (Block 3279, Lot 50), a 
corner lot at East 199th Street and Webster Avenue.  An existing two-story, 25,702 sf 
commercial building is currently on site with a built FAR of 1.98.  It consists of 12,851 
sf of retail space on the ground floor (a portion of it is unoccupied), and 12,851 sf of 
storage space on the upper floor.       
 

The remainder of the block containing Site 7 (bounded by Bedford Park Boulevard, East 
199th Street, Webster Avenue, and Decatur Avenue) consists of two mixed-use buildings, 
one commercial building, and four residential buildings. 

� Site 8:  This 12,076 sf site is comprised of two tax lots (Lots 52 and 55) on Block 3280.  
Lot 52 (8a) is a 6,038 sf parcel located at 2971 Webster Avenue.  An existing one-
story, 6,000 sf commercial building is currently on site with a built FAR of 0.99.  It 
consists of 1,000 sf of office space and 5,000 sf of retail space.  Lot 55 (8b) is a 6,038 sf 
parcel located at 2969 Webster Avenue.  It is an existing parking lot for the adjacent 
commercial building on Lot 52. 
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� Site 9:  This 15,106 sf site is comprised of four tax lots (Lots 45, 46, 48, and 49) on 

Block 3280.  Lot 45 (9a) is a 3,019 sf parcel located at 2989 Webster Avenue.  An 
existing one-story, 2,715 sf commercial building is currently on site with a built FAR 
of 0.90.  Lot 46 (9b) is a 3,019 sf parcel located at 2987 Webster Avenue.  An existing 
one-story, 3,019 sf commercial building is currently on site with a built FAR of 1.0.  
Both lots 45 and 46 are retail stores related to Garson Plumbing Supplies Inc.  Lot 48 
(9c) is a 3,019 sf parcel located at 2985 Webster Avenue.  An existing one-story, 3,000 
sf storage shed/garage is currently on site with a built FAR of 0.99.  Lot 49 (9d) is a 
6,049 sf parcel located at 2977 Webster Avenue.  It is an existing parking lot currently 
occupied by vans related to Garson Plumbing Supplies Inc.  

 
The remainder of the block containing Sites 8 and 9 (bounded by East 201st Street, 
Bedford Park Boulevard, Webster Avenue, and Decatur Avenue) consists of four 
commercial buildings, eight residential buildings, and nine mixed-use buildings (two of 
which include community facilities - a daycare facility and a U.S. Post Office). 

� Site 10:  This 7,800 sf site is comprised of three tax lots (Lots 40, 42, and 43) on Block 
3330.  Lot 40 (10a) is a 2,800 sf parcel located at 417 East 202 Street.  An existing two-
story, 2,800 sf two-family home is currently on site with a built FAR of 1.0.  Lot 42 
(10b) is a 2,500 sf parcel located at 415 East 202nd Street.  An existing parking lot and 
one-story storage shed/garage are currently on site.  Lot 43 (10c) is a 2,500 sf parcel 
located at 413 East 202nd Street.  An existing two-story, 4,245 sf two-family home is 
currently on site with a built FAR of 1.70. 

 
� Site 11:  This 5,500 sf site is comprised of two tax lots (Lots 50 and 51) on Block 3330.  

Lot 50 (11a) is a 2,750 sf parcel located at 3074 Webster Avenue.  An existing one-
story, 1,500 sf commercial building is currently on site with a built FAR of 0.55.  The 
building is occupied by an automotive repair facility.  Lot 51 (11b) is a 2,750 sf parcel 
located at 3076 Webster Avenue.  An existing one-story, 2,625 sf commercial building 
is currently on site with a built FAR of 0.95.  The building is occupied by an 
automotive repair facility. 

 
� Site 12:  This 5,500 sf site is located at 3084 Webster Avenue (Block 3330, Lot 52), a 

corner lot at East 203rd Street and Webster Avenue.  It is a parking lot related to 
Marson Contracting Co., Inc. 

 
The remainder of the block containing Sites 10, 11 and 12 (bounded by East 203rd Street, 
East 202nd Street, the Metro-North Railroad Harlem Line, and Webster Avenue) consists 
of two residential buildings, one commercial office building (Marson Contracting Co., 
Inc.), one mixed-use building, one parking lot, and one vacant lot (existing construction 
site). 
 
� Site 13:  This 12,500 sf site is located at 3100 Webster Avenue (Block 3330, Lot 68), a 

corner lot at East 204th Street and Webster Avenue.  The lot includes an existing one-
story, 2,500 sf commercial building (occupied by an automotive repair facility) with a 
built FAR of 0.20, and surrounding parking lot. 
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The remainder of the block containing Site 13 (bounded by East 204th Street, East 203rd 
Street, the Metro-North Railroad Harlem Line, and Webster Avenue) consists of one 
residential building and one transportation/utility use (NYCDEP Water Supply 
Distribution, North Bronx Station). 
 
� Site 14:  This 6,377 sf site is located at 3021 Webster Avenue (Block 3331, Lot 80), a 

corner lot at East Mosholu Parkway North and Webster Avenue.  An existing one-
story, 6,376 sf commercial building is currently on site with a built FAR of 1.0.  It is 
occupied by a deli and three retail stores (a large portion is unoccupied).    

 
� Site 15:  This 6,000 sf site is located at 3071 Webster Avenue (Block 3331, Lot 64).  The 

lot includes an automotive storage lot (operated by BP Webster Petroleum) and an 
existing one-story, 480 sf commercial building (occupied by a live poultry store) with 
a built FAR of 0.08.   

 
� Site 16:  This 6,000 sf site is located at 3095 Webster Avenue (Block 3331, Lot 53).  It is 

an existing commercial parking lot.    
 

The remainder of the block containing Sites 14, 15 and 16 (bounded by East 204th Street, 
Mosholu Parkway, Webster Avenue, and Decatur Avenue consists of eight commercial 
uses (including two gas stations), nineteen residential buildings, and one community 
facility (U.S. Post Office – Van Cott Station). 
 
� Site 17:  This 13,806 sf site is located at 3118 Webster Avenue (Block 3357, Lot 7).  The 

lot includes a parking lot and an existing three-story, 1,760 sf mixed-use building 
with a built FAR of 0.13.  The building includes one DU and 880 sf of vacant 
commercial space.  

 
� Site 18:  This 11,513 sf site is comprised of two tax lots (Lots 12 and 15) on Block 3357.  

Lot 12 (18a) is a 9,013 sf parcel located at 3120 Webster Avenue.  It is a parking lot 
(by permit only).  Lot 15 (18b) is a 2,500 sf parcel located at 3124 Webster Avenue.  
An existing three-story, 2,632 sf two-family home is currently on site with a built 
FAR of 1.05. 

 
� Site 19:  This 14,502 sf site is comprised of three tax lots (Lots 16, 18, and 21) on Block 

3357.  Lot 16 (19a) is a 2,252 sf parcel located at 3126 Webster Avenue.  An existing 
four-story, 4,466 sf single-family home is currently on site with a built FAR of 1.98.      
Lot 18 (19b) is an 8,167 sf parcel located at 3128 Webster Avenue.  The lot includes an 
existing parking lot and two one-story, storage buildings totaling 1,096 sf with a 
built FAR of 0.13.  Lot 21 (19c) is a 4,083 sf parcel located at 3132 Webster Avenue.  
An existing two-story, 1,600 sf commercial building is currently on site with a built 
FAR of 0.39.  It is occupied by a wholesale restaurant supply store. 

 
� Site 20:  This 18,638 sf site is comprised of four tax lots (Lots 37, 52, 53, and 54) on 

Block 3357.  Lot 37 (20a) is an 11,422 sf parcel located at 3170 Webster Avenue.  The 
parcel is a vacant lot.  Lot 52 (20b) is a 2,845 sf parcel located at 3170 Webster 
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Avenue.  The parcel is a vacant lot.  Lot 53 (20c) is a 2,194 sf parcel located at 3170 
Webster Avenue.  The parcel is a vacant lot.  Lot 54 (20d) is a 2,177 sf parcel located 
at 3170 Webster Avenue.  The parcel is a vacant lot.  The site, comprising the four 
parcels, is a future development site currently up for sale.  

 
� Site 21:  This 8,708 sf site is located at 3184 Webster Avenue (Block 3357, Lot 55).  The 

lot includes an existing one-story, 1,456 sf commercial building (occupied by an 
automotive repair facility) with a built FAR of 0.17, and an automotive storage lot. 
 

The remainder of the block containing Sites 17, 18, 19, 20 and 21 (bounded by East Gun 
Hill Road, East 204th Street, the Metro-North Railroad Harlem Line, and Webster 
Avenue) consists of six residential buildings, four mixed-use buildings, nine commercial 
uses, one industrial building, two community facilities (including Iglesia Pentecostal 
Segunda Mision Jerusalem and Iglesia Adventista Del 7 Mo. Dia – Fordham), and two 
transportation/utility uses (Con Edison property and Metro-North Railroad right-of-
way).     

 
� Site 23:  This 20,156 sf site is located at 3509 Webster Avenue (Block 3356, Lot 214), a 

corner lot at East Gun Hill Road and Webster Avenue.  An existing one-story, 2,500 
sf commercial building is currently on site with a built FAR of 0.12.  It is occupied by 
a McDonald’s restaurant. 
 

The remainder of the block containing Site 23 (bounded by East 211th Street, East Gun 
Hill Road, Webster Avenue, and Decatur Avenue) consists of three commercial 
buildings, three residential buildings, and two community facilities (P.S. 94 Kings 
College School Annex and a dialysis clinic). 

 
� Site 22:  This 8,350 sf site is located at 3530 Webster Avenue (Block 3360, Lot 50).  The 

lot includes an existing one-story, 1,975 sf commercial building (occupied by an 
automotive repair facility) with a built FAR of 0.24, and a vacant automotive sales 
lot. 
 

� Site 24:  This 14,525 sf site is located at 3556 Webster Avenue (Block 3360, Lot 62).  
The parcel is a vacant lot. 

 
To the south of Site 24, the remainder of the block containing Sites 22 and 24 (bounded 
by East Gun Hill Road, the Metro-North Railroad Harlem Line, and Webster Avenue) 
consists of one parking lot, two commercial buildings, eight residential buildings, one 
vacant lot, and one community facility (Restoration Ministries Church of Jesus Christ 
Apostolic, Inc.).  To the north of Site 24, the land is undeveloped and is partially 
comprised of the Metro-North Railroad right-of-way. 
 

Primary Study Area  

As described above, to the north, east and south, the primary study area extends to an 
approximately ¼-mile radius of the rezoning area; and to the west, the primary study 
area extends to major corridors of Grand Concourse and Jerome Avenue which define 
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the neighborhood boundaries. The primary study area contains a variety of uses; 
however, residential uses predominate and are generally located west and northeast of 
the rezoning area.  A number of large institutions are located in the primary study area, 
including the Fordham University Rose Hill Campus.  The Metro-North Railroad tracks 
and right-of-way, comprising the eastern boundary of the rezoning area, are a 
significant transportation and utility presence in the area.  The primary study area 
contains a significant amount of open space and includes Woodlawn Cemetery to the 
north, the New York Botanical Garden and Bronx River Parkway to the east, 
Williamsbridge Oval to the northwest, and Mosholu Parkway to the west.  Two 
commercial corridors, with retail stores and mixed-use buildings, transect the primary 
study area including East Gun Hill Road and East Fordham Road.   

Within the primary study area, to the north of the rezoning area, Woodlawn Cemetery, 
bordered by East 211th Street to the south and Webster Avenue to the east, comprises a 
large portion of this area.  A concentration of commercial and mixed-use buildings, 
which provide local retail and services to the neighborhood residents, is found along 
East Gun Hill Road.  Residential development is found to the northeast of the rezoning 
area, east of the Bronx River Parkway. 

Directly south of the rezoning area, a high-density commercial district that contains 
regional uses is found at the intersection of two major corridors – East Fordham Road 
and Webster Avenue - and nearby Fordham Plaza.   The Metro-North Railroad tracks 
and right-of-way are a significant transportation and utility presence in this portion of 
the primary study area.   

To the east of the rezoning area and the Metro-North Railroad Harlem Line, the 
predominant land use is open space and includes the New York Botanical Garden 
within Bronx Park.  A significant community facility is also present southeast of the 
rezoning area and includes the Fordham University Rose Hill Campus, located to the 
northeast of the intersection of Webster Avenue and East Fordham Road.  The eastern 
portion of the primary study area also includes the Bronx River Parkway, which runs 
east of the rezoning area alongside the Bronx River.   

To the west of the rezoning area, the predominant land use is residential, and includes a 
mix of five- and six-story apartment buildings along the Grand Concourse and along 
East Kingsbridge Road.  
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3.1.2 FUTURE WITHOUT THE PROPOSED ACTION  

In the future without the proposed action, the existing zoning controls will remain in 
place.  As discussed above in the “Existing Conditions,” Bedford Park and Norwood are 
developed with a mixture of mid-rise 5- to 7-story apartment buildings and pockets of 
smaller-scale detached, attached, and semi-detached homes. The existing zoning permits 
mid-density development with no height limits and required street wall. In recent years, 
both communities have seen redevelopment of multiple smaller homes with taller out-
of-scale apartment buildings. This pattern is expected to remain in the future without 
the proposed action. 
 
As discussed above in “Existing Conditions,” the Webster Avenue rezoning area lacks 
the development density of the adjoining Bedford Park and Norwood neighborhoods, 
and would continue to contain numerous single-story, low density automotive retail 
uses, underdeveloped lots, vacant lots, and vacant commercial properties.  This is due in 
large part to Webster Avenue’s existing zoning for heavy commercial uses, which is 
mapped over much of the rezoning area.  Development in the future without the 
proposed action is expected to consist of primarily automotive-related facilities, market-
rate residential, commercial retail and office, community facility, and parking facilities.  
In the absence of the proposed action, new development in the rezoning area will not 
include new mid-density mixed-use residential and commercial development, FRESH 
supermarket development, or affordable housing.  
DCP has developed a scenario of as-of-right development that will reasonably be 
expected to occur within the Webster Avenue rezoning area in the future without the 
proposed action (No-Action).  In order to derive the incremental difference between the 
future without the proposed action scenario (No-Action) and the future with the 
proposed action scenario (With-Action), the Reasonable Worst Case Development 
Scenario (RWCDS) will be analyzed for the year 2020 – the length of time over which 
developers would likely act on the change in zoning and the effects of the proposed 
action would be felt.  The RWCDS is comprised of projected and potential development 
sites. 
 
The development expected in the future without the proposed action will be dictated by 
the use and build controls of the existing zoning regulations.  The Webster Avenue 
rezoning area is primarily zoned with a C8-2 zoning district, which allows for 
automotive and other heavy commercial services that often require large amounts of 
land.  Smaller portions of the rezoning area are zoned with medium density and high 
density residential districts.   The existing zoning controls that will be in effect in the 
future no-action scenario are outmoded and will not take full advantage of an area with 
so much existing transportation infrastructure.  Thus, zoning in the future without the 
proposed action will preclude higher density commercial and residential development 
along Webster Avenue that would be both appropriate along this wide corridor and 
compatible with the surrounding residential neighborhoods of Bedford Park and 
Norwood.    
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Bedford Park/Norwood Rezoning Area  
 
In the future without the proposed action, it is expected that the current land use trends 
and general development patterns within the Bedford Park and Norwood rezoning area 
will continue. The current zoning of Bedford Park and Norwood (R7-1) has no height 
limit and does not require a streetwall.  It is expected that low-scale homes will be 
redeveloped with multi-family residential buildings. This redevelopment trend will 
affect the character of the neighborhood by transforming smaller pockets of detached, 
attached and semi-detached homes into taller multi-family apartment buildings. 
 
Webster Avenue Rezoning Area   
 
The proposed rezoning area includes an approximately 1.75-mile stretch of the Webster 
Avenue corridor, generally bounded by East 213th Street to the north and East 193rd 
Street to the south.  In the future without the proposed action, it is expected that the 
current land use trends and general development patterns within the Webster Avenue 
rezoning area will continue.  To date, there has been little development which supports 
an active street due to the lack of both pedestrian traffic and structural density on 
Webster Avenue; rather, current development on Webster Avenue is characterized by a 
substantial amount of underdeveloped lots and vacant properties, minimal residential 
development, and an unattractive streetscape.     
 
Absent the proposed action, there are 11 development projects expected to be in place 
within the rezoning area by 2020.  These developments are listed in Table 3.1-3 and are 
illustrated on Figure 3.1-4.  Table 3.1-3 shows the anticipated development in the future 
without the proposed action will add 627 new affordable dwelling units, 16 market rate 
dwelling units, a 48-room hotel, 94,000 sf of community facility development, and eight 
parking spaces to the rezoning area by 2020.  
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Table 3.1-3:   
Developments in the Future without the Proposed Action 

 
Doe Fund Affordable Housing 
This development, located at 3349/3365 Webster Avenue, consisting of two eight-story 
residential buildings will provide 140 new affordable dwelling units for the formerly 
homeless.   
 
NYCSCA Primary School/Intermediate School 
This development, located at 3177 Webster Avenue, will be a five-story, 94,000 sf school 
containing seats for 612 primary and intermediate students. 
 
McSam Hotel Development 
McSam Hotel Group LLC is constructing a new, five-story, 48-room hotel (Comfort Inn) 
located at 3070 Webster Avenue.   
 
  

Map 
No. Name 

DUs 
Comm. 
Retail 

SF 

Restaurant 
SF 

Hotel 
(rooms) 

Office 
SF 

Auto-
Rel., 

Storage 
& 

Other  

Comm. 
Facility 

SF 

Parking 
Spaces Market  

Rate 
Afford- 

able 

1 Doe Fund  
Affordable Housing 0 140 0 0 0 0 0 0 0 

2 NYCSCA PS/IS 0 0 0 0 0 0 0 94,000 0 

3 McSam Hotel  
Development 0 0 0 0 48 0 0 0 8 

4 Peter Jay Sharpe  
Parking Garage - - - - - - - - - 

5 Decatur Terrace  
Apartments 0 122 0 0 0 0 0 0 0 

6 3144 Hull Ave.  8 0 0 0 0 0 0 0 0 

7 372 E. 199 St. 8 0 0 0 0 0 0 0 0 

8 Serviam Gardens 0 243 0 0 0 0 0 0 0 

9 Decatur II Apartments 0 49 0 0 0 0 0 0 0 

10 Decatur Green 0 17 0 0 0 0 0 0 0 

11 355 E. 194 St. 0 56 0 0 0 0 0 0 0 

Total 16 627 0 0 48 0 0 94,000 8 
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Peter Jay Sharpe Parking Garage 
This parking garage for the New York Botanical Garden will be located on the block 
north of Bedford Park Boulevard, on the east side of Webster Avenue.  The posted 
completion date of this DDC project is winter 2009-2010, but although the site is cleared, 
construction is not yet underway as of December 2009. 
 
Decatur Terrace Apartments 
This development, located at 3322 Decatur Avenue, includes the construction of a 
residential building that will provide 122 new affordable dwelling units for moderate-
income families. 
 
3144 Hull Avenue 
This development includes the construction of a four-story, 7,225 sf residential building 
that will provide eight new market rate dwelling units.   
 
372 East 199th Street 
This development includes the construction of a four-story, 9,450 sf residential building 
that will provide eight new market rate dwelling units.   
 
Serviam Gardens 
This development, located at 321-325 East 198th Street, includes the construction of a 
nine-story, 214,932 sf residential building that will provide 243 new affordable dwelling 
units for low- and moderate-income seniors. 
 
Decatur II Apartments 
This development, located at 2727 Decatur Avenue, includes the construction of a 
residential building that will provide 49 new affordable dwelling units. 
 
Decatur Green 
This development, located at 2668 Decatur Avenue, includes the construction of a six-
story, 15,771 sf residential building that will provide 17 new affordable dwelling units. 
 
355 East 194th Street 
This development, located at 355-359 East 194th Street, includes the construction of a six-
story, 31,762 sf community facility for homeless veterans that will provide 56 new 
affordable dwelling units. 
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Source:  NYC Department of City Planning MapPluto 2009; STV Incorporated NYC Department of City Planning

Webster Avenue Rezoning

Figure 3.1-4: Developments in the Study Area
in the Future without the Proposed Action

Refer to Tables 3.1-3 and 3.1-5 for key
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The RWCDS is limited to the Webster Avenue rezoning area where development is 
expected to be facilitated by the proposed action.  In the RWCDS, there are 24 projected 
development sites within the Webster Avenue rezoning area.  In the future without the 
proposed action, five of these projected development sites (Sites 2, 6, 10, 18, and 19) will 
be only partially redeveloped, while no change will occur to the remaining buildings on 
these sites; no change is expected to occur on projected development site 3.  In the future 
without the proposed action, as-of-right development totaling 219 residential dwelling 
units; 451,694 sf of commercial space (116,737 sf of commercial retail space; 9,941 sf of 
restaurant space; 27,612 sf of hotel space; 128,405 sf of office space; and 168,999 sf of 
automotive-related, storage and other space); 40,164 sf of community facility space; and 
a total of 982 parking spaces will be expected to occur on these sites.  These 24 sites are 
listed in Table 3.1-4 and their locations are shown on Figure 3.1-5.  
 
These projected developments are possible under the current zoning regulations, and 
are in no way dependent upon the proposed action.  No new affordable residential 
development or FRESH supermarket development is expected to occur within the 
rezoning area in the No-Action scenario.    
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Figure 3.1-5: Projected Development Sites
in the Future without the Proposed Action
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Table 3.1-4: 
Projected Developments in the Future without the Proposed Action

Projected 
Site # Block / Lot DUs* 

Comm. 
Retail 

SF 

Restaurant 
SF 

Hotel 
SF 

Office  
SF 

Auto-
Rel., 

Storage 
& Other  

SF 

Comm. 
Facility 

SF 

Parking 
Spaces 

1 3273 / 85 0 16,711 0 0 33,241 0 0 125 
2 3273 / 105, 109 0 5,400 0 0 16,665 11,265 0 27 
3 3273 / 114 0 0 0 0 0 28,200 0 94 
4 3278 / 88 23 3,596 0 0 0 0 0 7 
5  3278 / 84, 85 32 1,661 0 0 0 0 3,448 7 
6 3278 / 80, 81, 82, 83 20 3,225 5,941 0 3,780 0 0 0 
7 3279 / 50 45 6,072 0 0 0 0 0 23 
8 3280 / 52, 55 40 6,606 0 0 0 0 0 12 
9 3280 / 45, 46, 48, 49 47 9,733 0 0 0 0 0 6 

10 3330 / 40, 42, 43 6 0 0 0 0 5,000 0 0 
11 3330 / 50, 51 0 0 0 0 7,333 3,667 0 28 
12 3330 / 52 0 5,280 0 0 0 0 21,120 53 
13 3330 / 68 0 12,500 0 0 12,500 0 0 63 
14 3331 / 80 0 6,377 0 0 6,377 0 0 32 
15 3331 / 64 0 0 0 0 0 12,000 0 27 
16 3331 / 53 0 0 4,000 0 8,000 0 0 30 
17 3357 / 7 0 0 0 27,612 0 0 0 7 
18 3357 / 12, 15 2 6,009 0 0 12,017 0 0 45 
19 3357 / 16, 18, 21 4 2,722 0 0 0 21,778 0 64 
20 3357 / 37, 52, 53, 54 0 0 0 0 0 37,276 0 46 
21 3357 / 55 0 0 0 0 11,611 5,805 0 44 
22 3360 / 50 0 5,567 0 0 16,700 0 0 56 
23 3356 / 214 0 15,596 0 0 0 24,642 15,596 121 
24 3356 / 62 0 9,683 0 0 0 19,367 0 65 

Total  219 116,737 9,941 27,612 128,405 168,999 40,164 982 
*  new DUs do not include affordable housing 

 
The following conditions are expected on the projected development sites in the future 
without the proposed action:  
 
� Site 1:  New development consisting of a three-story commercial building with 

16,711 sf of retail space and 33,421 sf of office space will occur at this site. 
    

� Site 2:  This 15,900 sf site is comprised of Lots 105 and 109 on Block 3273.  In the 
future without the proposed action, Lot 105 will be developed with a two-story 
commercial building with 5,400 sf of retail space and 5,400 sf of office space.  No 
change would occur to the current building on Lot 109.  

 
� Site 3:  No change is expected to occur on this site in the future without the proposed 

action. 
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� Site 4:  New development consisting of a seven-story mixed-use building with 23 
DUs and 3,596 sf of retail space will occur at this site.  

 
� Site 5:  This 9,409 sf site is comprised of Lots 84 and 85 on Block 3278.  In the future 

without the proposed action, the site will be redeveloped with a seven-story mixed-
use building with 32 DUs, 1,661 sf of retail space, and 3,448 sf of community facility 
space.  

 
� Site 6:  This 10,407 sf site is comprised of Lots 80, 81, 82, and 83 on Block 3278.  In the 

future without the proposed action, Lot 81 will be redeveloped with a five-story 
mixed-use building with seven DUs and 1,598 sf of retail space, and Lot 83 will be 
redeveloped with a five-story mixed-use building with 10 DUs and 2,161 sf of 
restaurant space.  No change will occur to the current buildings on Lots 80 and 82.   

 
� Site 7:  New development consisting of a seven-story mixed-use building with 45 

DUs and 6,072 sf of retail space will occur at this site.  
 
� Site 8:  This 12,076 sf site is comprised of Lots 52 and 55 on Block 3280.  In the future 

without the proposed action, the site will be redeveloped with a seven-story mixed-
use building with 40 DUs and 6,606 sf of retail space.   

 
� Site 9:  This 15,106 sf site is comprised of Lots 45, 46, 48, and 49 on Block 3280.  In the 

future without the proposed action, Lots 45, 46, and 48 will be redeveloped with a 
six-story, mixed-use building with 27 DUs and 6,426 sf of retail space, and Lot 49 
will be developed with a seven-story, mixed-use building with 20 DUs and 3,307 sf 
of retail space.       

 
� Site 10:  This 7,800 sf site is comprised of Lots 40, 42, and 43 on Block 3330.  In the 

future without the proposed action, Lot 42 will be redeveloped with a three-story, 
5,000 sf storage building.  No change would occur to the current buildings on Lots 40 
and 43. 

 
� Site 11:  This 5,500 sf site is comprised of Lots 50 and 51 on Block 3330.  In the future 

without the proposed action, the site will be redeveloped with a three-story 
commercial building with 7,333 sf of office space and 3,667 sf of automotive repair 
space. 

 
� Site 12:  New development consisting of a five-story mixed-use building with 5,280 

sf of retail space and 21,120 sf of community facility space (health-care related) will 
occur at this site.  

 
� Site 13:  New development consisting of a two-story commercial building with 

12,500 sf of retail space and 12,500 sf of office space will occur at this site. 
 

� Site 14:  New development consisting of a two-story commercial building with 6,377 
sf of retail space and 6,377 sf of office space will occur at this site.  
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� Site 15:  New development consisting of a three-story automotive-related facility 
with 4,000 sf of automotive repair space and an 8,000 sf parking garage will occur at 
this site. 
 

� Site 16:  New development consisting of a three-story commercial building with 
4,000 sf of restaurant space and 8,000 sf of office space will occur at this site.      

 
� Site 17:  New development consisting of a three-story commercial building with 

27,612 sf of hotel space will occur at this site. 
 
� Site 18:  This 11,513 sf site is comprised of Lots 12 and 15 on Block 3357.  In the future 

without the proposed action, Lot 12 will be developed with a three-story commercial 
building with 6,009 sf of retail space and 12,017 sf of office space.  No change will 
occur to the current building on Lot 15.   

 
� Site 19:  This 14,502 sf site is comprised of Lots 16, 18, and 21 on Block 3357.  In the 

future without the proposed action, Lot 18 will be redeveloped with a three-story, 
16,334 sf commercial parking garage, and Lot 21 will be redeveloped with a three-
story mixed-use building with 2,722 sf of retail space and 5,444 sf of storage space.  
No change will occur to the current building on Lot 16. 
 

� Site 20:  This 18,638 sf site is comprised of Lots 37, 52, 53, and 54 on Block 3357.  In 
the future without the proposed action, the site will be developed with a three-story, 
37,276 sf self-storage facility. 

 
� Site 21:  New development consisting of a three-story commercial building with 

11,611 sf of office space and 5,805 sf of automotive-repair space and parking will 
occur at this site. 

 
� Site 22:  New development consisting of a three-story commercial building with 

5,567 sf of retail space and 16,700 sf of office space will occur at this site.   
 
� Site 23:  New development consisting of a four-story mixed-use building with 15,596 

sf of retail space, 15,596 sf of community facility space, and a 24,642 sf parking 
garage will occur at this site.   
 

� Site 24:  New development consisting of a three-story commercial building with 
9,683 sf of supermarket space and a 19,367 sf parking garage will occur at this site.   

 
Primary and Secondary Study Areas 

 
In addition to anticipated action in the rezoning area, absent the proposed action, there 
are other actions and development projects expected to be in place within the primary 
study area and the secondary study area (1/4-mile radius around the primary study 
area) by 2020.  These developments are listed in Table 3.1-5 and are illustrated on Figure 
3.1-4.  Table 3.1-5 shows the anticipated development in the future without the proposed 
action will add 1,029 new dwelling units (including 643 affordable dwelling units) to the 
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primary and secondary study areas by 2020.    
 

Table 3.1-5:   
Developments in the Future without the Proposed Action 

 
 
 
Webster Avenue Residential Development 
This development, located at 3556 Webster Avenue, consisting of four 13-story 
residential buildings will provide 400 new affordable dwelling units for low- and 
middle-income families and seniors. 
 
301 East Gun Hill Road 
This development includes the construction of a nine-story, 46,666 sf residential building 
that will provide 32 new market rate dwelling units.   
 
3035 White Plains Road 
This development includes the construction of a seven-story, 17,740 sf residential 
building that will provide 15 new affordable dwelling units. 
 

Map No. Name 

DUs 
Comm. 
Retail 

SF 

Restaurant 
SF Hotel Office 

SF 

Auto-
Rel., 

Storage 
& 

Other  

Comm. 
Facility 

SF 

Parking 
Spaces Market  

Rate 
Afford- 

able 

12 
Webster 
Avenue  

d

0 400 0 0 0 0 0 0 0 

13 301 E. Gun 
Hill Rd. 32 0 0 0 0 0 0 0 0 

14 3035 White 
Plains Rd. 0 15 0 0 0 0 0 0 0 

15 625 E. 
Fordham Rd. 58 0 0 0 0 0 0 0 0 

16 Jacob’s Place 0 70 0 0 0 0 0 0 0 

17 2776 Morris 
Ave. 18 0 0 0 0 0 0 0 0 

18 Serviam 0 158 0 0 0 0 0 0 0 

19 The Bedford 
Residences 54 0 0 0 0 0 0 0 0 

20 2950 Grand 
Concourse 77 0 0 0 0 0 0 0 0 

21 232 E. 201 St. 23 0 0 0 0 0 0 0 0 
22 271 E. 202 St. 56 0 0 0 0 0 0 0 0 

23 
186 St. 
George’s 
C t

68 0 0 0 0 0 0 0 0 

Total 386 643 0 0 0 0 0 0 0 
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625 East Fordham Road 
This development includes the construction of a 13-story, 108,041 sf residential addition 
that will provide 58 new dwelling units. 
 
Jacob’s Place 
This development, located at 2342-2350 Webster Avenue, includes the construction of an 
eight-story, 70,808 sf residential building that will provide 70 new affordable dwelling 
units (including seven for formerly homeless persons). 
 
2776 Morris Avenue 
This development includes the construction of a ten-story, 16,672 sf residential building 
that will provide 18 new dwelling units. 
 
Serviam Towers 
This development, located at 2751 Grand Concourse, includes the construction of a 
residential building that will provide 158 new affordable dwelling units. 
 
The Bedford Residences 
This development, located at 2788-2791 Grand Concourse, includes the construction of a 
14-story residential building that will provide 54 new dwelling units. 
 
2950 Grand Concourse 
This development includes the construction of an eight-story, 51,403 sf residential 
building that will provide 77 new dwelling units. 
 
232 East 201st Street 
This development includes the construction of a nine-story, 24,982 sf residential building 
that will provide 23 new dwelling units. 
 
271 East 202nd Street 
This development includes the construction of an 11-story, 71,006 sf residential building 
that will provide 56 new dwelling units. 
 
186 St. George’s Crescent 
This development, located at 186-188 St. George’s Crescent, includes the construction of 
an 11-story, 52,897 sf residential building that will provide 68 new dwelling units. 
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3.1.3 FUTURE WITH THE PROPOSED ACTION  
 
Bedford Park/Norwood Rezoning Area 
 
The proposed action would not result in significant adverse land use impacts in the 
rezoning area.  Mapping of contextual districts on all or portions of 69 blocks in Bedford 
Park and Norwood would establish height limits and ensure that future development 
better matches the existing character of these neighborhoods.  Land uses are expected to 
remain residential. The proposed action would be consistent with land uses in the 
neighborhood rezoning area and would maintain the prevailing built character in each 
of the proposed rezoning districts. 
 
Webster Avenue Rezoning Area 
 
As noted previously, the RWCDS is limited to the Webster Avenue rezoning area where 
development is expected to be facilitated by the proposed action.  By 2020, much of the 
Webster Avenue rezoning area would be occupied by mid-density residential 
development and larger scale commercial development on the ground floor.  The 
elimination of most of the existing C8-2 district, and mapping of the proposed new R7D, 
C4-4, and C4-5D districts, would permit new mid-density mixed residential and 
commercial development on Webster Avenue to maximize the development potential of 
this important transportation corridor.   

Zoning changes proposed as part of the action would permit and encourage mid- 
density residential development along Webster Avenue, with a change in the types of 
commercial uses also expected to take place.  With the application of the Inclusionary 
Housing Program, the new residential development is expected to include affordable 
housing.  New residential construction is projected in the R7D and C4-5D districts along 
Webster Avenue.  Most of this residential development is projected to occur in the R7D 
district.  Commercial development would be distributed along the Webster Avenue 
corridor with the highest concentration of commercial uses, especially office space, 
occurring in the C4-5D district.  It is projected that parking garages will be developed in 
the C4-4 district near the intersection of Webster Avenue and East Gun Hill Road, within 
proximity to the Bronx River Parkway interchange, the Williams Bridge Metro-North 
Station, and the 2/5 subway train.     

In the future with the proposed action, it is assumed all of the 24 projected development 
sites would be redeveloped resulting in the following 2020 condition: a total of 
approximately 957 residential dwelling units, including 191 affordable dwelling units; 
434,141 sf of commercial space (153,581 sf of commercial retail space; 10,625 sf of FRESH 
supermarket space; 34,110 sf of restaurant space; 144,978 sf of office space; and 90,847 sf 
of automotive-related, storage and other space); 47,946 sf of community facility space; 
and a total of 756 parking spaces.  

Compared to the No-Action condition, the proposed action is expected to generate a net 
change in uses of approximately 738 additional residential dwelling units (including 191 
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affordable dwelling units), 36,844 sf of commercial retail space, 10,625 sf of FRESH 
supermarket space, 24,169 sf of restaurant space, 16,573 sf of office space, and 7,782 sf of 
community facility space, and net decreases of 27,612 sf of hotel space and 78,152 sf of 
automotive-related, storage and other space.    

The locations of the projected and potential development sites are shown on Figure 3.1-
6.  Site data are presented below for the future with the proposed action (With-Action), 
followed by Table 3.1-6 which shows the incremental net change in development 
between the No-Action and With-Action conditions.  
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Figure 3.1-6: Projected and Potential Development Sites
in the Future with the Proposed Action
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The following development is anticipated to occur in the future with the proposed 
action by 2020:  

� Site 1: Under existing conditions, the site is a 25,066 sf commercial parking lot.  
Under No-Action conditions, Site 1 would have 16,711 sf of retail space and 33,421 sf 
of office space.  Under With-Action conditions, it is expected that Site 1 would be 
developed with a nine-story commercial building consisting of 16,278 sf of retail 
space, 8,000 sf of restaurant space, and 80,993 sf of office space.  This site would be 
within the proposed C4-5D zone with a maximum commercial FAR of 4.2.    

 
� Site 2:  Under existing conditions, the site consists of a 5,400 sf parking lot and and a 

22,530 sf commercial building occupied by 11,265 sf of warehouse space and 11,265 
sf of office space.  Under No-Action conditions, Site 2 would have 5,400 sf of retail 
space and 5,400 sf of office space on Lot 105; no change would occur to the current 
building on Lot 109.  Under With-Action conditions, it is expected that Site 2 would 
be developed with a nine-story mixed-use building consisting of 66 DUs (including 
13 affordable DUs), 18,040 sf of retail space, and 4,000 sf of restaurant space.  This 
site would be within the proposed C4-5D zone with a maximum residential FAR of 
5.6 and a maximum commercial FAR of 4.2.   

 
� Site 3:  Under existing conditions, the site consists of a 28,200 sf commercial parking 

garage.  Under No-Action conditions, this site would remain unchanged.  Under 
With-Action conditions, it is expected that Site 3 would be developed with a nine-
story commercial building consisting of 12,122 sf of retail space and 41,427 sf of 
office space.  This site would be within the proposed C4-5D zone with a maximum 
commercial FAR of 4.2. 

 
� Site 4:  Under existing conditions, the site consists of a 5,700 sf industrial building 

used for private storage.  Under No-Action conditions, Site 4 would have 23 DUs 
and 3,596 sf of retail space.  Under With-Action conditions, it is expected that Site 4 
would be developed with a nine-story mixed-use building consisting of 34 DUs 
(including seven affordable DUs) and 3,913 sf of retail space.  This site would be 
within the proposed R7D/C2-4 zone with a maximum residential FAR of 5.6 and a 
maximum commercial FAR of 2.0. 

 
� Site 5:  Under existing conditions, the site has 3,000 sf of community facility space, 

5,000 sf of retail space, and 5,000 sf of storage space.  Under No-Action conditions, 
Site 5 would have 32 DUs, 1,661 sf of retail space, and 3,448 sf of community facility 
space.  Under With-Action conditions, it is expected that Site 5 would be developed 
with a nine-story mixed-use building consisting of 47 DUs (including nine affordable 
DUs) and 5,550 sf of community facility space.  This site would be within the 
proposed R7D/C2-4 zone with a maximum residential FAR of 5.6 and a maximum 
community facility FAR of 4.2. 
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� Site 6:  Under existing conditions, the site has two DUs, 9,285 sf of commercial space, 
and 4,990 sf of storage space.  Under No-Action conditions, Site 6 would have 17 
DUs, 1,598 sf of retail space, and 2,161 sf of restaurant space on Lots 81 and 83; no 
change would occur to the current buildings on Lots 80 and 82.  Under With-Action 
conditions, it is expected that Site 6 would be developed with a nine-story mixed-use 
building consisting of 52 DUs (including 10 affordable DUs) and 6,160 sf of 
restaurant space.  This site would be within the proposed R7D/C2-4 zone with a 
maximum residential FAR of 5.6 and a maximum commercial FAR of 2.0. 

 
� Site 7:  Under existing conditions, the site has 12,851 sf of retail space and 12,851 sf of 

storage space.  Under No-Action conditions, Site 7 would have 45 DUs and 6,072 sf 
of retail space.  Under With-Action conditions, it is expected that Site 7 would be 
developed with a nine-story mixed-use building consisting of 49 DUs (including 10 
affordable DUs), 7,900 sf of retail space, and 15,800 sf of community facility space.  
This site would be within the proposed R7D/C2-4 zone with a maximum residential 
FAR of 5.6, maximum commercial FAR of 2.0, and a maximum community facility 
FAR of 4.2. 

 
� Site 8:  Under existing conditions, the site consists of 1,000 sf of office space, 5,000 sf 

of retail space, and a 6,038 sf parking lot.  Under No-Action conditions, Site 8 would 
have 40 DUs and 6,606 sf of retail space.  Under With-Action conditions, it is 
expected that Site 8 would be developed with a nine-story mixed-use building 
consisting of 60 DUs (including 12 affordable DUs) and 7,170 sf of retail space.  This 
site would be within the proposed R7D/C2-4 zone with a maximum residential FAR 
of 5.6 and a maximum commercial FAR of 2.0. 

 
� Site 9:  Under existing conditions, the site consists of 5,734 sf of commercial space, a 

3,000 sf storage shed/garage, and a 6,049 sf parking lot.  Under No-Action 
conditions, Site 9 would have 47 DUs and 9,733 sf of retail space.  Under With-
Action conditions, it is expected that Site 9 would be developed with a nine-story 
mixed-use building consisting of 75 DUs (including 15 affordable DUs) and 8,969 sf 
of retail space.  This site would be within the proposed R7D/C2-4 zone with a 
maximum residential FAR of 5.6 and a maximum commercial FAR of 2.0. 

 
� Site 10:  Under existing conditions, the site consists of four DUs, 2,800 sf of 

commercial space, and a 2,500 sf parking lot.  Under No-Action conditions, Site 10 
would have 5,000 sf storage space on Lot 42; no change would occur to the current 
buildings on Lots 40 and 43.  Under With-Action conditions, it is expected that Site 
10 would be developed with a nine-story residential building consisting of 43 DUs 
(including nine affordable DUs).  This site would be within the proposed R7D zone 
with a maximum residential FAR of 5.6. 
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� Site 11:  Under existing conditions, the site has 4,125 sf of commercial (automotive 
repair) space.  Under No-Action conditions, Site 11 would have 7,333 sf of office 
space and 3,667 sf of automotive repair space.  Under With-Action conditions, it is 
expected that Site 11 would be developed with an eight-story mixed-use building 
consisting of 26 DUs (including five affordable DUs) and 3,825 sf of retail space.  
This site would be within the proposed R7D/C2-4 zone with a maximum residential 
FAR of 5.6 and a maximum commercial FAR of 2.0. 

 
� Site 12:  Under existing conditions, the site is a 5,500 sf parking lot.  Under No-Action 

conditions, Site 12 would have 5,280 sf of retail space and 21,120 sf of community 
facility space (health-care related).  Under With-Action conditions, it is expected that 
Site 12 would be developed with a six-story mixed-use building consisting of 15 DUs 
(including three affordable DUs), 4,675 sf of retail space, and 11,000 sf of community 
facility space.  This site would be within the proposed R7D/C2-4 zone with a 
maximum residential FAR of 5.6, a maximum commercial FAR of 2.0, and a 
maximum community facility FAR of 4.2. 

 
� Site 13:  Under existing conditions, the site consists of 2,500 sf of commercial 

(automotive repair) space and a surrounding parking lot.  Under No-Action 
conditions, Site 13 would have 12,500 sf of retail space and 12,500 sf of office space.  
Under With-Action conditions, it is expected that Site 13 would be developed with a 
10-story mixed-use building consisting of 69 DUs (including 14 affordable DUs) and 
10,625 sf of FRESH supermarket space.  This site would be within the proposed 
R7D/C2-4 zone with a maximum residential FAR of 5.6 and a maximum commercial 
FAR of 2.0. 
 

� Site 14:  Under existing conditions, the site has 6,376 sf of commercial retail space.  
Under No-Action conditions, Site 14 would have 6,377 sf of retail space and 6,377 sf 
of office space.  Under With-Action conditions, it is expected that Site 14 would be 
developed with a six-story mixed-use building consisting of 30 DUs (including six 
affordable DUs) and 5,421 sf of retail space.  This site would be within the proposed 
R7D/C2-4 zone with a maximum residential FAR of 5.6 and a maximum commercial 
FAR of 2.0. 

 
� Site 15:  Under existing conditions, the 6,000 sf site consists of an automotive storage 

lot and a 480 sf commercial building.  Under No-Action conditions, Site 15 would 
have 4,000 sf of automotive repair space and an 8,000 sf parking garage.  Under 
With-Action conditions, it is expected that Site 15 would be developed with an eight-
story mixed-use building consisting of 29 DUs (including six affordable DUs) and 
4,250 sf of retail space.  This site would be within the proposed R7D/C2-4 zone with 
a maximum residential FAR of 5.6 and a maximum commercial FAR of 2.0. 
  



Webster Avenue Rezoning EAS 
New York City Department of City Planning 

Land Use, Zoning, and Public Policy                                                                                             Chapter 3.1 
3.1-43 

� Site 16: Under existing conditions, the site is a 6,000 sf commercial parking lot.  
Under No-Action conditions, Site 16 would have 4,000 sf of restaurant space and 
8,000 sf of office space.  Under With-Action conditions, it is expected that Site 16 
would be developed with an eight-story mixed-use building consisting of 29 DUs 
(including six affordable DUs) and 4,250 sf of restaurant space.  This site would be 
within the proposed R7D/C2-4 zone with a maximum residential FAR of 5.6 and a 
maximum commercial FAR of 2.0. 
 

� Site 17:  Under existing conditions, the site consists of a mixed-use building with one 
DU and 880 sf of vacant commercial space, and a surrounding parking lot.  Under 
No-Action conditions, Site 17 would have 27,612 sf of hotel space.  Under With-
Action conditions, it is expected that Site 17 would be developed with a nine-story 
mixed-use building consisting of 69 DUs (including 14 affordable DUs) and 7,700 sf 
of restaurant space.  This site would be within the proposed R7D/C2-4 zone with a 
maximum residential FAR of 5.6 and a maximum commercial FAR of 2.0. 
 

� Site 18:  Under existing conditions, the site consists of two DUs and a 9,013 sf 
parking lot.  Under No-Action conditions, Site 18 would have 6,009 sf of retail space 
and 12,017 sf of office space on Lot 12; no change would occur to the current 
building on Lot 15.  Under With-Action conditions, it is expected that Site 18 would 
be developed with a nine-story mixed-use building consisting of 57 DUs (including 
11 affordable DUs) and 6,579 sf of retail space.  This site would be within the 
proposed R7D/C2-4 zone with a maximum residential FAR of 5.6 and a maximum 
commercial FAR of 2.0. 

 
� Site 19:  Under existing conditions, the site consists of one DU, 1,096 sf of storage 

space, and 1,600 sf of commercial space.  Under No-Action conditions, Site 19 would 
have 2,722 sf of retail space, 5,444 sf of storage space, and a 16,334 sf commercial 
parking garage; no change would occur to the current building on Lot 16. Under 
With-Action conditions, it is expected that Site 19 would be developed with a nine-
story mixed-use building consisting of 72 DUs (including 14 affordable DUs) and 
8,356 sf of retail space.  This site would be within the proposed R7D/C2-4 zone with 
a maximum residential FAR of 5.6 and a maximum commercial FAR of 2.0. 

 
� Site 20: Under existing conditions, the site is a 18,638 sf vacant lot (a future 

development site currently up for sale).  Under No-Action conditions, Site 20 would 
have a 37,276 sf self-storage facility.  Under With-Action conditions, it is expected 
that Site 20 would be developed with a nine-story mixed-use building consisting of 
92 DUs (including 18 affordable DUs), 7,723 sf of retail space, and 4,000 sf of 
restaurant space.  This site would be within the proposed R7D/C2-4 zone with a 
maximum residential FAR of 5.6 and a maximum commercial FAR of 2.0. 
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� Site 21:  Under existing conditions, the site consists of 1,456 sf of commercial 
(automotive repair) space and an automotive storage lot.  Under No-Action 
conditions, Site 21 would have 11,611 sf of office space and 5,805 sf of commercial 
(automotive repair) space and parking.  Under With-Action conditions, it is expected 
that Site 21 would be developed with a nine-story mixed-use building consisting of 
43 DUs (including nine affordable DUs) and 5,524 sf of office space.  This site would 
be within the proposed R7D/C2-4 zone with a maximum residential FAR of 5.6 and 
a maximum commercial FAR of 2.0. 
 

� Site 22:  Under existing conditions, the site consists of 1,975 sf of commercial 
(automotive repair) space and a vacant automotive sales lot.  Under No-Action 
conditions, Site 22 would have 5,567 sf of retail space and 16,700 sf of office space.  
Under With-Action conditions, it is expected that Site 22 would be developed with a 
five-story commercial building consisting of 11,356 sf of retail space and 17,034 sf of 
office space.  This site would be within the proposed C4-4 zone with a maximum 
commercial FAR of 3.4. 

 
� Site 23:  Under existing conditions, the site has 2,500 sf of commercial space.  Under 

No-Action conditions, Site 23 would have 15,596 sf of retail space, 15,596 sf of 
community facility space, and a 24,642 sf parking garage.  Under With-Action 
conditions, it is expected that Site 23 would be developed with a six-story mixed-use 
building consisting of 15,596 sf of retail space, 15,596 sf of community facility space 
(medical facility), and a 52,870 sf parking garage.  This site would be within the 
proposed C4-4 zone with a maximum commercial FAR of 3.4 and a maximum 
community facility FAR of 6.5. 
 

� Site 24:  Under existing conditions, the site is a 14,525 sf vacant lot.  Under No-Action 
conditions, Site 24 would have 9,683 sf of supermarket space and a 19,367 sf parking 
garage.  Under With-Action conditions, it is expected that Site 24 would be 
developed with a five-story commercial building consisting of a 11,408 sf 
supermarket and a 37,977 sf parking garage.  This site would be within the proposed 
C4-4 zone with a maximum commercial FAR of 3.4. 

 
As shown in Table 3.1-6, the Webster Avenue rezoning area would experience a 
significant increase in residential development (including affordable units) as a result of 
the proposed action.  As noted above, substantial new residential and commercial retail 
uses are projected to occur in the future with the proposed action, which illustrates how 
the proposed zoning would facilitate new mixed-use residential and commercial 
development.  FRESH supermarket, restaurant, office and community facility uses 
would also increase as a result of the proposed action.  Hotel, automotive-related, 
storage and other uses, and parking would decrease as a result of the proposed action in 
comparison to the No-Action condition.  
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Table 3.1-6:   
2020 Project Increment on Projected Development Sites 

 2020  
No-Action 

2020  
With-Action Increment 

Residential Dwelling Units 219 
957 

(incl. 191  
affordable units) 

738  
(incl. 191  

affordable units) 

Commercial Retail SF 116,737 153,581 36,844 

FRESH Supermarket SF 0 10,625 10,625 

Restaurant SF 9,941 34,110 24,169 

Hotel SF 27,612 0 - 27,612 

Office SF 128,405 144,978 16,573 

Auto-Rel., Storage & Other SF 168,999 90,847 - 78,152 

Community Facility SF 40,164 47,946 7,782 

Parking Spaces 982 756 - 226 

 
                   
As discussed previously, the existing development character of the Webster Avenue 
corridor can be attributed to the C8 zoning that is mapped over much of the Webster 
Avenue corridor.   Because of Webster Avenue’s existing zoning for heavy commercial 
uses, Webster Avenue lacks the development density of the adjoining neighborhoods 
and is lined with numerous underdeveloped lots and vacant properties.  This trend is 
expected to continue in the future without the proposed action. 
 
The proposed action would create opportunities for new mid-density residential 
development and larger scale ground floor commercial development along Webster 
Avenue.  The proposed action includes zoning map amendments and a zoning text 
amendment affecting the Webster Avenue corridor (between East 213th and East 193rd 
Streets) that would change an existing commercial zoning designation to allow new 
higher-density mixed residential and commercial uses on Webster Avenue.  It is also 
expected that the application of the Inclusionary Housing Program within the Webster 
Avenue rezoning area would facilitate the development of affordable housing.     
 
The proposed rezoning and the expected changes in land use on Webster Avenue would 
be compatible with both the width of the Webster Avenue corridor and the development 
density of the adjoining neighborhoods of Bedford Park and Norwood.  In the future 
with the proposed action, new higher density mixed-use residential and commercial 
uses would be developed instead of lower-density automotive-related facilities, storage, 
parking, office, and retail uses.  The proposed action would create opportunities for new 
housing and commercial development on underdeveloped and vacant lots in the 
rezoning area.  The proposed rezoning would also encourage the development of 
FRESH supermarkets and affordable housing.  As the proposed rezoning action is 
expected to create opportunities for new mixed-use residential and commercial 
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development in the rezoning area, and maximize the development potential of this 
important corridor in the Bronx, no significant adverse land use impacts are anticipated 
in the rezoning area.        
 

Primary Study Area  

The proposed action is not anticipated to result in significant adverse impacts on land 
uses in the primary study area.  Proposed contextual districts in Bedford Park and 
Norwood would ensure that future development better matches the existing character of 
these neighborhoods, which would be compatible with the predominantly residential 
uses found in most of the primary study area. In general, the proposed mid-density 
mixed-use residential and commercial uses along Webster Avenue expected as a result 
of the proposed action would be compatible with the predominantly residential uses 
found in most of the primary study area.  To the north, south, and west of the proposed 
rezoning area, the new residential developments would also be compatible with the new 
housing development in the Webster Avenue rezoning area. 

CONCLUSION  
 
The proposed action would not result in significant adverse land use impacts in the 
rezoning or primary study areas.  The proposed rezoning is expected to encourage 
mixed-use residential and commercial development along Webster Avenue in order to 
maximize the development potential of this important transportation corridor in the 
Bronx.  The proposed rezoning would foster housing (including affordable housing) and 
commercial development at higher densities in an area with excellent connections to 
several important highways and New York City’s mass transit system.  The rezoning 
would also preserve low density development in the residential areas of Bedford Park 
and Norwood, and shift new development from the neighborhoods to Webster Avenue.     
 
The proposed action would provide increased opportunities for new higher density 
residential and commercial development in an area where there is underdeveloped land 
and vacant lots with excellent transportation access.  Given the proposed development’s 
compatibility with residential development in the surrounding neighborhoods, the land 
uses generated by the proposed action would not be expected to result in significant 
adverse land use impacts.      
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ZONING  

3.1.4 EXISTING CONDITIONS 
 
The assessment of zoning uses the same study areas as used for land use, the rezoning 
area, and the primary study area.   To the north, east and south, the primary study area 
extends to an approximately ¼-mile radius of the rezoning area in order to include 
major institutions and land uses in the study area; and to the west, the primary study 
area extends to major corridors of Grand Concourse and Jerome Avenue which define 
the neighborhood boundaries. 

 
Rezoning Areas: Bedford Park/Norwood and Webster Avenue 

 
Bedford Park and Norwood 
 
Bedford Park and Norwood are currently zoned R7-1, a mid-density height-factor 
residential district, with R8, a high-density height-factor residential district, south of 
Mosholu Parkway; and C4-4, a mid-density commercial district, is mapped proximate to 
East Fordham Road.  Commercial overlays are mapped along East 194th Street, East 198th 
Street, and the eastern portion of Mosholu Parkway, East 204th Street, and East Gun Hill 
Road.  
 
The R7-1 district permits residential uses only, with a maximum residential FAR of 3.44 
(4.0 on wide streets, 3.44 on narrow streets when Quality Housing rules are utilized), 
unless mapped with a commercial overlay.  Building heights are determined by the sky 
exposure plane.  Typical R7-1 buildings average five-to-six stories, although building 
heights can reach as high as 14 stories.  Commercial facilities can be developed with a 
maximum FAR of 4.80.  Buildings within R7-1 districts are required to provide parking 
for 60 percent of the dwelling units (50 percent when Quality Housing rules apply). 
 
The R8 district covers only portions of three blocks in the rezoning area. Despite the 
higher density permitted under R8 zoning district, the areas within the rezoning which 
fall under this district, are primarily developed with detached and semi-detached row 
houses which front on narrow streets. The R8 districts permits residential use only with 
a maximum residential FAR of 6.02. Under height factor regulations the building must 
fit into the sky-exposure plane. Parking is required for 40% of the dwelling units. In R8 
districts, building can range from mid-rise 8 – 10 story to much taller buildings which 
can be as high as 17 stories. Under the quality housing option the maximum FAR 
allowed in R8 district on a wide street is 7.2.  The base height is required to be a 
minimum of 60’ and a maximum of 80’ before setback and the building height is capped 
at 105’ on a narrow street and 120’ on a wide street. Parking requirements are same as 
for height factor buildings.  
 
C4-4 districts are major commercial centers located outside of the central business 
districts.  C4-4 districts allow department stores, theaters, and other commercial uses 
that serve a larger area.  The commercial FAR is 3.4.  Residential FAR ranges from 0.87 to 
3.4.  The community facility FAR is 6.5 (equivalent to R7). This district covers only 
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portions of two blocks along E Fordham Rd in the rezoning area. 
 
C1-3 commercial overlay districts allow for local retail development within a residential 
district at a maximum FAR of 2.0.  C2-3 districts permit a slightly wider range of retail 
and services with a maximum FAR of 2.0.  Commercial uses in overlay districts must 
always be located below residential uses, and are limited to the first two floors of a 
mixed-use building.  Both C1-3 and C2-3 districts require one accessory parking space 
for every 400 sf of general retail or service uses. 

Webster Avenue 
 
Most of the Webster Avenue corridor within the rezoning area (the area directly affected 
by the proposed action) is currently zoned C8-2, a commercial zoning district which 
allows for automotive and other heavy commercial services, as shown on Figure 3.1-7, 
Existing Zoning.  An R7-1 zoning district that allows for medium-density residential 
development is also included within the rezoning area on the western side of Webster 
Avenue (portions of the R7-1 zoning district are mapped with C1-3 and C2-3 commercial 
overlays).  The rezoning area does not include Mosholu Parkway itself, which is zoned 
R6.  
 
Most of the rezoning area lies within a C8-2 zoning district, which allows for automotive 
and other heavy commercial services that often require large amounts of land.  Typical 
uses are automobile showrooms and repair shops, warehouses, gas stations, and car 
washes.  C8 districts form a bridge between commercial and manufacturing uses.  C8-2 
zoning districts allow commercial development up to 2.0 FAR and community facility 
uses up to 4.8 FAR.  Residential development is not allowed in C8-2 zoning districts.  
One off-street parking space per 400 feet of commercial floor area for most retail uses is 
generally required; however, lots utilized for automobile-related uses generally reserve 
more space for temporary automotive storage and repair work.     
 
Portions of the rezoning area lie within a R7-1 zoning district that allows for a medium-
density apartment house district found in much of the Bronx.  R7-1 districts allow 
residential development up to 3.44 FAR; the higher FAR typically produces 14-story 
buildings with low lot coverage that are set back from the street.  In R7-1 districts, 
parking is required for 60 percent of the dwelling units, and can be waived if five or 
fewer spaces are required.  On wide streets outside the Manhattan Core, residential 
development that complies with the Quality Housing Program is allowed up to 4.0 FAR, 
and community facilities are permitted an FAR of 4.8.  Under the Quality Housing 
Program, parking is required for 50 percent of the dwelling units, and waived if five or 
fewer parking spaces are required.   
 
Local retail activity is facilitated by a C1-3 commercial overlay mapped over the R7-1 
district at the northwestern and southwestern corners of East 204th Street and Webster 
Avenue, and a C1-3 commercial overlay mapped over the R7-1 district at the 
northwestern and southwestern corners of Bedford Park Boulevard and Webster 
Avenue.  C2-3 commercial overlays are mapped over the R7-1 district along the west 
side of Webster Avenue in four sections: between East 205th Street and north of East 204th 
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Street, between East 201st Street and north of Bedford Park Boulevard, between south of 
Bedford Park Boulevard and East 197th Street, and between East 194th Street and south of 
East 193rd Street.  C1-3 commercial overlay districts typically include retail uses such as 
grocery stores, restaurants and beauty parlors, catering to the immediate 
neighborhood.  C2-3 commercial overlay districts permit a slightly wider range of 
uses—such as funeral homes and repair services—than C1-3 districts.  As local 
service districts, the C1-3 and C2-3 commercial overlays allow commercial uses up to 2.0 
FAR when mapped in an R7 district; however, in mixed-use buildings, commercial uses 
are limited to one or two floors and must always be located below the residential use.  
Both C1-3 and C2-3 districts require one parking space per 400 square feet of commercial 
use for general retail or service uses.       
 
Table 3.1-7 provides a summary of zoning regulations for each of the existing zoning 
districts within the proposed rezoning area, including FAR, street wall height, and 
building height regulations.  

 
Table 3.1-7:   

Summary of Existing Allowed Density and Building Form within the Rezoning Area 

Source:  DCP, STV Incorporated 
 

 
 
  

 EXISTING  ZONING 

Allowed Density (FAR): Building Form: 

Use 
RESIDENTIAL Max. FAR 

COMMERCIAL COMM. 
FACILITY QUALITY HOUSING OPTION 

Zoning 
District 

Height 
factor 

Quality 
Housing 

Inclusionary  
Housing  

Bonus 

 
Max. 
FAR 

Max. 
FAR 

Building base  
(street wall): 

    min.          max. 

Building  
height:  

max. 
R7-1 0.87-3.44 3.44*/ 4.0** - - 4.8 40’  60’*/ 65’ ** 75’ * /80’** 

R8 0.94-6.02 6.02*/ 7.2** - - 6.5 60’ 80’*/ 85’** 105’*/120’** 
C1-3 

overlay - - - 2.0 - - - - 

C2-3 
overlay - - - 2.0 - - - - 

C4-4 0.87-3.44 3.44*/ 4.0** - 3.4 6.5 40’  60’* /65’ ** 75’ */ 80’** 

C8-2 - - - 2.0 4.8 - - - 
 * narrow street 

** wide street 
 

* narrow street 
** wide street 
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Figure 3.1-7: Existing Zoning
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Primary Study Area 

 
The primary study area consists of a variety of zoning districts.  Residential zoning 
districts comprise the majority of the primary study area, and small commercial zones 
are located to the northeast and south of the rezoning area.  Zoning classifications within 
the primary study area include R5, R5A, R6, R7-1, R7X, R8, C4-4, C8-1, and C8-3.  The 
R7-1 zone covers most of the area directly west of the rezoning area, as well as areas to 
the south and east of the rezoning area.  The R6 zone covers most of the area north and 
east of the rezoning area (including Woodlawn Cemetery, Bronx Park, and the Fordham 
University Rose Hill Campus), as well as an area to the west of the rezoning area 
(Mosholu Parkway).  R5, R5A, R6, R7X, and C8-1 zones are located to the north and 
northeast of the rezoning area.  C4-4 and C8-3 zones are located to the south and 
southwest of the rezoning area.  An R8 zone lies adjacent to and west of the rezoning 
area, located just south of Mosholu Parkway.  A portion of the Special Grand Concourse 
District lies just within the western boundary of the primary study area (near Poe Park).  
Below is a description of the existing zoning districts in the primary study area: 
 
� R5 is a low density residential district with typical development producing three-

story rowhouses and small apartment buildings.  The FAR for residences in R5 
districts is 1.25.  

� R5A is a medium density residential district mapped in the north Bronx 
neighborhood of Olinville, permitting only one- and two-family detached residences.  
The FAR for residences in R5A districts is 1.1.  

� R6 is a medium density residential district with typical development ranging 
between three and twelve stories.  The FAR for residences in R6 districts is 0.78 to 
2.43 (3.0 if optional Quality Housing provisions are used).  The community facility 
FAR is 4.8.   

 
� R7-1 is a medium density apartment house district which is widely mapped in the 

Bronx.  The FAR for residences in R7-1 districts is 0.87 to 3.44 (4.0 on wide streets 
and 3.44 on narrow streets if optional Quality Housing provisions are used).  This 
height factor district can produces taller buildings with low lot coverage that are set 
back from the street.  It produces a density of 208 to 226 dwelling units per acre.  For 
community facilities, an FAR of 4.8 is permitted. 

 
� R7X is a medium density apartment house district which produces ten-, 12- or 14-

story apartment buildings.  The FAR for residences in R7X districts is 5.0.  Above a 
base height of 60 to 85 feet, the building must set back to a depth of ten feet on a 
wide street and 15 feet on a narrow street before rising to its maximum height of 
125 feet.   
 

� R8 is the highest density district in the Bronx.  The FAR for residences in R8 districts 
is 0.94 to 6.02 – approximately two-thirds greater than that allowed in R7 (7.2 if 
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optional Quality Housing provisions are used).  The higher FAR produces taller 
buildings with low lot coverage that are set back from the street.  It produces a 
density of 295 to 387 dwelling units per acre.  For community facilities, an FAR of 6.5 
is permitted. 

 
� C4-4 districts are major commercial centers located outside of the central business 

districts.  C4-4 districts allow department stores, theaters, and other commercial uses  
that serve a larger area.  The commercial FAR is 3.4.  Residential FAR ranges from 
0.87 to 3.4.  The community facility FAR is 6.5 (equivalent to R7). 

� C8-1 districts provide for automotive and other heavy commercial uses, and are 
mapped mainly along major traffic arteries where concentrations of automotive uses 
have developed.  C8-1 districts have a commercial FAR of 1.0 and a community 
facility FAR of 2.4.  Housing is not permitted.  

� C8-2 district allows for automotive and other heavy commercial services. Typical 
uses are automobile showrooms and repair shops, warehouses, gas stations, and car 
washes.  C8 districts form a bridge between commercial and manufacturing uses.  
C8-2 zoning districts allow commercial development up to 2.0 FAR and community 
facility uses up to 4.8 FAR.  Residential development is not allowed in C8-2 zoning 
districts.  

� C8-3 districts provide for automotive and other heavy commercial uses, and are 
mapped mainly along major traffic arteries where concentrations of automotive uses 
have developed.  C8-3 districts have a commercial FAR of 2.0 and a community 
facility FAR of 6.5.  Housing is not permitted.  

 
� Special Grand Concourse District (C) is a special purpose district established to 

protect the distinctive art deco composition and scale of the area extending 
almost the entire length of Grand Concourse Boulevard, from East 151st Street to 
Mosholu Parkway.  It does so by establishing bulk and design regulations and 
limiting commercial uses to designated locations. The district consists of a 
Residential Preservation Area and three commercial subareas; however, 
commercial uses are limited to designated locations to preserve the boulevard's 
traditional residential character. 

 
Parking requirements vary throughout the various zoning districts in the primary study 
area.  Accessory parking for residential developments in the area is not to exceed 200 
spaces (ZR-25-12).  Accessory parking for permitted community facilities or commercial 
uses in residential districts is not to exceed 150 spaces (ZR-25-12).  Accessory commercial 
parking for commercial uses is not to exceed 150 spaces (ZR-36-12).  Additionally, large 
publicly-assisted housing developments require a minimum of one parking space for 30 
percent of the total number of dwelling units, except for housing developments in R6 
districts which require a minimum of one space for 55 percent of the total number of 
dwelling units (39 percent if Quality Housing provisions are used), housing 
developments in R7-1 districts which require a minimum of one parking space for 45 
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percent of the total number of dwelling units (30 percent if Quality Housing provisions 
are used), and housing developments in R8 districts which require a minimum of one 
parking space for 30 percent of the total number of dwelling units (ZR-25-25). 
 
3.1.5 FUTURE WITHOUT THE PROPOSED ACTION  
 

Rezoning Areas: Bedford Park/Norwood and Webster Avenue 
 
In the future without the proposed action, the rezoning area will maintain its existing 
zoning regulations.  Existing trends in land use are expected to continue within the 
framework of the current zoning, with continued as-of-right development of low- to 
medium density commercial uses in the future without the proposed action.     
 
The current zoning regulations will continue to be in effect in the future without the 
proposed action.  The current zoning regulations encourage uses and densities 
incompatible with the surrounding area and neighborhoods, and limit opportunities for 
new investment in the rezoning area.   In the future without the proposed action, the 
current zoning regulations along Webster Avenue will continue to allow low density 
commercial uses and will not address the underutilization of existing properties, vacant 
commercial properties, and vacant lots.  In the future without the proposed action, the 
current zoning regulations in Bedford Park and Norwood will continue to allow 
residential development without a height limit and will not preserve the existing low-
scale neighborhood character.  
 

Primary Study Area 
 
In the future without the proposed action, the primary study area will maintain its 
existing zoning regulations.  The current zoning regulations will continue to allow 
medium and high density residential development.     
 
3.1.6 FUTURE WITH THE PROPOSED ACTION  
 
The proposed action would include zoning map and zoning text amendments affecting 
a segment of the Webster Avenue corridor (between East 213th and East 193rd Streets) 
and the Bedford Park and Norwood neighborhoods, including all or portions of 80 
blocks generally bounded by East Gun Hill Road to the north, East Fordham Road to the 
south, the Metro-North Railroad Harlem Line to the east, and Valentine and 
Rochambeau Avenues to the west (see Appendix A, “Proposed Zoning Text 
Amendments”).  The proposed action would provide opportunities for more residential 
development along Webster Avenue at a greater density, require ground floor 
commercial development in most new residential buildings along Webster Avenue, and 
preserve the low density development adjacent to Webster Avenue in the 
neighborhoods of Bedford Park and Norwood.   

The proposed Webster Avenue rezoning area generally includes an approximately 1.75 
mile stretch of the Webster Avenue corridor, from an area 800 feet north of East Gun Hill 
Road to the intersection of East 193rd Street, as shown on Figure 3.1-8, Proposed Zoning.  
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The Webster Avenue rezoning area currently includes R7-1 and C8-2 zoning districts.  
The proposed action would include zoning map and text amendments to change 
portions of approximately 18 blocks within the rezoning area to R7A, R7D, C4-4, C4-5D, 
and C8-2 zoning districts.  A new C2-4 commercial overlay would be mapped within the 
R7D district.  The zoning of the lots located on the east side of Webster Avenue, located 
approximately south of East Gun Hill Road to north of East 205th Street, would remain 
as C8-2.  The proposed zoning changes are part of a City initiative to transform the 
Webster Avenue corridor from a low-density commercial district to a higher-density 
mixed residential and commercial district, featuring housing that serves a mix of 
household incomes.      
   
The proposed rezoning would also include a zoning text amendment to establish the 
Inclusionary Housing Program in the proposed R7D and C4-5D districts within the 
rezoning area.   
 
Table 3.1-8 presents a summary of the proposed zoning changes within the rezoning 
area. 

 
Table 3.1-8:   

Summary of the Proposed Zoning Changes in the Webster Avenue Rezoning Area 

Existing Zoning District Proposed Underlying Zoning District 

R7-1 (C1-3 and C2-3 overlays) R7D (C2-4 overlay) 

C8-2 R7B, R7D (C2-4 overlay), C4-4, C4-5D  
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Figure 3.1-8: Proposed ZoningMajor Zoning Classifications
R - Residential District
C - Commercial District
M - Manufacturing District Webster Avenue Rezoning
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Table 3.1-9 summarizes the zoning regulations for each of the proposed zoning districts 
within the Webster Avenue rezoning area, including FAR, street wall height, and 
building height regulations. 

 
 

Table 3.1-9:  
Summary of Proposed Allowed Density and Building Form within the  

Webster Avenue Rezoning Area 

PROPOSED ZONING 

Allowed Density (FAR): Building Form: 

Use RESIDENTIAL COMMERCIAL COMM. 
FACILITY MANU. Bulk Controls 

Underlying 
Zoning 
District 

Base  
FAR 

Inclusionary  
Housing  

Bonus 
Max. 
FAR 

 
Max. 
FAR 

Max. 
FAR 

Max. 
FAR 

Building base 
(street wall): 

min.          max. 

Building 
height: 

max. 

R7B - - 3.0 - 3.0 - 40’ 60’ 75’ 

R7D  4.2 1.4 5.6 - 4.2 - 60’ 85’ 100’ 

C2-4  
overlay * - - - 2.0 - - - - 

C4-4 0.87 - 3.44/4.0 * 3.4 6.5 - - - - 

C4-5D * 4.2 1.4 5.6 4.2 4.2 - 60’ 85’ 100’ 

* would 
require that all 
ground-floor 
uses be non-
residential 

* with Quality Housing Program   

Source: DCP, STV Incorporated 
 
 
The proposed action would include a zoning map amendment changing all or portions 
of approximately 69 blocks within the Bedford Park and Norwood neighborhoods 
(neighborhood study area), located within an approximate ¼-mile west of Webster 
Avenue.  The proposed zoning change would result in a change from R7-1, R8, and C4-4 
zoning districts to contextual districts R4A, R5A, R5B, R5D, R6B,R7A and R7B as 
shown on Figure 3.1-8, Proposed Zoning.  The proposed zoning changes are part of a 
City initiative to preserve pockets of lower density residential development within these 
neighborhoods, thereby reducing the incentive to replace such housing with larger-scale, 
higher-density development. 
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A change is proposed from R7-1/C1-3 to R7A/C1-4 zoning for portions of three blocks, 
generally located at the intersection of Bedford Park Boulevard and Decatur Avenue, 
and portions of two blocks generally located on the east side of Bainbridge Avenue, 
north of East 204th Street and south of East 207th Street, which would reduce the 
commercial parking requirement.  In addition, a change is proposed from R7-1/C2-3 to 
R7A/C2-4 zoning for portions of two blocks, generally located along Bainbridge Avenue, 
north of East 207th Street and south of Van Cortlandt Avenue East, which would reduce 
the commercial parking requirement. A rezoning from R7-1/C1-3 to R7A/C1-3 is 
proposed on portions of four blocks located generally on the south side of East Gun Hill 
Road, east of Putnam Place and west of Webster Avenue.  
 
A zoning change is proposed from R7-1/C1-3 to R7B/C1-3 for portions of four blocks 
generally located at the intersection of Briggs Avenue and East 198th Street and portions 
of four blocks located at the intersection of Bainbridge Avenue and East 194th Street. 
Additionally a zoning change is proposed from R7-1/C2-3 to R7B/C2-4 for portions of 
two blocks, generally located on East 193rd Street, west of Decatur Avenue and east of 
Marion Avenue, which would reduce the commercial parking requirement. 
 
In addition, a zoning change from R7-1/C1-3 to R5D/C1-4 is proposed for portions of 
eight blocks generally located along East 204th Street, west of Webster Avenue and east 
of Bainbridge Avenue, and portions of two blocks generally located along the west side 
of Bainbridge Avenue, north of East 204th Street and south of East 207th Street.  This 
zoning change would result in a reduction in permissible bulk and scale of development 
and a change in commercial parking requirements.  No changes to permitted uses would 
take effect.  
 
A change in the commercial overlay from C2-3 to C2-4 is proposed for a portion of a 
block generally located along Webster Avenue, north of East 201st Street, south of 
Mosholu Parkway and east of Decatur Avenue.  The underlying R8 will remain on the 
block. The change in the commercial overlay would ensure consistency in the 
commercial uses and the associated parking requirements along Webster Avenue. 
 
A change from C4-4 to R4A is proposed for portion of one block on the east side of 
Marion Avenue south of East 193rd Street.  A change from C4-4 to R7B is proposed for 
portion of one block on the west side of Marion Avenue south of East 193rd Street. 
 
Table 3.1-10 presents a summary of the proposed zoning changes within the 
neighborhood study area. 
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Table 3.1-10:   

Summary of the Proposed Zoning Changes in the Bedford Park/Norwood Area 

Existing Zoning District Proposed Underlying Zoning District 

R7-1  
(C1-3 and C2-3 overlays) 

R4A, R5A, R5B, R6B, R7A, R7A/C1-3, R7A/C1-
4, R7A/C2-4, R7B, R7B/C1-3, R7B/C2-4, 

R5D/C1-4,  

R8/C2-3 R8/C2-4 

R8 R5A   

C4-4 R4A, R7B 

 
 
 
Table 3.1-11 summarizes the zoning regulations for each of the proposed zoning districts 
within the Bedford Park and Norwood neighborhoods, including FAR, street wall 
height, and building height regulations. 
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Table 3.1-11: 
Summary of Proposed Allowed Density and Building Form within the 

Bedford Park and Norwood Neighborhoods 

PROPOSED ZONING 

Allowed Density (FAR): Building Form: 

Use RESIDENTIAL COMMERCIAL COMM. 
FACILITY MANU. Bulk Controls 

Underlying 
Zoning 
District 

Base  
FAR 

Inclusionary  
Housing  

Bonus 
Max. 
FAR 

 
Max. 
FAR 

Max. 
FAR 

Max. 
FAR 

Building base 
(street wall): 

min.          max. 

Building 
height: 

max. 

R4A  - - 0.75 - 2.0 - - 21’ 35’ 

R5A - - 1.1 - 2.0 -  25’ 35’ 

R5B  - 1.35 - 2.0 -  30’ 33’ 

R5D  - 2.0 - 2.0 - not required 40’ 

R6B  - 2.0 - 2.0 - 30’ 40’ 50’ 

R7A - - 4.0 - 4.0 - 40’ 65’ 80’ 

R7B - - 3.0 - 3.0 - 40’ 60’ 75’ 

R8 0.94-
6.02 - 6.02*/ 

7.2** - 6.5 - 60’ 80’*/ 
85’** 

105’*/ 
120’** 

C1-3, C1-4, 
and C2-4  
overlays 

- - - 2.0 - - - - - 

 

Under Quality Housing 
Option on  
* narrow street 
** wide street 

 

    
Under Quality Housing Option on  
* narrow street 
** wide street 

 

Source: DCP, STV Incorporated
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Zoning Map Changes
 
The following provides a summary of the proposed changes to existing zoning 
designations (also refer to Table 3.1-7).  For specific changes with regard to FAR, street 
wall height, and building height, please refer to Table 3.1-7 (for existing districts) and 
Tables 3.1-9 and 3.1-11 (for proposed districts).  
 
The rezoning proposal includes the following changes in the zoning districts, as 
modified by the proposed rezoning along the Webster Avenue corridor (rezoning area), 
and within the neighborhoods of Bedford Park and Norwood (neighborhood study 
area). 
 
Webster Avenue Rezoning Area 
 
R7B 
R7B would be mapped on a portion of one block generally located along the west side of 
Webster Avenue, south of East Gun Hill Road.  The existing zoning within this area is 
C8-2.  The proposed R7B district would allow new residential development along the 
corridor.  The R7A district would allow new residential development with a maximum 
FAR of 3.0 and community facility development with a maximum FAR of 3.0.  New 
development must be built within a contextual envelope, requiring a 40 to 60 foot street 
wall before an allowable setback and having a maximum building height of 75 feet.   
 
R7D 
R7D would be  mapped on all or portions of 18 blocks generally located along the west 
side of Webster Avenue, from north of East 205th Street to south of East 193rd Street, and 
portions of five blocks generally located along the east side of Webster Avenue, from 
north of East 205th Street to Bedford Park Boulevard.  The existing zoning within this 
area is R7-1 and C8-2.  The proposed R7D district would allow new medium-density 
residential buildings with ground floor non-residential uses mandatory in all new 
development.  The proposed R7D district would allow new residential development 
with a maximum FAR of 4.2 and community facility development with a maximum FAR 
of 4.2.  With the inclusionary housing bonus, the maximum residential FAR in the R7D 
district can be increased to a maximum of 5.6 provided that the affordable housing 
requirements are met.  New development must be built within a contextual envelope, 
requiring a 60 to 85 foot street wall before an allowable setback and having a maximum 
building height of 100 feet.        
 
C2-4  
C2-4, a commercial overlay mapped over the R7D district described above, would 
completely include Webster Avenue between north of East 205th Street to south of East 
193rd Street. The overlay would also include the block immediately south of Mosholu 
Parkway which is zoned R8.  The C2-4 overlay allows commercial development with a 
maximum FAR of 2.0. 
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C4-4 
C4-4 would be mapped on portions of four blocks generally located along Webster 
Avenue, from East 213th Street to south of East Gun Hill Road.  The existing zoning 
within this area is C8-2.  The proposed C4-4 district would allow commercial and 
residential development, but will limit the commercial use types, precluding the semi-
industrial uses that commonly exist along the corridor.  The proposed C4-4 district 
would allow new residential development with a maximum FAR of 4.0 (under the 
Quality Housing Program), commercial development with a maximum FAR of 3.4, and 
community facility development with a maximum FAR of 6.5.       
 
C4-5D 
C4-5D would be mapped on a portion of one block generally located along the east side 
of Webster Avenue, from Bedford Park Boulevard to north of East 195th Street.  The 
existing zoning within this area is C8-2.  The proposed C4-5D district would allow 
commercial and residential development, but will limit the commercial use types, 
precluding the semi-industrial uses that commonly exist along the corridor.    The 
proposed C4-5D district would allow new residential development with a maximum 
FAR of 4.2, commercial development with a maximum FAR of 4.2, and community 
facility development with a maximum FAR of 4.2.  With the inclusionary housing bonus, 
the maximum residential FAR in the C4-5D district can be increased to a maximum of 
5.6 provided that the affordable housing requirements are met.  New development must 
be built within a contextual envelope, requiring a 60 to 85 foot street wall before an 
allowable setback and having a maximum building height of 100 feet.  The development 
context would match that of the adjacent R7D district.        
   
Bedford Park and Norwood Rezoning Area 
 
R4A is proposed for parts of two blocks. The proposed R4A district only permits 
detached single- and two-family residences.  The maximum permitted residential FAR is 
0.75 (0.9 with the attic allowance). The maximum community facility FAR is 2.0.  The 
minimum lot size would be 2,850 square feet, minimum lot width would be 30 feet and 
the front yard requirement would be 10 feet, but must be as deep as an adjacent yard. 
Two side yards totaling 10 feet would be required.  The maximum building height 
would be 35 feet with a maximum 21 foot perimeter wall.  One off-street parking space 
is required for each dwelling unit. 
 
R5A is proposed for parts of 15 blocks. The proposed R5A district permits detached 
single- and two-family residences only. The maximum residential FAR would be 1.10 
with a 300 square-foot floor area bonus for a detached garage. The maximum 
community facility FAR is 2.0. The minimum lot size would be 2,850 square feet. The 
minimum lot width would be 25 feet for a one-family and 30 feet for a two-family home. 
Front yards must be at least 10 feet deep and be as deep as an adjacent front yard.  Two 
side yards with a total of 10 feet would be required.  Maximum building height would 
be 35 feet with a 25 foot maximum perimeter wall.  One off-street parking space is 
required for each dwelling unit. 
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R5B is proposed for parts of 24 blocks. R5B allows all housing types. The maximum 
residential FAR is 1.35, and buildings are limited to 33 feet in height, with a 30 foot 
maximum perimeter wall.  Front wall lineup is required.  Parking must be provided for 
66% of dwelling units.  Front yard parking is prohibited, thereby protecting the planted 
front yards that are typical in the proposed R5B districts. 
 
R6B is proposed for parts of 11 blocks.  R6B is a typical row house district that includes 
height limits and street wall lineup provisions to ensure that new buildings are 
consistent with the scale of the existing built context.  R6B permits residential and 
community facility uses to a maximum FAR of 2.0.  Building base heights must be 
between 30 and 40 feet, with a 50 foot maximum building height after a setback (10 feet 
on a wide street, 15 feet on a narrow street).  New development in the proposed R6B 
district would be required to line up with adjacent structures to maintain the continuous 
street wall character.  New multifamily residences must provide one off-street parking 
space for 50% of dwelling units, which may be waived if 5 or fewer spaces would be 
required. 
 
R7B is proposed for parts of 41 blocks throughout Bedford Park and Norwood.  R7B 
permits residential and community facility uses with a maximum FAR of 3.0.  Base 
heights are required to be between 40 and 60 feet, and the maximum building height is 
75 feet after a setback from the street.  This typically produces six- to seven-story 
buildings. One parking space is required for 50% of residential units. 
 
R7A is proposed for parts of 26 blocks throughout Bedford Park and Norwood. R7A 
permits residential and community facility uses with a maximum FAR of 4.0.  Base 
heights are required to be between 40 and 65 feet, and the maximum building height is 
80 feet after a setback from the street.  This typically produces six- to eight-story 
buildings.  New buildings in R7A districts must be located no closer to the street than a 
neighboring building.  One parking space is required for 50% of residential units. 
 
C1-3 overlay mapped over R7A is proposed on portions of four blocks along East Gun 
Hill Road between Putnam Place and Parkside Place.  C1-3 overlay mapped over R7B 
district is proposed on parts of four blocks along East 198th Street and parts of four 
blocks along East 194th Street. In these instances, the existing C1-3 overlay has been 
reduced in depth to match the existing depth of commercial use and to preserve the 
residential character of the neighborhood.  When mapped within an R7B or R7A, the C1-
3 commercial overlay allows commercial retail and office development with a maximum 
FAR of 2.0.  
 
C1-4, a commercial overlay mapped over the R5D and R7A districts described above, 
would allow commercial development with a maximum FAR of 1.0 in R5D and 2.0 in 
R7A districts. 
 
The change from C1-3 to C1-4 would modify parking requirements.  For instance, 
development of uses in parking requirement category A for Use Group 6 uses would be 
required to provide 1 space per 1,000 sq. ft. of floor area, whereas the existing C1-3 
overlay would require 1 space per 300 sq. ft. of floor area.  For low traffic generating 



Webster Avenue Rezoning EAS 
New York City Department of City Planning 

Land Use, Zoning, and Public Policy                                                                                             Chapter 3.1 
3.1-65 

uses in parking requirement Category C in Use Groups 6, 7, 9, 12, 13, 14 or 16, or when 
permitted by special permit, commercial developments would be required to provide 
parking at a rate of 1 space per 1000 sq. ft. of floor area, whereas existing C1-3 
commercial overlay regulations would require 1 space per 800 sq. ft. of floor area.  
 
C2-4, a commercial overlay mapped over the R7A district described above and one block 
of an existing R8 district (located outside of the neighborhood study area), would allow 
commercial development with a maximum FAR of 2.0. 
 
The change from C2-3 to C2-4 would also modify parking requirements.  For instance, 
development of uses in parking requirement category A for Use Group 6 uses would be 
required to provide 1 space per 1,000 sq. ft. of floor area, whereas the existing C2-3 
overlay would require 1 space per 300 sq. ft. of floor area.  For low traffic generating 
uses in parking requirement Category C in Use Groups 6, 7, 9, 12, 13, 14 or 16, or when 
permitted by special permit, commercial developments would be required to provide 
parking at a rate of 1 space per 1,000 sq. ft. of floor area, whereas existing C1-3 
commercial overlay regulations would require 1 space per 800 sq. ft. of floor area.  
 

Establish Inclusionary Housing within the Webster Avenue Rezoning Area 
 
As part of the City’s ongoing effort to broaden and provide new housing opportunities 
in the Bronx, the proposed rezoning includes an inclusionary housing bonus.  The 
inclusionary housing bonus, which can be applied in areas being rezoned to allow 
medium- and high-density residential development, combines a zoning floor area bonus 
with a variety of housing subsidy programs to create powerful incentives for the 
development and preservation of affordable housing.  Developments taking advantage 
of the full bonus must devote at least 20 percent of their total floor area (excluding 
ground floor non-residential floor area) to housing that will be affordable to lower-
income households.  
 
Within the rezoning area, the inclusionary housing bonus would be available in the 
proposed R7D and C4-5D districts.  The bonus would allow an increase in floor area (up 
to 33 percent above the base residential FAR) in exchange for the provision of 
permanently affordable housing. The additional floor area must be accommodated 
within the applicable height and setback provisions of the proposed R7D and C4-5D 
districts.   
 
The amount of bonus floor area allowed is determined by the amount of lower income 
housing provided. For each square foot of lower income housing provided, a 
development is eligible for 1.25 square feet of bonus floor area, up to the maximum floor 
area ratio (FAR) permitted with the bonus. However, the amount of lower income 
housing required to receive such bonus need not exceed 20 percent of the total floor area 
in the building (excluding ground floor non-residential floor area).  
 
In order to be eligible for the bonus, lower-income units must be affordable to 
households at or below 80 percent of Area Median Income (AMI), and must remain 
affordable for the life of the development receiving the bonus.  Lower-income housing 
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units used to earn the Inclusionary Housing bonus may be new units on the same site as 
the development receiving the bonus, or new or preserved units in a separate building 
off-site.  Off-site affordable units must be located within the same community district, or 
in an adjacent community district on a site within a half-mile of the site receiving the 
bonus. 
 
Developments using the floor area bonus in the new program may also use various city, 
state and federal housing subsidy programs and tax incentives to finance affordable 
units.  The Department of Housing Preservation and Development must approve a 
Lower Income Housing Plan for all developments in the Inclusionary Housing Program.  
 
CONCLUSION 
 

Rezoning Areas: Bedford Park/Norwood and Webster Avenue 
 
The proposed action would change zoning designations within the proposed rezoning 
area in a manner that would encourage new higher density mixed-use residential and 
commercial districts.  The proposed zoning districts would increase new residential 
development along Webster Avenue at a height and density that would not overburden 
the existing community infrastructure; increase the number of quality commercial uses 
that serve both the community and visitors to the area; and facilitate the development of 
more affordable housing with the application of the Inclusionary Housing Program.  
The proposed rezoning would also require ground floor non-residential development in 
most new residential buildings.  The proposed rezoning would also create two new 
commercial districts which will permit larger scale commercial development to attract 
jobs and retail uses but will match the development context of new residential buildings.  
The new zoning districts include maximum street wall and height limits for all of the 
proposed new mapped districts ensuring that the scale of the new development would 
respond to the particular characteristics of the individual areas within the rezoning area.    
 

Primary Study Area  
 
The proposed action creates zoning that is compatible with those districts that surround 
the rezoning area.  Those portions of the surrounding Olinville neighborhood, 
Woodlawn Cemetery, New York Botanical Garden, and the Fordham University Rose 
Hill Campus, located adjacent to the rezoning area, would continue with their existing 
zoning designations.  The proposed action would complement existing residential and 
commercial land use trends in the primary study area.  As such, the proposed action 
would have no significant adverse impact upon zoning in the primary study area.   
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PUBLIC POLICY 
 
3.1.7 EXISTING CONDITIONS  
 
Besides zoning, many other public policies can affect the permitted land uses within the 
proposed rezoning area.   
 
The public policies applicable to the proposed rezoning area are the Waterfront 
Revitalization Program (WRP) and the Jerome-Gun Hill Business Improvement District 
(BID).  Public policies affecting land use in the primary study area are the Special Grand 
Concourse District and the Fordham Road BID.  
 

Waterfront Revitalization Program (WRP)/Coastal Zone Management  
 
The federal Coastal Zone Management Act of 1972, established to support and protect 
the nation's coastal areas, set forth standard policies for the review of proposed projects 
along the coastlines.  As part of the Federal Coastline Management Program, New York 
State has adopted a state Coastal Management Program, designed to achieve a balance 
between economic development and preservation that will promote waterfront 
revitalization and waterfront dependent uses; protect fish, wildlife, open space, scenic 
areas, public access to the shoreline, and farmland. The program is also designed to 
minimize adverse changes to the ecological systems, erosion, and flood hazards.  
 
The state program contains provisions for local governments to develop their own local 
waterfront revitalization programs.  New York City has adopted such a program (New 
York City Waterfront Revitalization Program, New York City Department of City Planning, 
revised 1999). The Local WRP establishes the City's Coastal Zone (CZ), and includes 
policies that address the waterfront's economic development, environmental 
preservation, and public use of the waterfront, while minimizing the conflicts among 
those objectives.  
 
As a major portion of Webster Avenue (north of and including Mosholu Parkway) 
affected by the proposed action falls within the City’s designated coastal zone, the 
proposed action must be assessed for its consistency with the policies of the City’s Local 
Waterfront Revitalization Program (LWRP).  A detailed assessment of the LWRP is 
provided in Chapter 3.11, “Waterfront Revitalization.” 

 
Jerome-Gun Hill Business Improvement District 

The Jerome-Gun Hill BID, a not-for-profit corporation, is an organization managed by 
the Mosholu Preservation Corporation which gives support to over 200 businesses 
within its catchment area.  The catchment area of the Jerome-Gun Hill BID includes 
Jerome Avenue, between East Gun Hill Road and Mosholu Parkway, and East Gun Hill 
Road, between Webster and Jerome Avenues.   BIDs typically deliver supplemental 
services such as sanitation and maintenance, public safety and visitor services, 
marketing and promotional programs, capital improvements, and beautification for the 
area, which are all funded by a special assessment paid by property owners within the 
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district.  The Jerome-Gun Hill BID also collaborates with owners of vacant property, 
suggesting new businesses that would offer a needed service or product currently 
absent from the neighborhood, thus enriching the area’s retail mix.  With these and 
many more programs, the Jerome-Gun Hill BID looks to attract Bedford Park and 
Norwood residents to shop within the neighborhood and keep local merchants in 
operation. 

Special Grand Concourse District 
 
The Special Grand Concourse District is a special purpose district established to protect 
the distinctive art deco composition and scale of the area extending almost the 
entire length of Grand Concourse Boulevard, from East 151st Street to Mosholu 
Parkway.  The Special Grand Concourse District is located west of the rezoning area; a 
small portion of the Special District lies just within the western boundary of the primary 
study area (near Poe Park).  The district consists of a Residential Preservation Area 
and three commercial subareas; however, commercial uses are limited to designated 
locations to preserve the boulevard's traditional residential character.  

Fordham Road Business Improvement District 
 
The Fordham Road BID, a not-for-profit corporation, is an organization managed by the 
Fordham Road District Management Association Inc. which provides supplementary 
service to the community.  The Fordham Road BID extends from Third Avenue to 
Jerome Avenue along Fordham Road and also includes the commercial areas on select 
side streets.   The district is comprised of approximately 80 buildings and almost 300 
businesses ranging from nationwide chains to locally-owned independent shops.  BIDs 
typically deliver supplemental services such as sanitation and maintenance, public 
safety and visitor services, marketing and promotional programs, capital improvements, 
and beautification for the area, which are all funded by a special assessment paid by 
property owners within the district.  The Fordham Road BID focuses 
on sanitation, business marketing and promotions, and capital improvement projects for 
the Fordham Road area.   
 
3.1.8 FUTURE WITHOUT THE PROPOSED ACTION 
 
There are no anticipated public policy actions which will have a significant effect on 
conditions in the rezoning or primary study areas in the future without the proposed 
action.  All City public policies, as described above in “Existing Conditions,” are 
expected to remain unchanged in the future without the proposed action.    
 
3.1.9 FUTURE WITH THE PROPOSED ACTION  
 
All or portions of four blocks within the Webster Avenue rezoning area (Blocks 3325, 
3330, 3357, and 3360) are located within the LWRP designated area.  This area, including 
Webster Avenue and the area east within the rezoning area, contains eleven projected 
development sites along with six potential development sites.  As these four blocks are 
in the City’s designated coastal zone, the proposed action must be assessed for its 
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consistency with the policies of the City’s WRP.  This assessment is provided in Chapter 
3.11, “Waterfront Revitalization,” which includes the WRP Consistency Assessment 
Form. 
 
The changes resulting in the future with the proposed action are not anticipated to 
create significant adverse impacts to public policy.  The proposed action would be 
consistent with the public policy set forth to guide the development of the rezoning and 
primary study areas. 
 

Waterfront Revitalization Program (WRP)  
 
Consistent with the aims of the City’s LWRP, the proposed action would encourage the 
development of residential and commercial uses.  The new higher density residential 
and commercial development that would replace the existing lower density commercial 
uses would be developed in an area well suited to such development with existing 
adequate infrastructure and excellent proximity and access to existing mass transit and 
roadways.  The consistency of the proposed action with the WRP is discussed in greater 
detail in Chapter 3.11. 

 
Jerome-Gun Hill Business Improvement District 

The Jerome-Gun Hill BID, a not-for-profit corporation, is an organization managed by 
the Mosholu Preservation Corporation which gives support to over 200 businesses 
within its catchment area.  The BID works constantly to keep the area inviting to 
shoppers through rigorous sanitation, aesthetic improvements, and security services.  
With these and many more programs, the Jerome-Gun Hill BID looks to attract Bedford 
Park and Norwood residents to shop within the neighborhood and keep local merchants 
in operation.  The proposed rezoning would support the development and growth of the 
retail district along Jerome Avenue and East Gun Hill Road through increases in density 
for commercial and residential development along Webster Avenue, and the 
requirement of ground floor commercial development in most new residential 
buildings.  The revitalization of the rezoning area and the new retail development 
catalyzed through the proposed rezoning would also attract additional shoppers to the 
shopping district along Jerome Avenue and East Gun Hill Road.  Therefore, the 
proposed action would be compatible with the general goals of the Jerome-Gun Hill 
BID.     
  Special Grand Concourse District 
 
The Special Grand Concourse District is a special purpose district established to protect 
the distinctive art deco composition and scale of the area extending almost the 
entire length of Grand Concourse Boulevard, from East 151st Street to Mosholu 
Parkway.  It does so by establishing bulk and design regulations and limiting 
commercial uses to designated locations.  The proposed action is considered 
compatible with the Special Grand Concourse District.  Both the proposed rezoning 
and the Special Grand Concourse District encourage densities matching the 
development context of their respective corridors, and establish commercial districts 
at appropriate locations.   
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 Fordham Road Business Improvement District 

 
The Fordham Road BID, provides supplementary service to the community, focusing on 
sanitation, business marketing and promotions, and capital improvement projects for 
the Fordham Road area.  The proposed rezoning would support the commercial 
character of Fordham Road through increases in density for commercial development 
and the requirement of ground floor non-residential development in most new 
residential buildings along Webster Avenue.  New development catalyzed through the 
proposed rezoning would also support the creation of jobs and career opportunities.  
Therefore, the proposed action would be compatible with the general goals of the 
Fordham Road BID.     
 
3.1.10 SUSTAINABILITY  

PLANYC 
 
Under the recently revised CEQR Technical Manual, large publicly sponsored projects 
must conduct a sustainability assessment to determine whether the project is consistent 
with the goals and objectives of PlaNYC.  Accordingly, as the Webster Avenue Rezoning 
is projected to result in an increment of 738 residential units and approximately 58,000 
commercial square feet, a sustainability assessment was conducted.  As illustrated 
below, the proposed action was determined to be consistent with the goals and 
objectives of PlaNYC.  
 
In 2007, the Mayor’s Office of Long Term Planning and Sustainability released PlaNYC: 
A Greener, Greater New York.  PlaNYC represents a comprehensive and integrated 
approach to planning for New York City’s future. It includes policies to address three 
key challenges that the City faces over the next twenty years: (1) population growth; (2) 
aging infrastructure; and (3) global climate change. Elements of the plan are organized 
into six categories—land, water, transportation, energy, air quality, and climate 
change—with corresponding goals and initiatives for each category. 

Local Law 17 of 2008 established the New York City Office of Long-Term Planning and 
Sustainability and the requirement for this office to develop and coordinate the 
implementation of a comprehensive, long-term sustainability plan for the City.  Local 
Law 17 of 2008 requires that sustainability plan to be updated by April 2011 and every 
four years thereafter.  PlaNYC is the City’s long-term sustainability plan until such time 
as it is updated by the Office of Long-Term Planning and Sustainability. 

PlaNYC’s policy objectives cover a broad range of the environmental considerations 
examined throughout this EAS.  Section 3.1.10 characterizes the proposed action’s 
consistency with specific PlaNYC goals and initiatives. 

The proposed action embodies many of the planning goals and objectives established in 
PlaNYC, and overall would be consistent with PlaNYC. The following section 
summarizes the proposed action’s consistency with PlaNYC elements, with a particular 
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emphasis on the land use and zoning based goals and objectives of the plan.  Many of 
the PlaNYC goals and objectives are not directly applicable to a rezoning such as the 
proposed action.
 

Land 

Overall, the proposed action is consistent with the PlaNYC land goals. Many of the
recommendations, goals, and initiatives of PlaNYC are at the core of the proposed 
action, including pursuing transit-oriented development, providing new housing to 
meet the needs of current and future residents while making housing more affordable 
and sustainable, and capitalizing on transit access. 
 

Housing 

The proposed action would be consistent with the goals of PlaNYC with regards to 
housing. The proposed action would result in the creation of 738 additional market-rate 
and affordable housing units within the Webster Avenue corridor, which would not be 
created in the absence of the proposed action. More specifically, the proposed action is 
consistent with the following initiatives associated with housing: 
 
� Pursue transit-oriented development and use rezonings to direct growth towards 

area with transit infrastructure. The proposed action would rezone the area along 
the Webster Avenue corridor to permit medium-density, mixed-use transit-oriented 
development. The Webster Avenue corridor is located near existing transit 
infrastructure and multiple transportation options, including the Metro-North 
Railroad Harlem Line and the D and 4 subway lines. Therefore, the proposed action 
would be consistent with this initiative of PlaNYC. 

 
� Develop underused areas to knit neighborhoods together and identify underutilized 

areas that are well served by transit and other infrastructure. The Webster Avenue 
corridor is an underutilized area that is served by existing transit and other 
infrastructure. Webster Avenue is the spine connecting the neighborhoods of 
Bedford Park, Norwood and Fordham and major institutions, however, most of the 
uses along Webster Avenue close in the off-hours and provide only limited local 
services for residents, workers and visitors to the area. By allowing a wider range of 
use and requiring active ground-floor uses with ample windows and street trees, the 
proposed action will allow redevelopment of the corridor into a more inviting 
pedestrian-friendly corridor with a greater array of services for residents, workers 
and visitors to better connect surrounding institutions, parks and neighborhoods. 
Therefore, the proposed action would be consistent with this initiative. 

 
� Develop new financing strategies.  Pursue creative financing strategies to reach new 

income brackets. This goal describes specific City-sponsored funding initiatives that 
can be utilized to create affordable housing. The proposed action would permit 
affordable units within the Webster Avenue corridor that would expand the amount 
of housing available for low-income residents. This housing would benefit low-, 
moderate-, and middle-income residents and help the City reach its affordable 
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housing goals. 
 
� Expand inclusionary zoning. The Proposed action would be consistent with this 

goal, which seeks opportunities to expand the use of inclusionary zoning to create 
economically-integrated communities. Along the Webster Avenue corridor, the 
proposed action would apply the inclusionary housing program to give a floor area 
bonus if permanently affordable housing is provided. Therefore, the proposed action 
would be consistent with the goal of expanding inclusionary zoning program. 

 
� Encourage homeownership. PlaNYC suggests that programs should encourage 

homeownership and emphasize the provision of affordable apartments over single-
family homes. In 2009, the Inclusionary Housing program was modified to allow the 
affordable housing to be provided as homeownership.  With the employment of the 
Inclusionary housing program along Webster Avenue, the proposed action would 
encourage the development of affordable housing, which could be in the form of 
homeownership. 

Open Space 

PlaNYC includes three open space goals: to make existing open spaces available to more 
New Yorkers; to expand usable hours at existing open spaces; and to “re-imagine the 
public realm” in order to improve sidewalks and streets. As indicated in the Open Space 
analysis, no significant adverse open space impacts would result from the project.   
Additionally, the proposed action is intended to shape Webster Avenue into a vibrant, 
inviting, and walkable residential and commercial corridor. The proposed action is also 
intended to better connect Bedford Park and Norwood residents, workers and visitors 
with the surrounding parks by creating a pedestrian-friendly corridor along Webster 
Avenue. Therefore, the proposed action would be consistent with the initiative to “re-
imagine the public realm.”  Development within the Webster Avenue corridor would 
comply with the 2008 street tree planting zoning text amendment. This would result in a 
substantial number of new street trees along the corridor and in the neighborhood. 
Therefore, the proposed action would be consistent with this initiative to green 
underutilized street and sidewalk space. 

Water/ Natural Resources 

The Water Quality and Water Network elements of PlaNYC overall are not applicable to 
rezoning projects such as the proposed action. However, as described in the Draft Scope 
of Work, the EIS for the proposed action will include a Water and Sewer Infrastructure 
analysis that will be prepared in accordance with the guidance of the recently revised 
CEQR Technical Manual. This analysis will assess whether the proposed action may 
result in significant adverse impacts to the City’s water distribution or sewer system. If 
significant adverse impacts were identified, then potential mitigation strategies and 
alternatives would be assessed. Implementation of mitigation strategies or alternatives, 
if appropriate, would be consistent with the PlaNYC Water goals to improve water 
quality in our local waterways by implementing infrastructure upgrades and pursuing 
proven solutions to prevent stormwater from entering the system. Additionally, 
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development within the Webster Avenue corridor would comply with the 2008 street 
tree planting zoning text amendment. This would result in a substantial number of new 
street trees along the corridor and in the neighborhood and would also serve to ensure 
consistency with this component of PlaNYC. 

Transportation 

The proposed action is intended to provide additional housing in an area that is well-
served by transit; as such, it is consistent with the PlaNYC initiative to improve access to 
existing transit. 

Air Quality / Energy and Climate Change 

Within the Air Quality analysis, the EAS includes an analysis of the potential for 
Greenhouse Gas Emissions resulting from the proposed action. This analysis assesses 
the consistency of the proposed action with the PlaNYC goal to reduce global warming 
emissions by more than 30 percent (below 2005 levels) by 2030.  Additionally, because 
the project will be encouraging development along transit corridors, it will be promoting 
the use of mass transit and will serve to reduce vehicle emissions over the long term as 
compared to the future without the action.   Furthermore, this analysis was prepared in 
accordance with the recently revised CEQR Technical Manual.  
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EMS UNIVERSITY HEIGHTS STATION

ENGINE 75 / LADDER 33 / BATTALION 19

ENGINE 48 / LADDER 56 / DIV 7

ENGINE 88 / LADDER 38

ENGINE 62 / LADDER 32

EMS WILLIAMSBRIDGE STATION #15

ENGINE 79 / LADDER 37 / BATTALION 27

Webster Avenue Rezoning Area

NYC Department of City Planning

Figure 3.3-6: Police and Fire Services
Serving the Rezoning Area

Source: NYC Department of City Planning MapPLUTO 2009; STV Incorporated
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3.7 URBAN DESIGN AND VISUAL RESOURCES 
  
INTRODUCTION 
 

This chapter provides an assessment of the potential effects on urban design and visual 
resources that could result from the proposed action.  The proposed zoning map and 
text amendments would result in changes in allowable uses and building forms in the 
rezoning area, and would facilitate new residential development along Webster Avenue.  
Specifically, the proposed action is expected to result in new above-ground development 
that would differ in height, bulk, form, setbacks, size, scale, and uses from those which 
currently exist in the rezoning area, and would also differ in these characteristics from 
what will otherwise be developed in the future without the proposed action.  Therefore, 
given these conditions and the presence of historic and open space resources in and 
abutting the rezoning area, an analysis of urban design and visual resources is 
appropriate, per the guidelines set forth in the CEQR Technical Manual.  
 
Urban design components and visual resources contribute to the distinctive identity of a 
neighborhood.  The analysis of urban design called for in the CEQR Technical Manual 
assesses the effects of the proposed action on those attributes that constitute the physical 
appearance of buildings and streets in the study area. These attributes include building 
bulk, use, and type; building arrangement; block form and street pattern; streetscape 
elements; street hierarchy; and, natural features.  Bulk is defined by the size of a 
building and its massing on a site.  Height, length, and width define a building’s size, 
while volume, shape, setbacks, lot coverage, and density define its mass.  The analysis of 
visual resources provided in this chapter assesses the effects of the proposed action on 
the visual resources of the study area, which are its unique or important public view 
corridors, vistas, or natural or built features.  Public parks, landmarked structures, and 
landmarked districts are all examples of visual resources.  Following the guidance of the 
CEQR Technical Manual, only views of visual resources from public and publicly 
accessible locations are assessed.   
 
Due to its existing zoning being predominantly oriented towards heavy commercial 
uses, Webster Avenue lacks the development density of the adjoining neighborhoods 
and is lined with numerous underdeveloped lots and vacant properties.  This trend is 
expected to continue in the future without the proposed action.  The proposed mixed-
use residential/commercial development generated by the proposed action would 
maximize the development potential of this northwest Bronx corridor.   
  
By 2020, as a result of the proposed action, higher density residential development and 
larger scale ground-floor commercial development along portions of Webster Avenue 
would be expected to occur.  Further, as described in Chapter 2.0, “Project Description,” 
and Chapter 3.1, “Land Use, Zoning, and Public Policy,” the proposed action would also 
support the preservation of low density development in the residential neighborhoods 
of Bedford Park and Norwood west of Webster Avenue.  Therefore, the proposed 
zoning changes would both permit new higher-scale mixed residential/commercial 
districts along Webster Avenue, and preserve the form and scale of residential 
development within the Norwood and Bedford Park neighborhood rezoning areas to 
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address the potential replacement of such housing with larger-scale, higher-density 
development.   
 
Within the rezoning area, DCP has identified 24 projected development sites where new 
development or conversions are likely to occur, and 25 potential development sites 
where new development could occur, though it would be less likely.  The projected 
incremental (net) change that would result on the projected development sites as a result 
of the proposed action by 2020, compared to the future conditions without the proposed 
action, is 738 dwelling units, 53,417 square feet (sf) of commercial (retail) and office 
space, 7,782 sf of community facility space, a net reduction of 78,152 sf of automotive-
related uses and storage space, and a net reduction of 27,612 sf of hotel space. 
  
As documented in the following assessment of urban design and visual resources, the 
proposed action is not expected to result in significant adverse impacts related to urban 
design and visual resources.   
 
3.7.1 EXISTING CONDITIONS  

Study Areas  
 
The urban design and visual resources study areas are the Webster Avenue portion of 
the proposed rezoning area, itself, and a primary study area comprising the area within 
a quarter-mile radius of the Webster Avenue portion of the rezoning area.  The rezoning 
area is divided into sections by (and does not include) Mosholu Parkway.  The rezoning 
area contains all identified projected and potential development sites and is the primary 
focus of the urban design analysis.  Consideration of the primary study area provides a 
context by which to examine and to explain further the existing conditions of the 
rezoning area, itself; in addition, the primary study area incorporates the maximum area 
that reasonably may be expected to endure potential adverse impacts to urban design 
and visual character as a result of the proposed action.  The study area boundaries are 
illustrated on Figure 3.7-1. 

The rezoning area is focused on the Webster Avenue corridor, including portions of 24 
blocks along Webster Avenue between East 211th Street and East 193rd Street.  As 
described in Chapter 2.0, “Project Description,” and Chapter 3.1, “Land Use, Zoning and 
Public Policy,” contextual rezoning would also apply to a larger area including the 
Bedford Park and Norwood neighborhoods (neighborhood rezoning areas), that would 
encompass all or portions of approximately 80 blocks generally bounded by East Gun 
Hill Road to the north, East Fordham Road to the south, the Metro-North Railroad 
Harlem Line to the east, and Valentine Avenue and Rochambeau Avenue to the west.  
Any potential effects related to this contextual rezoning would be substantially 
addressed in discussion of the urban design primary study area (i.e., that area within ¼ 
mile of the Webster Avenue corridor rezoning area).  Therefore, for the purposes of this 
urban design and visual resources analysis, the analysis of the “rezoning area” is limited 
to the Webster Avenue corridor, as shown on Figure 3.7-1. 
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URBAN DESIGN 

Regional development patterns and important natural features are fundamental to the 
urban form of the northwestern Bronx and manifest in the local urban design and 
aesthetic characteristics of the rezoning area.  The northwestern portion of the Bronx is 
separated from the northern tip of Manhattan by the Harlem River, approximately 1½ 
miles to the west, and is approximately five miles south of the New York City – 
Westchester County border.  As such, the development patterns of the Bronx, overall, as 
well as of Manhattan and Westchester County dictate the layout of regional 
transportation corridors traversing the Bronx.  Routes of these transportation corridors 
negotiate major topographical features, including the Harlem River and several large 
parks located in the Bronx. 
 
Among these are the approximately 1,146-acre Van Cortland Park, stretching south from 
the Westchester County border, its southern end reaching to within ¾ mile west of the 
northern end of the rezoning area; Pelham Bay Park (approximately 2,766 acres), also 
located at the Westchester County border, though three miles east of the rezoning area; 
the approximately 718-acre Bronx Park, with the New York Botanical Garden, Bronx 
Zoo, and Bronx River and naturalized areas about ½ mile east and north of the rezoning 
area; the approximate 206-acre Bronx River Parkway, connecting Westchester County to 
the Bronx; and the approximately 15-acre Tremont Park and approximately 128-acre 
Crotona Park, which are located together just south of the rezoning area.  These parks 
not only provide  exceptional areas of natural beauty and interest, they also relate to the 
broad network of regional transportation corridors that bypass them; in turn, they also 
relate to the networks of local streets that are arranged around both the parks and the 
regional transportation corridors.   
 
Regional transportation corridors networking the larger region together comprise a web 
of curvilinear roadways that generally do not form the basis of or conform to a 
rectilinear grid, either among themselves or among local streets.  Instead, they lead to 
strategic Harlem River crossings or circumnavigate large parklands, while grid-like 
arrangements of local streets are positioned among these more prominent corridors.  
The local streets are generally lined with residential uses, while the larger, regional 
corridors may be lined with light industrial uses, local commercial establishments, and 
institutions (such as hospitals or schools) of regional importance.   
 
The proposed rezoning area is centered on the Webster Avenue corridor, which runs 
north-south directly west of Bronx Park.  At its northern end, Webster Avenue extends 
north into Westchester County, where it is named “Bronx River Road.”  South of the 
rezoning area, Webster Avenue converges with Third Avenue and Willis Avenue, which 
connect to Manhattan via the Third Avenue Bridge and Willis Avenue Bridge.   
 
The Webster Avenue corridor within the rezoning area comprises a generally low-
density streetscape, with an urban form that is distinct from immediately surrounding 
areas.  Webster Avenue contains a broad mix of light industrial uses, commercial 
establishments, and some institutional uses.  Along Webster Avenue, light industrial 
uses, including warehouses, light manufacturing, and automotive services operate out 
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of one- and two-story buildings.  In the rezoning area and certain commercial streets 
within the primary study area local retail can be found in low-rise (one- and two-story) 
buildings and the ground floors of some mixed-use apartment buildings; however, in 
the rezoning area, there are automobile-oriented uses, such as gas stations, a 
supermarket with off-street parking, a McDonald’s restaurant with drive-through 
service and off-street parking, and automotive-related uses, and parking lots.  There are 
several cases, unique to the rezoning area, compared to the primary study area, where 
single-family detached houses have been converted to commercial uses, their side yards 
now used for parking.  Some single-family style housing remains in residential use, 
though generally different in appearance from surrounding development.  These extant 
residential uses are often adjacent to commercial or light-industrial uses, and they are 
distinct from the six-story apartment blocks visible directly behind these smaller houses 
on the same blocks just outside the rezoning area. 
 
In addition to general urban form, the Webster Avenue corridor, generally, differs from 
surrounding areas with regard to visual character.  The rezoning area lacks many 
attractive streetscape elements; rather, the quality of its visual character is diminished by 
some instances of open lots, used for storage, parking, or lying vacant, which are 
surrounded by unattractive chain-link fencing topped with razor wire in some instances.  
Among the more notable streetscape elements are signage, which for the most part is 
simply comprised of awning signage along the ground-floor of commercial uses.  It is 
generally in good condition throughout the study area. 
  
The particular characteristics of the overall urban form may be assessed specifically: 
building bulk, use and type, street hierarchy, block form and pattern, building 
arrangement, streetscape elements, and natural features and topography.  Following is 
an overview of the rezoning area according to these urban design aspects, followed by a 
similar assessment of urban design in the primary study area.   
 

Urban Design – Rezoning Area 

The rezoning area includes portions of approximately 22 blocks along Webster Avenue 
between approximately East 193rd Street on the south and East 213th Street on the north.  
The rezoning area is centered on the Webster Avenue corridor, with its eastern limit 
approximating the Metro-North Railroad Harlem Line and its western boundary 
delineated mid-block between Webster Avenue and Decatur Avenue to the west.  There 
are some deviations, where for example, the eastern border extends past the Metro-
North Railroad near the northern end of the rezoning area and where the western 
boundary coincides with the western edge of Webster Avenue (north of East 205th 
Street); and at the southern end of the rezoning area where the eastern limit does not 
extend past the edge of Webster Avenue and the western limit coincides with Decatur 
Avenue.   
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Building Bulk, Use and Type 
 
Building “use” in a densely developed urban area may be described according to “land 
use” terminology such as “residential,” “commercial,” “industrial,” or “vacant lot” land 
uses.  Land uses within the rezoning area generally conform to a few easily recognizable 
types.  For example, industrial land uses generally comprise light industry and 
warehousing, and commercial uses include local retail and services, as well as the more 
specialized automotive services.  Further, each of these uses, respectively, is housed in a 
building form with a certain height, massing, and overall bulk and design that may be 
considered typical for that use in the rezoning area.  Thus, with the exception of some 
intermittent institutional uses the general built form of a particular streetscape in the 
rezoning area can be inferred from the predominance of known land uses. 

Industrial uses in the rezoning area, for example, typically occupy one- and two-story 
buildings, many with broad lot coverage; they are not typically housed in multi-story 
brick loft buildings, as may be the case for other areas in the Bronx.  (See Figure 3.7-2, 
Photo 1.)  Similarly, the automotive services operate out of buildings that resemble light 
industrial buildings.  These buildings are generally one-story, though these uses also 
incorporate open lots utilized for parking and outdoor storage.  This is the case for the 
majority of light-industrial uses throughout the rezoning area. (See Figure 3.7-2, Photo 
2.)   
 
When housed in exclusively commercial buildings, local retail and service 
establishments typically are in one- or two-story buildings; otherwise, they may be 
found in the ground floor of “mixed-use” apartment buildings.  (See Figure 3.7-2, Photos 
3 and 4.)  Commercial and mixed-use buildings generally range from two-to-five stories 
in height; mixed-use buildings (e.g., apartments with ground-floor commercial uses) in 
the rezoning area generally do not exceed five stories in height.  (See Figure 3.7-2, Photos 
4 and 5.)   

The intermittent residential land uses within the rezoning area include apartment 
buildings and two- and three-story attached or detached “single-family” housing. 
Buildings with few dwelling units, such as one- or two-family houses, do not typically 
exceed three stories in height.  (See Figure 3.7-2, Photo 6.)   
 
Institutional uses are not common within the rezoning area.  There are two schools, 
including the P.S./I.S. 54 at the southern end of the rezoning area, just north of East 195th 
Street, and P.S./M.S. 20, just north of Mosholu Parkway.  These buildings are relatively 
bulky, compared to surrounding buildings; they each stand five stories in height, and 
each have a width roughly double or triple the width of the typical apartment block.  
(See Figure 3.7-2, Photo 7.)  One particularly attractive building is the historic 52nd Police 
Precinct and Stables buildings, which is located just south of P.S./M.S. 20 and on the 
same block.  This building is constructed in the style of an Italian Renaissance villa and 
includes a square clock tower, and decorative brick work and terra cotta tiles.  (See 
Figure 3.7-2, Photo 8.)  The police precinct building and adjacent school are each 
surrounded with architectural fencing; the P.S./I.S. 54 building to the south, the 
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construction of which is not as recent as P.S./M.S. 20, is instead built to the sidewalk, 
forming a wall of its ground floor in a late-twentieth century design typical of many 
schools throughout the city.   

Among the uses within the existing R7-1 district that includes several blocks along the 
west side of Webster Avenue, between East 197th Street and Mosholu Parkway, are two 
strips of one- and two-story commercial buildings, some having residential uses above, 
separated by several blocks of massive, five-story apartment buildings.  Directly across 
Webster Avenue to the east in the same location are a series of open lots used for 
parking and a mix of light-industry and commercial uses housed in two-story buildings.  
At the northern end of this strip of industrial buildings is the Pioneer Supermarkets, 
which is set back from Webster Avenue within a sprawling two-story building 
resembling those of industrial uses to the south, though with a decorated façade and 
fenced-in accessory parking.  Buildings on both sides of the street are of brick 
construction, though most of the commercial buildings on the west have been faced in 
clapboard or, more recently, stucco.   

Just south of Mosholu Parkway and north of the Pioneer Supermarkets, on the east side 
of Webster Avenue, the Botanical Garden Arms apartment building stands six stories 
tall.  (See Figure 3.7-2, Photo 9.)  It is built in the Tudor Revival style, further 
distinguishing it from the low-rise commercial and industrial buildings nearby, as well 
as the five-story apartment buildings further south and those just to the northwest, 
which are of a similar bulk.  Unlike the more utilitarian buildings of the Webster Avenue 
streetscape south of Mosholu Parkway, the Botanical Garden Arms apartment building 
features mock half-timbering and a gabled and crenellated roofline.   
  
The P.S./M.S. 20 building and 52nd Police Precinct and Stable establish an attractive 
streetscape just north of Mosholu Parkway, on the east side of Webster Avenue.  The 
design of the P.S./M.S. 20 façade, with its vertical components and gabled roofline, is a 
modern interpretation of the Botanical Garden Arms building to the south.  Directly 
across the street, however, are one- and two-story buildings, like the light industrial 
buildings to the south—covering the entirety of their lots and built of brick—though 
housing commercial uses.  A recently constructed, single-story gas station is also 
present.   
 
North of East 202nd Street, Webster Avenue hosts a mix of single-family style housing, 
standing two and three stories tall.  Some are detached and now used for commercial 
establishments, with side yards serving as accessory parking, while some are attached 
and still in residential use.  (See Figure 3.7-2, Photo 10.)  Similar housing, together with 
another mid-block gas station, five-story apartment buildings, and single-story light-
industrial uses and similarly massed commercial uses, comprise much of the remainder 
of the Webster Avenue to the north.  Thus, the effect is a streetscape where the 
predominance of high-coverage, one- and two-story buildings of uninteresting design, 
make the many Queen Anne style houses seem more noticeable and somewhat out of 
place, particularly given the general backdrop of taller, bulky apartment buildings just 
outside the rezoning area to the west, with their undecorated rear facades, incinerator 



Webster Avenue Rezoning EAS 
New York City Department of City Planning

Urban Design and Visual Resources        Chapter 3.7 
3.7-8 

chimneys and other utilitarian features visible above the Webster Avenue streetscape, 
when viewed from public places in the rezoning area.  (See Figure 3.7-2, Photos 10 and 
11.)   
 
North of approximately East 204th Street, the eastern side of the rezoning area runs 
adjacent to the Metro-North Railroad Harlem Line right-of-way, and between 
approximately East 209th Street and East Gun Hill Road a portion of the right-of-way is 
included in the rezoning area.  Along this segment of the Webster Avenue corridor, the 
streetscape is open, as there is no development on the eastern side except for an area 
comprising Metro-North Railroad power utility infrastructure.  The right-of-way is 
enclosed with chain-link fence, which though not attractive affords limited views 
eastward from the rezoning area.  Within this same stretch of Webster Avenue, the 
western edge of the Webster Avenue corridor is defined by a steep rise in elevation 
westward, with a narrow band of naturalized rock outcropping separating the rezoning 
area from the higher-elevation properties to the west along Parkside Place. 
 
Apart from a McDonald’s restaurant on the northwest corner of East Gun Hill Road and 
Webster Avenue, which is somewhat similar in bulk to gas stations to the south, though 
of its own distinctive style, the streetscape is mainly established by the presence of 
automotive uses in low-rise buildings in combination with parking lots to the very 
northern end of the rezoning area, at which point there is a grouping of two-story 
rowhouses. 
  
Additionally, zoning prescribes what can be built and operated, and the resultant 
building bulk, use, and type, though it may not necessarily reflect the existing urban 
form, true for various parts of the city.  Current zoning within the rezoning area is 
almost exclusively commercial (C8-2) along both sides of Webster Avenue, mapped due 
to the former presence of the elevated subway.  In two locations along this segment of 
Webster Avenue, one within the rezoning area, residential R7-1 zoning present west of 
the rezoning area extends east to include the entire block up to Webster Avenue; in these 
cases the residential zoning along the streetscape is also subject to commercial overlay 
zoning (C2-3).  Just south of Mosholu Parkway, however, the R7-1 zoning extends across 
the street to include the Botanical Garden Arms apartment building.  (See Figure 3.7-2, 
Photos 12 and 13.)   

Zoning prescribes allowable heights, Built Floor Area Ratios1 (FAR), and yard or setback 
requirements for new construction.  Many of the buildings in the rezoning area were 
developed prior to the 1961 Zoning Resolution, however, and so existing building bulk is 
not clearly inferred from zoning designations.  For example, none of the projected 
development sites are developed to the maximum allowable FAR under existing 
conditions.  Most sites lie within C8-2 zoning, with a maximum allowable commercial 
FAR of 2.0; if they are built, nearly all of these sites are built to an FAR of less than 1.0.  
Similar under-development characterizes the six projected development sites (4-9), 
which are within the R7-1 district (with its C2-3 commercial overlay):  the allowable FAR 

1 The principal zoning bulk regulation controlling the size of buildings, FAR, is the ratio of total building 
floor area to the area of its zoning lot. 
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is 3.44 on these sites, but only two lots on one site (projected development site 6) are 
developed at an FAR of more than 2.0—one lot built to an FAR of 2.05, one to 2.90, and 
the other two lots comprising the site being built to FARs of 0.77 and 0.81.   
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Figure 3.7-2 
Urban Design:  Building Bulk, Use and Type 

(1) Two-story industrial building (projected development site 4), looking 
west across Webster Avenue at approximately East 197th Street. 

(2)   Single-story automotive services building (projected development site 
11), looking west across Webster Avenue, north of East 202nd Street.  
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Figure 3.7-2 (continued) 
Urban Design:  Building Bulk, Use and Type 

   

  
(3) Single-story commercial building (projected development site 15), 

looking west across Webster Avenue, at approximately East 202nd Street. 
 

(4) Ground-floor commercial in mixed-use building (projected development 
site 6), looking west across Webster Avenue, just south of East 198th 
Street. 
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Figure 3.7-2 (continued) 
Urban Design:  Building Bulk, Use and Type 

(5) Five- and six-story apartment buildings on East 204th Street, east of 
Webster Avenue; looking northeast across projected development site 13 
(single-story automotive repair and parking lot). 

 

(6)  Three-story single-family housing on Webster Avenue, looking southeast 
at approximately East 203rd Street; projected development site 16 (parking 
lot) is to the right of apartment building, and potential development site 
114 is partially visible at far right in photo. 
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Figure 3.7-2 (continued) 
Urban Design:  Building Bulk, Use and Type 

(7) P.S./M.S. 20, looking southeast across Webster Avenue from 
approximately East 202nd Street. 

  (8)  Historic 52nd Police Precinct building (located just south of P.S./M.S. 20 
shown in preceding photo), looking east across Webster Avenue, just 
north of Mosholu Parkway. 
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Figure 3.7-2 (continued) 
Urban Design:  Building Bulk, Use and Type 

 
   

 
(9)  Six-story Botanical Garden Arms apartment building, looking east across 

Webster Avenue, just south of Mosholu Parkway. 
  

(10)  Two-story single-family detached housing (projected development sites 
17, 18, and 19 from right/foreground to left) with commercial ground-
floor use in site 17; and side yards used for parking.  Looking east across 
Webster Avenue north of East 204th Street. 
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Figure 3.7-2 (continued) 
Urban Design:  Building Bulk, Use and Type 

   

 
(11)  Three-story attached housing on west side of Webster Avenue between 

approximately East 202nd Street and East 203rd Street; a portion of 
projected development site 15 (live poultry shop) is visible to left, and a 
portion of potential development site 113 (gas station) is visible to right. 

  

(12)  McDonald’s restaurant (projected development site 23) north of East Gun 
Hill Road, west of Webster Avenue.  (Apartment buildings in 
background are just outside rezoning area to the west, facing onto 
Decatur Avenue.) 
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Figure 3.7-2 (continued) 
Urban Design:  Building Bulk, Use and Type 

   

 
(13)  Two-story rowhouses on east side of Webster Avenue at approximately 

East 211th Street, between projected development sites 22 (not visible in 
photo) and 24 (the vacant lot just beyond the most distant rowhouse). 
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Building Arrangement  
 
Building arrangement can be discussed both with regard to how individual buildings 
relate to their respective lots and also how a pattern may result from consistency in 
building relationships to one another along the streetscape.  The arrangements of 
buildings in the rezoning area vary according to types of building, whether 
manufacturing, commercial, mixed-use, apartment buildings or detached housing 
originally constructed for single-family habitation but now partly occupied by 
commercial tenants.  These land uses, and consequently the buildings representing each 
are generally grouped together along Webster Avenue.  
   
Unlike predominantly residential neighborhoods to the west, the Webster Avenue 
corridor hosts numerous light industrial and commercial uses, with fewer residential 
uses.  In this respect, the rezoning area differs markedly from the immediately 
surrounding area.  Given the building uses present and the typical form they take, 
however, building arrangements in the rezoning area are also typical for the northern 
Bronx.  Of note are several automobile-oriented uses, such as a McDonald’s restaurant 
with drive-through, a supermarket with off-street parking, gas stations with 
convenience stores, various automotive repair shops, and other commercial 
establishments, each of which feature accessory parking, thus effecting a lower density 
and more open building arrangement than is found in the surrounding residential areas.   

On the west side of Webster Avenue many buildings are arranged with their long sides 
perpendicular to the street, establishing a consistent pattern of narrow, deep lots lining 
the west side of the street.  The buildings are typically constructed to cover the entirety 
of the lots, with no setbacks or side yards.  On the east side, however, where most of the 
blocks in the rezoning area are narrower than blocks west, and also irregularly shaped, 
there are many lots that are nearly square and run the full depth of the block.  The 
commercial, industrial, and residential buildings constructed on these larger lots may be 
high-coverage and directly reflect the shape of the lots, or in the case of several 
commercial uses, the buildings may account for approximately half of the lot, set either 
to the back or the side of the lot, with parking comprising the remainder. 

Residential uses present in the rezoning area include apartment buildings, which like 
many neighboring commercial and manufacturing uses are built to fully cover their 
respective lots; this building arrangement is common to both smaller three-story 
apartment buildings taking a row-house form as well as for the larger apartment 
buildings that stand up to five and six stories in height on wide lots or assemblages of 
lots.  The larger apartment buildings typically are built on a footprint that allows some 
side setback or are configured to accommodate minor setbacks at the rear of the 
buildings.  One larger apartment building, the Botanical Garden Arms, which comprises 
the entirety of two large lots east of Webster Avenue just south of Bedford Park 
Boulevard, is arranged around an interior courtyard; thus its contribution to the 
streetscape is similar to any other building with no setback or front or side yard area.   
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Because many buildings throughout the rezoning area are built without side or front 
yards, a streetwall may be effected in many areas; the streetwall is frequently 
interrupted by parking lots and vacant lots, however, and is therefore not continuous for 
most blocks.   
 
Building arrangements within the rezoning area range from high-coverage mid-rise 
apartment buildings to  a group of small, attached two-story rowhouses at the northern 
end of the rezoning area, on the east side of Webster Avenue, north of East Gun Hill 
Road.  These nine small houses, except for a vacant lot, effect a uniform arrangement, 
each with a small front garden setback.  Other larger single-family houses are also 
present in the rezoning area, some built with no front setback, while others are built 
with front, side and rear yards and in several instances have been converted to 
commercial or mixed-uses, and as a result, the side yards now serve as parking lots.   
  
Other commercial buildings in the area, if not conforming to the typical high-coverage 
arrangement, reflect types of commercial uses that are not common in the rezoning area.  
For example, there is one fast-food establishment with a drive-through—a McDonald’s 
restaurant on the west side of Webster Avenue, just north of East Gun Hill Road that is 
surrounded by parking and automobile circulation area.  A recently constructed gas 
station/convenience store complex on the west side of Webster Avenue, at 
approximately East 202nd Street, includes both fuel pumps and automobile circulation 
and parking areas in addition to its building, as does another gas station further north.   
 
Two institutional uses that are located on the east side of Webster Avenue, just north of 
Mosholu Parkway represent other unique building arrangements.  The historic Police 
Precinct 52 and Stables building is situated somewhat askew to Webster Avenue, facing 
more directly perpendicular to Mosholu Parkway, which intersects Webster Avenue just 
south of the police station, at an obtuse angle.  The precinct building is also set back 
from the Webster Avenue and Mosholu Parkway edges of the block; together with its 
unique form and design, its placement on the lot affords attractive views of the front 
façade together with the side tower.  Immediately north of the police station, P.S./M.S. 
20 comprises the remainder of the same block.  This school building is arranged as an 
agglomeration of distinct building masses; the larger building faces onto, and parallels, 
Webster Avenue, while the building mass at the northern end of the block parallels East 
202nd Street, perpendicular to Webster Avenue.   
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Block Form and Street Pattern 
 
The rezoning area is centered on the segment of Webster Avenue from a point just south 
of East 193rd Street, at its southern end, one block north of East Gun Hill Road 
(approximately East 213th Street) at its northern end.  The width of Mosholu Parkway 
bisects—and is excluded from—the rezoning area.  There is only one block along the 
western side of Webster Avenue that is included in its entirety within the rezoning area:  
a small, nearly square block near the southern end of the rezoning area, between East 
193rd Street and East 194th Street.  The western boundary of the rezoning area crosses 
over three other square blocks between East 198th Street and Bedford Park Boulevard, 
the long sides of eight rectangular blocks—the predominant block form east of Webster 
Avenue—and the ends of two other rectangular blocks, one at the far southern end of 
the rezoning area and one just south of Mosholu Parkway.  The rezoning area excludes 
portions of two rectangular blocks, and a third one entirely, north of East 205th Street 
west of East Gun Hill Road.   
 
The blocks east of Webster Avenue are, as a group, unique among all blocks within the 
study area.  Sandwiched between Webster Avenue on the west and the Metro-North 
Railroad Harlem Line on the east, blocks are oriented north-south.  They are long and 
irregularly shaped, except for these blocks near Mosholu Parkway, which are shorter 
and more rectangular.  In addition to East Gun Hill Road and Mosholu Parkway, only a 
few streets cross Webster Avenue from the east, including Bedford Park Boulevard, East 
201st Street, and East 204th Street.  Thus, with most local east-west streets west of Webster 
Avenue terminating into Webster Avenue, there are portions of these blocks west of 
Webster Avenue that are the focus of street-end views.  There are also two streets local 
only to the eastern side of Webster Avenue, as well:  East 202nd Street and East 203rd 
Street, just north of Mosholu Parkway.  (See Figure 3.7-3, Photo 1.) 
 
Street-ends east of Webster Avenue generally have views to the Metro-North Railroad, 
typically with mature trees blocking views further east, though trains are visible when 
present on the tracks from approximately East 203rd Street and other east-west streets to 
the south.  East 204th Street, a prominent local commercial corridor like Bedford Park 
Boulevard to the south and East Gun Hill Road to the north, terminates east of Webster 
Avenue at a pedestrian overpass, which features a smaller circular park with benches 
and landscaping and views east, over the Metro-North Railroad to the recreational and 
natural areas of Bronx Park.  (See Figure 3.7-3, Photo 2.) 
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Figure 3.7-3 
Urban Design:  Block Form and Street Pattern 

(1) Looking east down East 202nd Street to dead-end at the Metro-North 
Railroad Harlem Line (passing train visible); projected development site 
10 visible at left. 

(2) East end of the East 204th Street dead-end, which features an attractively 
landscaped pedestrian overpass, providing access over the Metro-North 
Railroad Harlem Line (greater grade separation here than areas south) 
into Bronx Park, visible beyond.   
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Streetscape Elements   
 
Streetscape elements, such as street trees and landscaping, decorative lighting fixtures, 
architectural fencing, public seating, etc., are relatively scant throughout the rezoning 
area.  Attractive streetscape elements along Webster Avenue are limited primarily to 
newer signage, a newly constructed glass bus shelter (on Webster Avenue, north of East 
204th Street) some benches and landscaping that are part of two street-side public open 
space areas, some architectural fencing around institutional uses, stone retaining walls, 
and naturalized areas abutting Webster Avenue, such as the Metro-North Railroad 
right-of-way and Public Place (park), on the east and west sides of Webster Avenue 
north of approximately East 205th Street.  (See Figure 3.7-4, Photo 1, and previous Figure 
3.7-3, Photo 15.) 

Signage in the rezoning area is typical of commercial uses.  Awnings are the most 
common and noticeable forms of signage.  Window displays are limited, in large part to 
the type of commercial establishments present, there being very little retail on Webster 
Avenue.  Wall mounted billboards, and billboard style signage painted directly onto the 
walls, can be found on the sides of buildings visible from Webster Avenue.  Typically 
such signage is for on-site businesses, or nearby businesses.  (See Figure 3.7-4, Photos 1, 
2, and 3.)  Less frequently there are pole mounted signs, primarily associated with the 
gas stations, the Pioneer Supermarkets, and the McDonald’s restaurant on East Gun Hill 
Road.  (See Figure 3.7-4, Photos 3, 4, 5, and 6.)  This McDonald’s building is constructed 
in a signature style and color scheme, while the Pioneer Supermarkets features more 
signage than other commercial uses.  The building features a lighted sign and metal 
awning and is painted in a signature color scheme (and a mural) though set back from 
the street behind parking; the parking lot is surrounded by a chain-link fence mounted 
with flag poles and pendant-flag streamers.   
 
Chain-link fencing surrounds the open portions of the light industrial properties as well 
as parking lots and vacant lots.  (See Figure 3.7-4, Photos 7, 8, and 9.)  It is also present 
along the edge of the Metro-North Railroad, visible at property rears and the eastern 
dead ends of streets such as East 202nd Street.  In one case a small area is planted with 
attractive perennials, inside the chain-fence that separates a small parking area from the 
sidewalk, but enjoyable from the sidewalk.  In some cases it is topped with razor wire 
and in one case, on the east side of Webster Avenue at approximately East 205th Street, it 
is also backed with eight-foot tall plywood panels; there is no concentration of such 
fencing, however, and only in the latter case does it especially detract from the visual 
quality of the streetscape, due in part to its position at the end of East 205th Street and 
also due to the extensive length of the fenced section. 
 
Several attractive examples of fencing exist as well, including the ornate brick columns 
combined with iron that surrounds the historic 52nd Police Precinct and Stables just 
north of Mosholu Parkway.  (See previous Figure 3.7-2, Photo 8.)  Just north of the police 
station, P.S./M.S. 20, though of recent construction, is surrounded with architectural 
steel fencing that is similarly integrated into its own building design.  (See previous 
Figure 3.7-2, Photo 7.) 
 



Webster Avenue Rezoning EAS 
New York City Department of City Planning

Urban Design and Visual Resources        Chapter 3.7 
3.7-29 

Walls constructed of or faced with rough-hewn stone are visible elements of the Webster 
Avenue streetscape at several locations.  Mosholu Parkway (not included in the 
rezoning area), with its landscaped park areas accessible directly from the sidewalk on 
the west side of Webster Avenue, includes low walls (seating height) along the sidewalk, 
combined with simple iron pipe fencing.  Retaining and seating walls are visible 
landscape elements winding through the park area.  (See Figure 3.7-4, Photo 10.)  
Beneath Mosholu Parkway overpass crossing of Webster Avenue, the embankment 
retaining walls are faced with stone.  Further north on the west side of Webster Avenue, 
between East 204th Street and East 205th Street, a stone wall runs along the sidewalk; 
topped with concrete block, it precludes views into the parking lot behind it.  Between 
East 205th Street and East Gun Hill Road, Parkside Place runs along the western side of 
Webster Avenue, just outside the rezoning area; its steeply sloping naturalized area 
climbs to a higher elevation and is separated from Webster Avenue below by 
naturalized exposed rock and retaining walls.  At the far northern end of the study area, 
also on the west side of Webster Avenue, a lengthy retaining wall of rough-hewn stone 
separates the streetscape from Woodlawn Cemetery, which is located to the north and 
west, above an additional retaining wall of similar appearance, sprawls north and west 
of the rezoning area at a higher elevation.  (See Figure 3.7-4, Photo 11.) 
 
Other attractive streetscape elements include benches and minor landscaping at Rose 
Hill Park, which although outside of the rezoning area is a component of the Webster 
Avenue streetscape.  This park features benches and a passive recreation area on 
Webster Avenue, just north of East Fordham Road.  Further north, East 204th Street 
crosses Webster Avenue, and at its eastern end terminates at the edge of a pedestrian 
overpass.  This circular area, constructed at the elevation of East 204th Street at that 
location, includes benches and views and access down into a playground and ball fields 
within Bronx Park.   
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Figure 3.7-4 
Urban Design:  Streetscape Elements 

(1)  Bus shelter on east side of Webster Avenue, just north of East 204th Street 
and south of projected development site 17 (not visible in photograph). 

(2)   Looking northwest toward the vicinity of projected development sites 4, 
5, and 6, north of East 197th Street. 
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Figure 3.7-4 (continued) 
Urban Design:  Streetscape Elements 

(3)   Looking northeast across Webster Avenue toward projected development 
site 2. 

(4)   Gas station and convenience store signage on west side of Webster 
Avenue, looking north from approximately East 202nd Street. 
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Figure 3.7-4 (continued) 

Urban Design:  Streetscape Elements 

(5)   Pole-mounted signage for the Pioneer Supermarkets on the east side of 
Webster Avenue, just south of Bedford Park Boulevard.  Copper dome of 
Mertz Library in the New York Botanical partially visible beyond the 
cleared site for the future Peter Jay Sharpe Parking Garage. 
 

(6) View of the Pioneer Supermarkets building, beyond its off-street parking 
lot. 
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Figure 3.7-4 (continued) 
Urban Design:  Streetscape Elements 

(7)   Projected development site 16, looking west across Webster Avenue at 
approximately East 203rd Street. 

(8)   Projected development site 24, the northernmost portion of the rezoning 
area; looking northeast across Webster Avenue.  Naturalized growth on-
site precludes views beyond to the Bronx River Parkway.   
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 Figure 3.7-4 (continued) 
Urban Design:  Streetscape Elements 

(9)  Example of combined chain-link, razor wire, plywood, and signage in 
fencing (projected development site 20), on east side of Webster Avenue 
at approximately East 205th Street. 

 

(10) View of landscaped area within Mosholu Parkway, looking west from 
Webster Avenue, just south of Mosholu Parkway South. 
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Figure 3.7-4 (continued) 
Urban Design:  Streetscape Elements 

(11) Southeastern extent of Woodlawn Cemetery (series of retaining walls and 
perimeter trees), as viewed from Webster Avenue, looking northwest.    
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Street Hierarchy 
 
At the top of the street hierarchy illustrated on Figure 3.7-3 are the Cross Bronx 
Expressway (I-95), an interstate highway that runs east-west approximately 1-½ miles 
south of the rezoning area, and I-87, which runs north-south approximately 1-¼ miles 
west of the rezoning area.  These two interstates meet approximately two miles 
southwest of the rezoning area, at which point I-95 crosses the Harlem River via the 
Washington Bridge into Manhattan before continuing west across the George 
Washington Bridge and the Hudson River into New Jersey.  I-87 runs along the western 
perimeter of the Bronx, continuing north into Westchester County and south, connecting 
to I-895 and I-278, which run east and north to Westchester County and south and east 
into Queens.   
 
The Bronx River Parkway is a north-south arterial that runs alongside the Bronx River to 
the east of the rezoning area, connecting Westchester County and New York City.  As 
described in Chapter 3.4, “Open Space,” Bronx River Parkway was one of the first 
examples in the early 20th century of a modern automotive parkway with restricted 
frontage, limited access, and grade separations.  It also serves as a greenway with active 
and passive recreation facilities. 
  
Mosholu Parkway, which connects into the Henry Hudson Parkway just south of 
Westchester County northwest of the rezoning area, terminates into Webster Avenue at 
roughly the north-south midpoint of the rezoning area.  (Mosholu Parkway, itself, is not 
part of the rezoning area.)  The parkway characteristics include lanes of traffic separated 
by wide medians and open spaces near the rezoning area, which are landscaped as 
parkland provide passive and active recreation space as part of the parkway system.   
  
Webster Avenue, on which the rezoning area is focused, is the only north-south corridor 
traversing the rezoning area; it is a collector and designated local truck route.  East 
Fordham Road, approximately one block south of the rezoning area, and East Gun Hill 
Road at the northern end of the rezoning area, are the east-west collectors directly 
serving the rezoning area, and are designated truck routes connecting into Webster 
Avenue. 
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Natural Features and Topography 
 
The rezoning study area is urbanized, densely developed, and is within an area of low 
natural resource sensitivity.  Naturalized and vegetated areas are present in a limited 
way, adjacent to the rezoning area:  in the portion of Mosholu Parkway that bisects the 
rezoning area; the naturalized area along Parkside Place at the edge of the rezoning area 
north of East 205th Street; and the naturalized areas of the Metro-North Railroad right-of-
way adjacent to the east.  No surface water bodies or natural forest are located within 
the rezoning area; the Bronx River is nearest the rezoning area, located within Bronx 
Park and the Bronx River Parkway.   
 
The approximately 718-acre Bronx Park, which includes the New York Botanical Garden 
and Bronx Zoo, as well as Bronx River and forest area, is located just east of the rezoning 
area.  However, due both to development along the eastern edge of Webster Avenue 
and the mature trees at the perimeter of much of Bronx Park, the natural features of the 
park, including the Bronx River and gorge to the east, do not share visual connectivity 
with the rezoning area.   
 
The naturalized area within the Metro-North Railroad right-of-way, with its grasses, and 
woody growth, including trees of varied maturity, is visible from various Bronx Park 
and Bronx River Parkway to the east.  Together with these park areas, however, the 
Metro-North Railroad forms an extensive vegetated area along the east side of the 
rezoning area. 
 
The rezoning area contains no parks, the most substantial park that is part of the 
Webster Avenue streetscape being the portion of Mosholu Parkway that bisects the 
rezoning area.  Within this portion of Mosholu Parkway are Frisch Ballfield and planted 
areas around and between the lanes of Mosholu Parkway, which include trails and 
seating as well as playground area, mature trees and lush perennial landscaping.   
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Urban Design – Primary Study Area  
 

The urban design primary study area is defined as the area contained within a ¼- mile 
radius from the Webster Avenue corridor portion of the rezoning study area.  The 
primary study area is generally bounded by Woodlawn Cemetery and East 218th Street 
to the north, East 188th Street to the south, the New York Botanical Garden and Fordham 
University Rose Hill Campus to the east, and Valentine and Briggs Avenues to the west. 
The boundaries of the primary study area are shown on Figure 3.7-1.   
 
Building Bulk, Use and Type 
 
The primary study area is generally built up west of the rezoning area, in the Bedford 
Park and Norwood neighborhoods, and a similar urban form is present in the 
northeastern portion of the primary study area.  However, most of the primary study 
area east of the rezoning area is comprised of Bronx Park, including the New York 
Botanical Garden, and the Fordham University Rose Hill Campus, each a campus 
hosting its own building styles.  In the south end of the primary study area, the 
commercial uses and dense buildings south of East Fordham Road and around Fordham 
Plaza are generally of a bulk, height and styling not found elsewhere in the primary 
study area.   
  
Development in the primary study west of the rezoning area is mostly residential, and 
includes a mix of five- and six-story apartment buildings, and several blocks of three-
story single-family rowhouses and also some three-story detached housing.  Much of the 
western boundary of the rezoning area runs midblock between Webster Avenue and 
Decatur Avenue.  The boundary represents a notable distinction in urban form, 
particularly in the differences between uses, building types and bulk that are found in 
the rezoning area compared to those found in the primary study area immediately to the 
west.  From within the rezoning area, the appearance of the primary study area is one of 
a series of apartment buildings, generally six-stories in height, all viewed from the back.  
Where Decatur Avenue is at a slightly higher grade than Webster Avenue, these 
apartment buildings appear relatively massive and distinct from the buildings in the 
rezoning area.  (See Figure 3.7-6, Photo 1.) 
  
Apartment buildings are the predominant housing form in the western half of the 
primary study area.  Typically built of brick and standing six stories in height, each is 
attached to apartment buildings of similar design on either side.  Rows of these 
apartment buildings are common on both sides of residential streets, their continuous 
bulk and flat streetwall effectively enclosing and clearly defining the streetscape 
envelope.  (See Figure 3.7-6, Photo 2.)  Windows are arranged fairly evenly and 
ornamentation is minimal, with only slight decorative effects at the roofline, where the 
silhouette of a stylized gable may be repeated in similar fashion at the parapet or cornice 
of numerous similar apartment buildings.   
 
There are also lower density housing units present.  In addition to several scattered 
single-family residences, there are several notable streetscapes where detached housing 
predominates or is present among apartment buildings, such as along Decatur Avenue 
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and Bainbridge Avenue, just south of Mosholu Parkway, or further south along Marion 
Avenue.  These single-family detached houses, frequently Queen Anne style, stand two 
or three stories tall, and featuring gables, dormers, and even turrets and chimneys with 
ornamental masonry.  (See Figure 3.7-6, Photo 3.)  They resemble to some extent the 
detached housing scattered along Webster Avenue within the rezoning area.   
 
Among the more notable rowhouse streetscapes are Perry Avenue, north of Bedford 
Park Boulevard, and Briggs Avenue, north of East 194th Street, where two-story brick 
rowhouses with rounded bays or three-sided bays are separated by small stoops.  Rather 
than having small front gardens, the bays extend down into an open area where a 
service entrance below the stoop provides secondary access to the building.  The 
repetition of similar bulk and design (e.g., lintels with keystones, rough-hewn sills, and 
the heavy cornices) establish a consistent streetscape. 
 
The neighborhood arranged around the northern half of the Williamsbridge Oval and 
the Montefiore Hospital further north has its own particular urban form.  In this 
neighborhood there is a mix of modern buildings ranging in height from ten to 18 
stories, brick single-family detached housing, and apartment buildings.  Some of the 
apartment buildings are constructed in a Tudor Revival style; others are unornamented 
and more typical of the primary study area.  Such typical six-story apartment buildings 
define much of the streetscape surrounding Williamsbridge Oval.   (See Figure 3.7-6, 
Photo 4.)  Many of the taller, modern buildings are office buildings and facilities serving 
Montefiore Hospital;  their design sets them apart from their context—they are 
monumental, modern expressions of their institutional purpose.  Not only are these 
buildings visible for their height, making them visible behind smaller-scale housing and 
less dense streetscapes surrounding them, but they are built in a modern style, whether 
in glass curtain walls or brick or that sets them apart stylistically from most other 
buildings in the area.  More intimately scaled housing can be found on Bainbridge 
Avenue north of Williamsbridge Oval, where quaint brick cottages feature gardens.  
Saint Brendan’s Roman Catholic Church on Perry Avenue and East 207th Street is not a 
typical building form for the study area or a common church building typology in 
general; rather, it represents an interesting melding of modern form with the more 
traditional red-brick materials of its context.  (See Figure 3.7-6, Photo 6.) 

 
Another prominent feature of the primary study area is the Mount Saint Ursula campus, 
located south of Bedford Park Boulevard, between Bainbridge Avenue and Marion 
Avenue.  This compound of attached buildings, each approximately three stories in 
height (and each story being of fairly exceptional height) is arranged with the bulkiest 
building to the eastern side of the campus, the central tower form of this building visible 
from various points within the rezoning area, such as along East 199th Street.  (See Figure 
3.7-6, Photo 7.) 
 
Two east-west commercial corridors introduce local commercial and mixed-uses to the 
predominantly residential neighborhood of the primary study area:  East 204th Street, 
north of Mosholu Parkway, and East Gun Hill Road at the northern end of the primary 
study area.  The commercial uses on these streets are within buildings of bulk and 
styling that differs from the surrounding residential context.  These corridors include 
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apartment buildings, some with and others without ground-floor commercial uses.  
Such apartment buildings comprise most of the East Gun Hill Road corridor between 
Webster Avenue and the Williamsbridge Oval.     
 
Just south of the rezoning area, two major corridors—East Fordham Road and Webster 
Avenue—intersect to form a vibrant commercial area.  The buildings and development 
pattern comprising this portion the primary study area differ notably from the rezoning 
area.  Some of these buildings in this southern portion of the primary study area are of 
monumental bulk and individualistic style, most notably One Fordham Plaza, a 16-story 
office building constructed in 1985.  (See Figure 3.7-6, Photo 8.)  With its stepped and 
cylindrical form its two-story base is built to the lot line.  Its height and recognizable 
form and styling, as well as location, make One Fordham Plaza especially visible from 
within the southern extent of the rezoning area.  Across Third Avenue from One 
Fordham Plaza is Fordham Plaza, itself, a hardscape plaza, distinguished by perimeter 
column elements, a pavilion at its southern end, and a concession stand building at its 
northern end.  Vendors use the space provided. 
 
Just to the northeast of the intersection of Webster Avenue and East Fordham Road is 
Fordham University Rose Hill Campus.  This attractively landscaped campus hosts 
monumental institutional buildings of designs in the Gothic Revival and English 
Collegiate styles, together with buildings styled in modern interpretations of the same.  
The tower of the Walsh Library, which is the building nearest the Webster Avenue and 
East Fordham Road intersection, is visible from various points in the surrounding area, 
including from within the rezoning area; the building is set back from the streetscape, 
however, and as with many of the campus buildings, its bulk and style are not 
appreciable from the streetscape outside the campus.  (See Figure 3.7-6, Photo 9.) 
  
Among the more architecturally notable buildings visible from the rezoning area are the 
Enid A. Haupt Conservatory and the Mertz Library, situated near the western edge of 
the New York Botanical Garden, east of the rezoning area.  The Enid A. Haupt 
Conservatory is the largest Victorian glasshouse in the U.S. and features a central dome 
that rises to 90 feet in height.  (See Figure 3.7-6, Photo 10.)  The Mertz Library, also 
featuring a dome, though clad in copper, is sited northeast of the conservatory, at the 
end of an allee of trees leading toward it from the Mosholu Gate entrance to the New 
York Botanical Garden.  (See Figure 3.7-6, Photo 11.) 
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  Figure 3.7-6 

Urban Design – Primary Study Area:  Building Bulk, Use, and Type 

(1)   Looking southwest across Webster Avenue from approximately East 197th 
Street. 

(2)   Six-story apartment buildings in Norwood neighborhood. 
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Figure 3.7-6 (continued) 
Urban Design – Primary Study Area:  Building Bulk, Use, and Type 

   

 
(3)   Rowhouses on west side of Perry Avenue, north of Bedford Park 

Boulevard. 
 

(4)  Apartment buildings surrounding the northern end of Williamsbridge 
Oval, with taller buildings associated with Montefiore Hospital visible 
beyond. 
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Figure 3.7-6 (continued) 
Urban Design – Primary Study Area:  Building Bulk, Use, and Type 

(5)   Modern buildings of Montefiore Hospital northwest of Williamsbridge 
Oval. 

(6)   Saint Brendan’s Roman Catholic Church (left), with brick apartment 
building in distance at right and single-family housing in foreground at 
right; looking north along Perry Avenue. 
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Figure 3.7-6 (continued) 
Urban Design – Primary Study Area:  Building Bulk, Use, and Type 

            
(7) Westerly view from Webster Avenue up East 199th Street toward the 

Mount Saint Ursula Campus (main building visible in center of photo). 
 

(8) Fordham Plaza, looking southwest across East Fordham Road. 
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Figure 3.7-6 (continued) 
Urban Design – Primary Study Area:  Building Bulk, Use, and Type 

            
(9) Fordham University Rose Hill Campus Walsh Library, looking north 

along Third Avenue, across East Fordham Road from entrance of One 
Fordham Plaza. 

 

(10)   Glass dome of the historic Enid A. Haupt Conservatory in the New York 
Botanical Garden, visible from Bedford Park Boulevard, at approximately 
Perry Avenue. 
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Figure 3.7-6 (continued) 
Urban Design – Primary Study Area:  Building Bulk, Use, and Type 

            

(11)  Historic Mertz Library in the New York Botanical Garden visible beyond 
historic Botanical Garden station of the Metro-North Railroad Harlem 
Line; both historic resources visible from Webster Avenue, looking across 
the cleared site for the future Peter Jay Sharpe Parking Garage (serving 
the New York Botanical Garden). 
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Building Arrangement 
 
There are three types of land use groupings within the primary study area:  high-density 
commercial, major institutional, and residential neighborhood areas with local 
commercial mixed in.  Patterns of building arrangement follow these three groupings.  
Aspects of each of these groupings differ markedly from the overall building 
arrangement patterns found in the rezoning area, as the rezoning area primarily features 
light industrial and automobile-oriented uses mixed with commercial, and the primary 
study area is much more prevalently developed with residential uses.  The primary 
study area also contains building types not found elsewhere in the study area, such as 
the high-density commercial uses that define East Fordham Road and Webster Avenue 
around  Fordham Plaza.  There are the unique, low-density, self-ordered arrangements 
of Fordham University Rose Hill Campus buildings and the New York Botanical Garden 
buildings, which are arranged in gated grounds that are relatively unrelated to the 
surrounding urban development pattern.  Finally, there is the broader area of 
established residential neighborhoods, Bedford Park and Norwood, comprising the 
majority of the primary study area to the west of Webster Avenue.   
 
The primary study area west of the rezoning area is mostly residential, with several 
commercial corridors running through it, such as East 204th Street and East Gun Hill 
Road.  Similarly, the portion of urban development east of the rezoning area and Bronx 
River Parkway, in the northeastern portion of the primary study area, also are primarily 
residential, served by a commercial corridor (White Plains Road) at the perimeter of the 
study area boundary.  Blocks in these areas are generally rectangular, divided 
lengthwise into two parts, with each long side of the block divided into numerous lots 
that are of narrow width; similar lots line the block ends, as well.  Therefore, buildings 
are oriented to the access street serving them, whether the street runs east-west or north 
south.  Lots at block ends may be wider, particularly along the commercial corridors.   
 
Apartment buildings, both elevator buildings and walk-ups, are common throughout 
the residential areas.  Most residential buildings are set at, or near, the front lot line and 
have no side yards, except for some larger apartment buildings that have minimal green 
space surrounding them.  Lower-density residential buildings, such as single family row 
houses or similar buildings converted to multi-family apartment buildings typically 
have back yards and frequently can be found with front yards as well.  Where such 
building typologies exist, they generally are found in groups, such as comprising an 
entire block length.  Further, some streets are lined almost exclusively with apartment 
buildings of similar massing and construction, arranged together along the street.  (See 
previous Figure 3.7-3, Photo 2.)Thus, most streets in the study area, whether bulkier 
apartment buildings, rowhouses or commercial uses, effect a strong streetwall.   
 
The Mount Saint Ursula campus consists of a single large block, roughly equivalent in 
length to surrounding blocks but twice the width.  Designed as a campus of 
interconnected building masses, its building arrangement does not comport with 
surrounding patterns.  Rather, the buildings seem to be oriented more closely to the 
geography of the site, as they generally run lengthwise north-south, perpendicular to the 
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rise of the site’s slope.  They are set in the center of the block, surrounded by landscaped 
grounds.   
 
The Fordham University campus, also on East Fordham Road, in the southeastern 
portion of the primary study area, features large buildings arranged along wandering 
drives and sidewalks amid a park-like setting.  The New York Botanical Garden 
buildings to the north, in Bronx Park east of the rezoning area, are similarly arranged to 
an internal order that is generally unrelated to and not perceptible from, surrounding 
areas.  Several Fordham University buildings and several New York Botanical Garden 
buildings are visible from the surrounding streets; however, unlike the other nearby 
development to the west, there is no streetwall established by these campus buildings, 
which are set back from East Fordham Road and separated from it by a lawn and wall.  
The campus the buildings are spaciously arranged, and include designated landmark 
structures.   
 
East Fordham Road is lined with dense commercial development.  Directly east of 
Fordham Plaza, just northeast of the rezoning area, are bulkier office buildings, of which 
One Fordham Plaza is the most prominent, largely for its overall bulk and design style; 
it is a single large building dominating an entire block, situated at the street line of two 
sides of the block, with garage parking on the remainder.  Its placement also contributes 
not just to the Third Avenue and East Fordham Road streetwalls but also to the general 
envelope of Fordham Plaza, which is not well defined otherwise.  Fordham Plaza is 
situated atop the Metro-North Railroad, between south-bound Park Avenue on the west 
and north- and south-bound Park Avenue and Third Avenue, which converge east of 
the plaza, thus representing a change in the overall street pattern.  The plaza does not 
include buildings within it, aside from the pavilion and several sheltered vendor stalls, 
and so like parts of the Fordham University campus, Fordham Plaza also represents 
low-density relief amid otherwise densely developed streetscapes in this portion of the 
primary study area.  A concession stand building abuts East Fordham Road in this 
location.  The buildings in this southern portion of the primary study area are oriented 
away from the rezoning area or separated from it by the development along East 
Fordham Road, the Fordham University Rose Hill Campus, and the Metro-North 
Railroad.   
 
Block Form and Street Pattern 
 
Within the primary study area, the block forms and street pattern differ markedly east 
and west of the rezoning area.  This difference is the result of the eastern portion of the 
primary study area comprising large portions of the Fordham University Rose Hill 
Campus to the south, Bronx Park and the New York Botanical Garden, and the Bronx 
River Parkway to the north.  These areas contain their own roadway patterns that 
connect into, but are not part of, the surrounding street patterns.  Further, being parks 
and a campus in a park-like setting, these areas are not further divided into blocks.  In 
the northeastern portion of the primary study area, there are a few rectangular blocks, 
trending north-south, present north and south of East Gun Hill Road, components of a 
dominant rectilinear grid that continues to the east.   
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West of Webster Avenue and the rezoning area, blocks are generally rectangular, 
trending north-south within a fairly regular street grid.  There are some irregularly 
shaped blocks where the street grid is interrupted by Mosholu Parkway, the 
Williamsbridge Oval to the north, and Mount Saint Ursula to the south.  Further, 
Mosholu Parkway forms a notable physical divide within the street grid, separating 
areas north and south by a distance approximating the length of a block in the vicinity.   
 
At the northern end of the primary study area, the Woodlawn Cemetery interrupts the 
street pattern entirely, bordered by Webster Avenue on the east, and the jagged East 
211th Street on its south.   
 
In the southern part of the primary study area, there are irregularities in block form and 
street pattern as well.  West of Webster Avenue, East Fordham Road turns slightly 
toward the southwest, eventually merging into East 188th Street outside the primary 
study area.  The southern portion of the primary study area also includes Fordham 
Plaza, built between the convergence of Park Avenue (its northern terminus) and Third 
Avenue, with East Fordham Road; Fordham Plaza is built atop the Metro-North 
Railroad, which to the south runs in a cut between the north- and south-bound lanes of 
Park Avenue.  To east of Fordham Plaza are the large square blocks, unique within the 
area, one of which hosts the notably massive and styled One Fordham Plaza. 
 
Streetscape Elements 
 
The primary study area streetscapes are generally attractive.  Except for the larger 
portion that is almost exclusively residential, streetscape elements are limited to street 
trees and instances of private landscaping and are visible from sidewalks.  The 
apartment buildings found throughout much of the primary study area are generally 
without any landscaping; set at the streetline, without front or side yards.  The 
contribution of these buildings to the streetscape is in many cases limited to the notable 
presence of fire escapes.  The streets around Williamsbridge Oval include ornamental 
steel fencing as well as street lighting.  Together with the landscaping in the 
Williamsbridge Oval and common to the lower density residences in the area, the 
streetscape atmosphere reflects the Bronx’s nickname of “the Borough of Parks.”  Many 
of the lower density houses in the primary study area, the one- and two-family attached 
or detached housing, feature front gardens and side yards, which are attractively 
landscaped.  (See Figure 3.7-7, Photo 1.)  Otherwise, where private landscaping is not 
common, street trees (varying levels of maturity) are present on most streetscapes, 
though in no instance do they define the visual character of the street.   
 
The East 204th Street and East Gun Hill Road commercial corridors feature signage 
typical of commercial areas, such as awnings and window signage.  Similarly, the 
commercial areas in the southern extent of the primary study area also include signage 
as well as the unique streetscape elements that are part of Fordham Plaza and Rose Hill 
Park.  Where there is commercial activity, the streetscape features the commercial 
signage associated with on-site uses.  Generally, signage is limited to awnings.  In some 
cases, however, the awnings not only run the length of a façade but also extend out from 
the front door to the edge of the sidewalk.  In addition to typical commercial signage, 
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East 204th Street also is decorated seasonally for the holidays.  (See Figure 3.7-7, Photo 2.)  
In the southern edge of the study area, are the commercial areas along East Fordham 
Road around its intersection with Webster Avenue.  Retail uses prevail, dominating 
much of the streetscape with their awning signage, though primarily for the lack of 
other streetscape elements rather than for any unusually extensive presence of signage.   
Fordham Plaza is of an especially unified design, and among its attractive streetscape 
elements are those aimed at improving the pedestrian experience as well as overall 
visual quality.  Street trees are planted and maintained, and the plaza area features 
sculptural column elements, architectural lighting, bollards and some ornamental trees, 
as well as benches.   
 
The major area parklands that dominate the eastern half of the primary study area also 
contribute to the streetscape around the rezoning area, primarily through visible 
landscaping but also in some cases in the form of seating and passive recreational areas 
that are enjoyable as part of the surrounding streetscape.  Like Bronx Park and New 
York Botanical Garden, both the Fordham University Rose Hill Campus and the Bronx 
River Parkway also contribute visual relief to surrounding streetscapes in the primary 
study area; the parkway can also be credited with being designed to provided 
advantageous views of the natural areas that surround it.  (See Figure 3.7-7, Photo 3.) 
 



Webster Avenue Rezoning EAS 
New York City Department of City Planning

Urban Design and Visual Resources        Chapter 3.7 
3.7-64 

This Page Intentionally Left Blank 



Webster Avenue Rezoning EAS 
New York City Department of City Planning

Urban Design and Visual Resources        Chapter 3.7 
3.7-65 

Figure 3.7-7 
Urban Design – Primary Study Area:  Streetscape Elements 

(1)   Single-family detached housing with front gardens along Decatur 
Avenue, north of East 204th Street. 

 

 
(2)   East 204th Street, looking west from Decatur Avenue. 
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Figure 3.7-7 (continued) 
Urban Design – Primary Study Area:  Streetscape Elements 

(3)  Edge of Bronx Park and New York Botanical Garden visible across Dr. 
Theodore Kazimiroff Boulevard, looking east along Bedford Park 
Boulevard; green street planted area visible in foreground. 
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Street Hierarchy 
 
The most prominent streets within the primary study area are those roadways of 
regional importance, which connect other parts of the Bronx, Westchester County to the 
north, and westward to Harlem River crossings into Manhattan.  At the top of the street 
hierarchy illustrated on Figure 3.7-3 is the Cross Bronx Expressway (I-95), an interstate 
highway that runs east-west approximately 1-¼ miles south of the primary study area.  
I-87 runs north-south approximately one mile west of the primary study area.  These 
two interstates meet approximately 1-¾ miles southwest of the primary study area, at 
which point I-95 crosses the Harlem River via the Washington Bridge into Manhattan 
before continuing west across the George Washington Bridge and the Hudson River into 
New Jersey.  I-87 runs along the western perimeter of the Bronx, continuing north into 
Westchester County and south, connecting to I-895 and I-278, which run east and north 
to Westchester County and south and east into Queens.   
  
Mosholu Parkway, which connects to Henry Hudson Parkway just south of Westchester 
County northwest of the primary study area, terminates into Webster Avenue at 
roughly the north-south midpoint of the rezoning area.  The parkway’s characteristics 
include lanes of traffic separated by wide medians and open spaces near the rezoning 
area, which are landscaped as parkland and provide passive and active recreation space 
as part of the parkway system.   
 
The primary study area also includes the Bronx River Parkway, which runs north-south, 
to the east of the rezoning area alongside the Bronx River.  It runs adjacent to a segment 
of the northern end of the rezoning area, exiting the primary study area to the 
southwest, where it continues southward along the eastern edge of Bronx Park.  The 
Bronx River Parkway includes both the roadway and the landscaped park in which it is 
set.  The southern boundary of this designated parkland is coterminous with the 
northern boundary of Bronx Park, just south of approximately East 205th Street.   
  
Webster Avenue, on which the rezoning area is focused, is the only north-south 
connector traversing the rezoning area; it is a designated local truck route.  East 
Fordham Road, approximately one block south of the rezoning area, and East Gun Hill 
Road at the northern end of the rezoning area, are the east-west arterials directly serving 
the rezoning area, and are designated truck routes connecting into Webster Avenue. 
 
Local streets connect the primary study area with areas to the west.  In addition, the 
prominent Grand Concourse, one of the borough’s most notable urban design features, 
with its art deco style buildings, runs north-south just outside the western perimeter of 
the primary study area.  Several blocks west of the Grand Concourse is Jerome Avenue, 
the nearest north-south arterial and truck route.   
 
The rezoning area is separated from development to the east by the expansive Bronx 
Park.  Only a few streets cross Bronx Park, including East Fordham Road and East Gun 
Hill Road.  Mosholu Parkway, which runs east from the rezoning area is connected by a 
local road, Dr. Theodore Kazimiroff Boulevard, to the Bronx River Parkway and areas 
east.  Kazimiroff Boulevard approximates the eastern and northern borders of the New 
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York Botanical Garden and also separates Bronx Park and the New York Botanical 
Garden from the Fordham University Rose Hill Campus to the south.    
 
 Natural Features 
 
The primary study area is fairly rich in natural features, containing not only parklands 
and Mosholu Parkway’s landscaped areas west of the rezoning area, but segments of the 
naturalized Metro-North Railroad right-of-way and in portions of the exceptional Bronx 
Park, New York Botanical Garden, Bronx River Parkway, Bronx River and several small 
surface water bodies east of the rezoning area.  However, much of the designed and 
natural scenic beauty of Bronx Park, Bronx River Parkway, and New York Botanical 
Garden is not visible or appreciable from within the rezoning area; these areas generally 
are visible and enjoyable only from immediately proximate locations within the primary 
study area.  A large portion of the Fordham University Rose Hill Campus, with trees 
and lawn comprising its vegetation content, is included in the southeastern portion of 
the primary study area, sharing an adjacency with the rezoning area.  As with other 
manicured, park-like settings in the primary study area, however, the Fordham 
University Rose Hill Campus, though attractive, does not constitute important or 
vulnerable natural features.  A portion of Woodlawn Cemetery comprises another 
heavily landscaped area within the primary study area, northwest of the rezoning area; 
its attractive grounds, however, contribute only modestly to the aesthetic of the 
surrounding streetscapes within the primary study area, as only perimeter trees are 
generally visible from surrounding areas.   
  
Bronx Park includes numerous attractive recreation areas, natural areas, especially along 
the Bronx River, historical landmarks and regional attractions, including the New York 
Botanical Garden and the Bronx Zoo (southeast of the primary study area), one of the 
largest wildlife conservation parks in the U.S.  The northwestern portion of the park, 
including a portion of the New York Botanical Garden, lies adjacent to a portion of the 
rezoning area.  (See Figure 3.7-8, Photos 1 and 2.)  The Bronx River runs through the 
Bronx River Parkway and Bronx Park, and at one point, where it coincides with the 
western edge of the Bronx River Parkway, just north of approximately East 207th Street, 
it is nearly adjacent to the rezoning area.  Separated from Webster Avenue and the built-
up areas of the rezoning area by the Metro-North Railroad Harlem Line, there is little 
visual connectivity between the Bronx River and the rezoning area.  There is limited 
visual connectivity to the Bronx River Parkway, however, from the elevated residential 
areas just west of the rezoning area, such as just west of Parkside Place.  Further south, 
the Bronx River runs through a gorge, hosting numerous habitats of interest both to 
scientists and the visiting public.   
 
A portion of the New York Botanical Garden (located within Bronx Park), is located 
within ¼-mile of the rezoning area.  In addition to its research facilities, gardens and 
other collections, the New York Botanical Garden hosts the only remaining virgin forest 
preserve in the city; a small portion of the native forest is located within the primary 
study area, separated from the rezoning area by major buildings, such as the Mertz 
Library and neighboring research facilities and landscaped gardens and plant and tree 
collections.  The Twin Lakes at the northern tip of the New York Botanical Garden, lie 
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approximately 200 feet east of the rezoning area, at their nearest point, just south of 
approximately East 202nd Street.  The portion of the Bronx River within the New York 
Botanical Garden is more than ¼-mile from the rezoning area.  The New York Botanical 
Garden is open to the public for a fee, although free on Wednesdays and Saturday 
mornings; visitors are not permitted off designated walkways. 
 
The topography of the primary study area includes a difference in elevation, where the 
areas west and northwest—generally west of Bainbridge Avenue, in the full extent of the 
study area, and west of Webster Avenue, north of approximately East 205th Street—are 
at higher elevations than areas to the east, including Webster Avenue and the rezoning 
area, and the eastern portion of the primary study area.  This change in elevation is 
perceptible along east-west local streets west of the study area, particularly when 
looking east, downhill.  There are a few instances where the topography has informed 
the massing and placement of private development, including Mount Saint Ursula on 
Bedford Park Boulevard and Bainbridge Avenue, and residential development just west 
of Parkside Place (west of Webster Avenue) north of East 205th Street.  Most of the 
primary study area is not developed in a manner than affords distinctive views 
eastward from public areas, although there are views from streets west of the Webster 
Avenue corridor, north of approximately East 205th Street, over the Metro-North 
Railroad right-of-way toward the Bronx River Parkway.  Overall, however, while the 
changes in topography are perceptible, they do not contribute notably to the overall 
urban design or the aesthetic character of the primary study area.   
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Figure 3.7-8 
Urban Design – Primary Study Area:  Natural Features 

 

 
(1)   Historic Enid A. Haupt Conservatory viewed from within the grounds of 

the New York Botanical Garden. 

(2)   View outward from New York Botanical Garden perimeter parking area, 
facing west toward the historic 52nd Police Precinct building within the 
northern portion of Mosholu Parkway.   
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VISUAL RESOURCES 
  
Based on criteria outlined in the CEQR Technical Manual, a number of resources have 
been defined as having visual significance in the rezoning area and the ¼-mile primary 
study area. For the proposed rezoning action, these resources include views of 
significant historic and architectural landmarks and open spaces in and proximate to the 
rezoning area.  Specifically with regard to this assessment, visual resources of concern 
are those resources sharing visual connectivity with projected development sites in the 
rezoning area; the projected development sites are identified as the locations where it is 
reasonable to assume new development would occur as a result of the proposed action.  
Thus, the new development would represent a change in the visual environs of the 
projected development sites.  Whereas this alteration to the aesthetic character is also 
considered with regard to urban design, the visual resources assessment is directed at 
determining potential effects to specific, visually significant elements whose 
contribution to the aesthetic character of the neighborhood or the enjoyment of which 
potentially may be affected by changes at projected development sites.  To facilitate the 
identification of visually significant resources and the assessment of potential effects, 
reference is made to other technical analyses, as noted below. 

As described in Chapter 3.4, “Open Space,” there are no open space resources within the 
rezoning area.  One open space resource, Mosholu Parkway, is between the northern 
and southern segments of the rezoning area, and an additional 18 open spaces, including 
Fordham Plaza, are located within ¼-mile of the rezoning area.  These open spaces 
consist of parks and playgrounds, including the relatively large Bronx Park, Bronx River 
Parkway, and Mosholu Parkway, each partially visible from many locations within the 
study area.  Many smaller open spaces are visible only from their immediate 
surroundings, however, due to their limited size, as well as their being situated within a 
densely developed area.  As described in Chapter 3.4, no direct impacts (i.e., physical 
changes) to open spaces would occur as a result of the proposed action.  However, 
because open spaces typically provide visual relief and generally enhance the aesthetic 
character of their immediate environs, the visibility of these open spaces is considered as 
part of the visual resources assessment.   

The three larger open space resources—Bronx River Parkway, Bronx Park, and Mosholu 
Parkway—share visual connectivity with one or more projected development sites.   
(Each of two other open space resources located within the ¼-mile primary study area 
shares visual connectivity, respectively, with a potential development site but no 
projected development site.)   

Chapter 3.6, “Historic Resources,” identifies and describes historic resources located 
within the rezoning area and a radius of 400 feet around the zoning area.  Per the 
guidance of the CEQR Technical Manual, the radius of 400 feet is considered appropriate 
to assess potential impacts to historic resources, including changes to their visual 
environs.  Identified historic resources include historic buildings, historic campuses and 
a cemetery—areas resembling districts, though there are no historic districts, per se.  As 
explained in Chapter 3.6, the proposed action would not result in direct effects to the 
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identified historic resources.  However, as with open spaces, historic resources, 
particularly those resources of architectural significance or interesting form, may 
enhance the aesthetic character of their immediate environs and imbue the area with a 
sense of history.  Among historic resources in the area are the Fordham University Rose 
Hill Campus, itself, as well as several of its buildings, which are of individual historic 
significance (though none of these buildings share visual connectivity with Projected 
Development sites).  Similarly, the New York Botanical Garden is a historic resource that 
also includes buildings of individual historic significance, notably the Enid A. Haupt 
Conservatory and the Mertz Library.   
 
The four historic resources that share visual connectivity with projected development 
sites, together with the three open space resources noted above, comprise the visual 
resources assessed.  These seven visual resources are assessed individually according to 
their relationships with projected development sites.   

 
In addition, all 28 visual resources identified within the rezoning area and primary 
study area are assessed to determine the visual relationships shared among them.  These 
instances of visibility between one visual resource and another are identified as “view 
corridors.”  These view corridors are important in providing a sense of connectivity 
among the numerous open spaces and for providing the public the opportunity to enjoy 
these publicly accessible visual resources.  Where views from historic architectural 
resources to open spaces or other historic resources are characteristically important to 
the historic resources, themselves, these view corridors may be subject to specific 
assessment; otherwise, it is the view of the historic resource from the publicly accessible 
area that is considered to be of primary importance.   
 
Table 3.7-1 lists both the open space and the historic resources that have been identified 
within and around the rezoning area.  The visual environs of each resource, and their 
visual relationships with projected and potential development sites, are also noted in 
Table 3.7-1; descriptions of view corridors to which resources contribute are also 
provided.  Figure 3.7-9 illustrates the location of all visual resources, which are 
numbered according to the key provided in Table 3.7-1.  Images of each of the landmark 
and important non-landmark buildings (National Register-Eligible) are presented in 
Chapter 3.6, and selected views of the principal visual resources and sensitive view 
corridors appear in Figure 3.7-10. Further details about area parks are available in 
Chapter 3.4, “Open Space,” while additional information on historic and architectural 
resources can be found in Chapter 3.6, “Historic Resources.”  

In total, 19 individual resources are each part of a view corridor, in some cases more 
than one view corridor.  Some visual resources are adjacent to one another or separated 
only by a street, and that relationship would not change as a result of the proposed 
action nor would the visual connectivity be impaired.  The view corridors that include 
projected development sites, either directly or proximate within the streetscape, are 
considered “sensitive” to potential effects of the proposed action.   
 
A portion of the New York Botanical Garden is located within the primary study area 
east of the rezoning area.  It is located entirely within Bronx Park.  Its main entrance is 
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on Kazimiroff Boulevard, just north of the Fordham University Rose Hill Campus.  
Another entrance to the north (Mosholu Gate) is located at approximately East 201st 
Street and Dr. Kazimiroff Boulevard and is served by Metro-North Railroad Harlem 
Line passenger train service to the historic Botanical Garden Station.  In addition to its 
research facilities, gardens and other collections, the New York Botanical Garden hosts 
the only remaining virgin forest preserve in the city.   There are no direct views to 
projected development sites from the grounds, and limited outward views in general, 
owing largely to the perimeter landscaping and mature tree growth, which is also 
present throughout Bronx Park, overall.  There are views from its perimeter to the 
historic 52nd Police Precinct Station, but this view is not proximate to a projected 
development site and therefore would not be affected by the proposed action.  Further, 
the design of the Garden orients views among its own landscape and architectural 
features and does not rely on outwardly oriented visual relationships to surrounding 
areas.   
 
Two important buildings, however, the historic Enid A. Haupt Conservatory and Mertz 
Library, are visible from points outside Bronx Park (primarily during winter months 
when the intervening deciduous trees are without foliage).  The Enid A. Haupt 
Conservatory is the largest Victorian glasshouse in the U.S. and at a height of 90 feet its 
glass dome is visible from points along Bedford Park Boulevard, especially from the 
higher elevation near Perry Avenue.  It is visible facing east down Bedford Park 
Boulevard and over the top of the building (adjacent to projected development site 7) at 
the southwest corner of Webster Avenue and Bedford Park Boulevard.  (See previous 
Figure 3.7-6, Photo 10.)  Likewise, the historic Mertz Library and the Botanical Garden 
Station are partially visible from public sidewalks along Webster Avenue.  The views of 
both domes are both proximate to projected development sites 2, 3 and 7, and thus, the 
New York Botanical Garden—specifically, views of the conservatory and library 
domes—is part of the only sensitive view corridor identified with regard to the 
proposed action.  Views of these historic structures are more obscured in all but winter 
months by the foliage of deciduous trees in the area.   (See previous Figures and Photos:  
3.7-4, Photo 5; 3.7-6, Photos 10 and 11; 3.7-7, Photo 3; 3.7-8, Photos 1 and 2; and 3.7-10, 
Photo 1.)  For additional detail, see Chapter 3.6, “Historic Resources.”) 
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Table 3.7-1: Visual Resources in the Webster Avenue Study Areas 

Visual Resources Located in the Rezoning Area

Key # 
Resource 

Name Location 
Resource 

Description Description of Views 
1 Botanical 

Garden Arms  
2988-2990 
Webster 
Avenue    

Historic Resource  
(NR eligible) 

Direct views to projected development sites 
8 and 9 to the west and 7 to the southwest.  
Likely partial views from upper floors to 
projected development sites 4, 5, and 6 in the 
southwest and 2 and 3 in the south. 
 
Direct views to potential development sites 
110 and 111 in the northwest, 108 and 109 in 
the southwest.  Likely partial views from 
upper floors to potential development sites 
104 and 107 to the south. 
 
Part of a view corridor:  Visibility to 
Mosholu Parkway to the north and Ridge 
Field to the northeast, to Bronx Park and the 
historic Botanical Garden Station to the east.  
Partial visibility to Green Street at East 200th 
Street and Dr. Kazimiroff Boulevard to the 
southeast.  Visibility to historic New York 
Botanical Garden to the east and likely 
partial visibility from upper floors to the 
historic Enid A. Haupt Conservatory and the 
Mertz Library. 
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Table 3.7-1: Visual Resources in the Webster Study Areas (continued) 
Visual Resources Located in the Primary Study Area

Key # 
Resource 

Name Location 
Resource 

Description Description of Views 
2 52nd Police 

Precinct 
Station and 
Stable  

3016 Webster 
Avenue  

Historic Resource 
(NYCL, NR)   

Direct views northwest to projected 
development site 14.   
 
Partial views northwest to potential 
development site 112. 
 
Part of a view corridor:  Visibility west to 
Mosholu Parkway and east to Bronx Park 
and the historic New York Botanical Garden; 
partial visibility east to Green Street at 
Bedford Park Boulevard and Dr. Kazimiroff 
Boulevard. 
 

3 Mosholu 
Parkway 
 
 
 
 
 
 
 
 
 
 
 
 
 
Ridge Field 
(is part of 
Mosholu 
Parkway) 

Bronx Park to 
Van Cortlandt 
Park 
 
 
 
 
 
 
 
 
 
 
 
 
Webster 
Avenue and 
East 201st Street 

80.936 acres  
(total acreage) 
NYC DPR 
Parkway 
 
 
 
 
 
 
 
 
 
 
 
Ball field 

Direct visibility north to projected 
development site 4.   
 
Partial visibility to upper floors of potential 
development site 112, beyond projected 
development site 4. 
 
Part of a view corridor:  Visibility east to 
historic 52nd Police Precinct Station; visibility 
southeast to historic Botanical Garden Arms 
apartment building.  Partial visibility east to 
Bronx Park and historic New York Botanical 
Garden, and Green Streets located at Bedford 
Park Boulevard and Kazimiroff Boulevard. 
 
No visibility to projected development sites. 
 
Partial visibility southwest to potential 
development sites 110 and 111.   
 
Visibility south to the historic Botanical 
Garden Arms apartment building, and 
limited visibility east to Bronx Park and 
historic New York Botanical Garden and 
southeast to the historic Botanical Garden 
Station.   
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Table 3.7-1: Visual Resources in the Webster Study Areas (continued) 
Visual Resources Located in the Primary Study Area

Key # 
Resource 

Name Location 
Resource 

Description Description of Views 
4 Woodlawn 

Cemetery 
East 233rd St 
Webster 
Avenue East 
211 Street   

Historic Resource  
(SR/NR) 

Direct views east and southeast respectively 
to projected development sites 24 and 22.  
Likely partial views to upper floors of new 
construction that may be built on projected 
development site 23 to the south.  
 
Direct views south to potential development 
sites 122 and 124 and southeast to potential 
development site 124.  Likely limited views 
south to potential development site 121.   
Part of view corridor:   Limited visibility east 
to the Bronx River Parkway, possible, both 
over and around projected development sites 
24 and 22 from the perimeter that is not 
generally accessible to the public.  Visibility 
southwest along Putnam Place to 
Williamsbridge Oval. 
 

5 Green Street East Gun Hill 
Road and 
White Plains 
Road 

Green Street No views to projected development sites or 
potential development sites.   
 
Part of a view corridor:  Visibility east to 
X095 Williamsbridge Square at East Gun Hill 
Road and White Plains Road.  Limited 
visibility west to portions of the Bronx River 
Parkway. 
 

6 Williamsbri
dge Square 

White Plains 
Rd, E 212 St, E 
Gun Hill Rd 

1.395 acres 
NYC DPR 
Triangle/Plaza 

No views to projected development sites or 
potential development sites.   
 
Part of a view corridor:  Visibility west to the 
Green Street at East Gun Hill Road and 
White Plains Road.  Limited visibility west to 
portions of the Bronx River Parkway. 
 

7 Magenta 
Playground 

Olinville Ave. 
and Rosewood 
St. 

0.605 acres 
NYC DPR 
Triangle/Plaza 

Visible from immediate surroundings 
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Table 3.7-1: Visual Resources in the Webster Study Areas (continued) 
Visual Resources Located in the Primary Study Area

Key # 
Resource 

Name Location 
Resource 

Description Description of Views 
8 Bronx River 

Parkway 
Bronx River 
bet. Burke Ave. 
and the New 
York City-
Westchester 
County Line 

205.647 acres  
(total acreage) 
NYC DPR 
Parkway 

Limited views west to projected 
development sites 24, 22, 21 and 20 possible.   
 
Limited views west to potential development 
sites 124 possible. Part of a view corridor:  
Visibility southward into the adjacent Bronx 
Park.  
 
 Limited visibility west to the X072 Public 
Place and east to a Green Street and X095 
Williamsbridge Playground, both at East 
Gun Hill Road and White Plains Road. 
 
The parkway is designed to provide attractive and 
safe views from the roadway to the immediate 
surroundings; thus, particularly where it runs at 
an elevation lower than its surroundings, views 
to proximate development sites and the trees at 
the periphery of the Woodlawn Cemetery are 
limited if possible. 

9 “Public 
Place” 

Parkside Place 
at East 209th 
Street 

0.403 acres 
Park NYC DPR / 
Playground 

No views to projected development sites. 
 
Limited view north to potential development 
site 120. 
   
Part of a view corridor:  Visibility east to 
Bronx River Parkway. 

10 Williams-
bridge Oval 

Van Cortlandt 
Ave. East, 
Reservoir Oval 
E 

19.749 acres 
NYC DPR 
Neighborhood 
Park 

No views to projected development sites or 
potential development sites.   
 
Part of a view corridor:  Visibility northeast 
along Putnam Place to the historic 
Woodlawn Cemetery. 
 

11 Whalen 
Park 

Perry Ave. bet. 
E. 205 St. and 
E. 208 St. 

0.326 acres 
NYC DPR 
Triangle/Plaza 
 

Visible from immediate surroundings 

12 Mosholu 
Playground 
(PS 8) 

Briggs Avenue, 
E. Mosholu 
Parkway S., 
and Bainbridge 
Avenue 

NYC DPR 
Park / 
Playground 

No views to projected development sites or 
potential development sites.   
 
Part of a view corridor:  Visibility east to 
X197 Mosholu Parkway. 
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Table 3.7-1: Visual Resources in the Webster Study Areas (continued) 
Visual Resources Located in the Primary Study Area

Key # 
Resource 

Name Location 
Resource 

Description Description of Views 
13 Green Street East 200th Street 

and Dr. 
Kazimiroff 
Boulevard 

Green Street 
 

No views to projected development sites. 
 
Partial view west to potential development 
sites 104 and 107.   
 
Part of a view corridor:  Visibility northeast 
and east to Bronx Park.  Partial visibility 
northwest to historic Botanical Garden Arms 
apartment building and east to the New 
York Botanical Garden. 

14 Botanical 
Garden 
Station 

Botanical 
Square and 
Webster 
Avenue 

Historic Resource  
(SR/NR eligible) 

No direct views to projected development 
sites.  Likely partial views southwest to 
projected development sites 2 and 3. 
 
Likely partial views southwest to potential 
development sites 104, 107, and 125. 
 
Part of a sensitive view corridor:  Partially 
visible from Webster Avenue sidewalk at 
Bedford Park Boulevard.  Limited visibility 
west to historic Botanical Garden Arms 
apartment building, south to Green Street at 
East 200th Street and Dr. Kazimiroff 
Boulevard, and east and northeast to Bronx 
Park and the historic New York Botanical 
Garden. 

15 Green Street Bedford Park 
Boulevard and 
Dr. Kazimiroff 
Boulevard 

Green Street No views to projected development sites or 
potential development sites.   
 
Part of a view corridor:  Visibility north, 
south, and east to Bronx Park.  Limited 
visibility west to Mosholu Parkway and to 
the historic 52nd Police Precinct Station and 
Stable, south to the historic Botanical Garden 
Station and east to the New York Botanical 
Garden. 

16 Bronx Park Burke Ave. to 
E. 180 St. bet. 
Kazimiroff 
Blvd – 
Southern Blvd. 
and Bronx Park 
E. – Unionport 
Rd. 

718.100 acres 
NYC DPR 
Flagship Park 

Direct views west to projected development 
sites 10, 17, 18, 19, 20 and 21.  Partial views 
west to projected development sites 2, 3, 12 
and 13. 
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Table 3.7-1: Visual Resources in the Webster Study Areas (continued) 
Visual Resources Located in the Primary Study Area

Key # 
Resource 

Name Location 
Resource 

Description Description of Views 
16 

(cont’d) 
Bronx Park Burke Ave. to 

E. 180 St. bet. 
Dr. Kazamiroff 
Blvd – 
Southern Blvd. 
and Bronx Park 
E. – Unionport 
Rd. 

718.100 acres 
NYC DPR 
Flagship Park 

Direct views west to potential development 
sites 115, 116, 117, 118, and 119.  Partial 
views west to potential development sites 
104 and 107. 
 
Part of a view corridor:  Visibility north to 
the adjacent Bronx River Parkway and to and 
through the New York Botanical Garden that 
is situated within Bronx Park.  Visibility west 
to the historic 52nd Police Precinct Station 
and Stable and to the historic Botanical 
Garden Station.  Visibility west to Green 
Streets located on Dr. Kazimiroff Boulevard 
and East 201st Street and Bedford Park 
Boulevard.  Limited visibility west to 
Mosholu Parkway. 
 

17 New York 
Botanical 
Garden 

Southern 
Boulevard/Bed
ford Park 
Boulevard 

Historic Resource  
(SR/NR) 

No views to projected development sites or 
potential development sites.   
  
Part of a sensitive view corridor:  Partial 
visibility to some areas of the surrounding 
Bronx Park, Fordham University Rose Hill 
Campus to the south, the historic 52nd Police 
Precinct Station and Stable to the west, and 
the Botanical Garden Station to the west.  
Partial visibility to two Green Streets on Dr. 
Kazimiroff Boulevard, one at Bedford Park 
Boulevard and one at East 200th Street. 
 
Views outward from points within the New York 
Botanical Garden are limited by mature tree growth 
along its perimeter.  However, the tops of some taller 
structures, such as the dome of the Enid A. Haupt 
Conservatory, as well as perimeter trees, are visible 
from points outside the property, such as from Webster 
Avenue and from Bedford Park Boulevard, past 
Projected Development Site 7 and Potential 
Development Sites 104 and 107. 

18 Fordham 
Bedford Lot 
Busters  

Bainbridge 
Avenue at East 
193rd Street 

0.137 acre  
NYC DPR 
Garden 

Visible from immediate surroundings 

19 Poe Park Grand 
Concourse,  E. 
192 St. 

2.331 acres 
NYC DPR 
Playground 

Visible from immediate surroundings 
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Table 3.7-1: Visual Resources in the Webster Study Areas (continued) 
Visual Resources Located in the Primary Study Area

Key # 
Resource 

Name Location 
Resource 

Description Description of Views 
20 Bryan Park E. Kingsbridge 

Rd., E. 
Fordham Rd. 

0.150 acre 
NYC DPR 
Triangle/Plaza 

Visible from immediate surroundings 

21 Rose Hill 
Park 

Webster 
Avenue, East 
Fordham Road, 
East Fordham 
Road 

0.830 acre 
NYC DPR 
Triangle Plaza 

No views to projected development sites or 
potential development sites.   
 
Part of a view corridor:  Visibility south to 
Fordham Plaza and east to Fordham 
University Rose Hill Campus. 
 

22 Fordham 
University, 
Rose Hill 
Campus 

East Fordham 
Road and 
Webster 
Avenue  

Historic Resource 
- SR/NR 
Potential 

Partial views west to projected development 
site 1. 
 
Partial views northwest to potential 
development site 125, and partial views 
likely west to potential development sites 
101, 102, 103, and 104. 
 
Part of a view corridor:  Visibility west to 
Rose Hill Park and south to Fordham Plaza; 
extremely limited visibility from Webster 
Playground to the southwest.  Visibility 
north to Bronx Park and the New York 
Botanical Garden.  
 
Views outward from points within the Fordham 
University Rose Hill Campus are limited by 
mature tree growth along the campus perimeter 
and within the Metro-North Railroad cut.  
However, the tops of some taller structures such 
as the Walsh Library, as well as perimeter trees 
are visible from points outside the property; refer 
to the descriptions of Rose Hill Park, Webster 
Avenue Playground and Fordham Plaza.   
 

23 Alumni 
House 

Fordham 
University 

Historic Resource 
- NYCL 

No visual connectivity west beyond other 
campus buildings to projected development 
sites or potential development sites. 

24 Saint John's 
Hall  

Fordham 
University 

Historic Resource 
- NYCL 

No visual connectivity west beyond other 
campus buildings to projected development 
sites or potential development sites.  
 
 



Webster Avenue Rezoning EAS 
New York City Department of City Planning

Urban Design and Visual Resources        Chapter 3.7 
3.7-82 

Table 3.7-1: Visual Resources in the Webster Study Areas (continued) 
Visual Resources Located in the Primary Study Area

Key # 
Resource 

Name Location 
Resource 

Description Description of Views 
25 Saint John's 

Church 
Fordham 
University 

Historic Resource 
- NYCL 

No visual connectivity west beyond other 
campus buildings to projected development 
sites or potential development sites. 

26 Fordham 
Road 
Railroad 
Station 

East Fordham 
Avenue and 
Webster 
Avenue 

Historic Resource  
(SR/NR eligible) 
 
 

No views to projected development sites. 
 
Direct views west to potential development 
site 101 and northwest to 102; partial views 
northwest to potential development sites 103 
and 104. 
 
Part of a view corridor:  Visibility east to 
Fordham University Rose Hill Campus 

27 Fordham 
Plaza 

East Fordham 
Road, Park 
Avenue, East 
189th Street, 
and Third 
Avenue 

0.680 acres 
 

Direct visibility southeast to projected 
development sites 1, 4, and 5.  Partial 
visibility to projected development site to the 
southwest.  Likely visibility to upper floors 
of new development may be constructed on 
projected development site 2 to the 
southwest, if taller than two floors. 
 
Partial visibility southeast to potential 
development site 101. 
 
Part of view corridor:  Visibility north to 
X042 Rose Hill Park and Fordham University 
Rose Hill Campus, partial visibility 
southwest past projected development site 3 
to X174 Webster Playground, and partial 
visibility southeast past projected 
development site 4 to X061 Flood Triangle 

28 Webster 
Playground  

E. 188 St. bet. 
Webster Ave. 
and Park Ave. 

0.744 acres 
NYC DPR 
Playground 

No views to projected development sites or 
potential development sites.   
 
Part of a view corridor:  Partial visibility 
northeast to Fordham Plaza; extremely 
limited visibility northeast to Fordham 
University Rose Hill Campus, including top 
of Walsh Library and perimeter trees. 

NOTE:  View corridors are identified as being lines of existing, direct visibility between and among identified visual resources.  View  corridors that 
also include or are proximate to projected development sites are considered sensitive view corridors.   
Source:  STV Incorporated, 2010. 
Key to Resource Descriptions:  
NYC DPR - Resource is under the jurisdiction of the NYC Department of Parks and Recreation. 
SR/NR – Listed in the National Register of Historic Places and the New York State Register 
NYCL – Landmark designation by the NYC Landmarks Preservation Commission 
NR Eligible – Previously determined eligible for listing in National Register of Historic Places 
NR Potential – Potentially eligible for listing in the National Register of Historic Places 
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Figure 3.7-10 
Visual Resources and View Corridors 

 

 
(1) View looking west along Mosholu Parkway from the internal perimeter 

parking area of the New York Botanical Garden. 
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3.7.2 FUTURE WITHOUT THE PROPOSED ACTION  
 
In the future without the proposed action, it is anticipated that the zoning regulations in 
the rezoning area that exist presently will remain in place.  As discussed in Chapter 3.1, 
“Land Use, Zoning and Public Policy,” DCP has identified 24 projected development 
sites within the rezoning area.  In the future without the proposed action, five of these 
projected development sites (Sites 2, 6, 10, 18, and 19) would be only partially 
redeveloped, while no change would occur to the remaining buildings on these sites; no 
change is expected to occur on projected development site 3.  In the future without the 
proposed action, as-of-right development totaling 219 residential dwelling units; 451,694 
sf of commercial space (116,737 sf of commercial retail space; 9,941 sf of restaurant space; 
27,612 sf of hotel space; 128,405 sf of office space; and 168,999 sf of automotive-related, 
storage and other space); 40,164 sf of community facility space; and a total of 982 
parking spaces would be expected to occur on these sites.  As these developments will 
occur on projected development sites, including open lots, it is anticipated that urban 
form would be further defined in the future without the future without the proposed 
action, compared to existing conditions.  The construction on lots that are currently 
vacant and the removal of such detractions as chain-link fencing will also improve the 
visual character of the rezoning area.  (See Figure 3.7-11.) 

In addition, some development as a result of new construction of housing, primarily, is 
expected to occur outside the rezoning area in the future without the proposed action.  
These new developments would not generally affect the overall urban form or visual 
character of the rezoning area or the primary study area.  The Peter Jay Sharpe Parking 
Garage constitutes the only anticipated development within the rezoning area; its 
construction had not begun as of December 2009, though its posted completion date at 
that time was “winter 2009-2010.”  When complete by 2020, this garage will change the 
visual character of the rezoning area to some extent, as due to its position at the corner 
of Bedford Park Boulevard and Webster Avenue, it will alter views of the New York 
Botanical Garden currently available from Webster Avenue; it will also precludes views 
of the Mertz Library dome from Webster Avenue.   

Park improvements are also anticipated in the future without the proposed action, as 
described in Chapter 3.4, “Open Space.”  An ongoing DPR project to reconstruct the 
Williamsbridge Oval Playground is scheduled to be completed in spring 2011, including 
playground improvements, a new basketball court complex with benches and bleachers, 
and landscaping features.  In addition, the East 211th Street entrance to the Bronx River 
Parkway is undergoing construction of a formal entrance to the northern section of 
Bronx Park at East 211th Street, linking two disconnected segments of the Bronx River 
Greenway. The project will also provide seating and plantings, and is expected to be 
completed in spring 2010.2  These park improvements would be expected to improve the 
quality of facilities in, and access to, open space resources by 2020. 

2 New York City Department of Parks and Recreation Website, accessed March 3, 2010 at 
http://www.nycgovparks.org/parks/X004/. 
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Urban Design - Rezoning Study Area 

Of the 24 sites, 23 will be developed in the future without the proposed action, while 
projected development site 3 will remain unchanged from existing conditions.  The 25-
foot tall two-story commercial parking garage on projected development site 3 will 
remain.   
  
For the other 23 projected development sites, future conditions without the action are 
anticipated to differ from existing conditions as a result of new development that will 
occur on these sites.  All 23 projected development sites will be developed in a manner 
that differs markedly from existing conditions:  five projected development sites, which 
are open in existing conditions, and five sites that are developed but also include open 
lots under existing conditions, will be redeveloped in the future; building bulk and 
height will increase on these 10 sites and every other of the 23 projected development 
sites for which future development is anticipated.   
 
According to the RWCDS, in most cases (19 sites) the built FAR will range between 2.00 
and 4.00, consistent with zoning.  Projected development sites 10 and 18 will be 
developed at FARs of 1.54 and 1.79, respectively, while projected development site 12 
will be developed with an FAR of 4.8. 
 
There are, in addition, six instances where an existing building (or buildings), that is 
component to a projected development site will remain as in existing conditions, while 
the remainder of the site will be redeveloped with new construction.  The extant 
buildings will all be two- or three-stories in height; two of them are currently residences, 
and will remain so in the future without the proposed action.  A summary of projected 
developments in the future without the proposed action is provide in Table 3.7-2, 
detailing total developed area of each type of use on the lots comprising the projected 
development sites.   
 

Table 3.7-2: Projected Developments in the Future Without the Proposed Action 

Projected 
Site # Block / Lot DUs* 

Comm. 
Retail 

SF 

Restaurant 
SF 

Hotel 
SF 

Office  
SF 

Auto-
Rel., 

Storage 
& Other  

SF 

Comm. 
Facility 

SF 

Parking 
Spaces 

1 3273 / 85 0 16,711 0 0 33,241 0 0 125 
2 3273 / 105, 109 0 5,400 0 0 16,665 11,265 0 27 
3 3273 / 114 0 0 0 0 0 28,200 0 94 
4 3278 / 88 23 3,596 0 0 0 0 0 7 
5  3278 / 84, 85 32 1,661 0 0 0 0 3,448 7 
6 3278 / 80, 81, 82, 83 20 3,225 5,941 0 3,780 0 0 0 
7 3279 / 50 45 6,072 0 0 0 0 0 23 
8 3280 / 52, 55 40 6,606 0 0 0 0 0 12 
9 3280 / 45, 46, 48, 49 47 9,733 0 0 0 0 0 6 

10 3330 / 40, 42, 43 6 0 0 0 0 5,000 0 0 
11 3330 / 50, 51 0 0 0 0 7,333 3,667 0 28 
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Table 3.7-2: Projected Developments in the Future Without the Proposed Action 

Projected 
Site # Block / Lot DUs* 

Comm. 
Retail 

SF 

Restaurant 
SF 

Hotel 
SF 

Office  
SF 

Auto-
Rel., 

Storage 
& Other  

SF 

Comm. 
Facility 

SF 

Parking 
Spaces 

12 3330 / 52 0 5,280 0 0 0 0 21,120 53 
13 3330 / 68 0 12,500 0 0 12,500 0 0 63 
14 3331 / 80 0 6,377 0 0 6,377 0 0 32 
15 3331 / 64 0 0 0 0 0 12,000 0 27 
16 3331 / 53 0 0 4,000 0 8,000 0 0 30 
17 3357 / 7 0 0 0 27,612 0 0 0 7 
18 3357 / 12, 15 2 6,009 0 0 12,017 0 0 45 
19 3357 / 16, 18, 21 4 2,722 0 0 0 21,778 0 64 
20 3357 / 37, 52, 53, 54 0 0 0 0 0 37,276 0 46 
21 3357 / 55 0 0 0 0 11,611 5,805 0 44 
22 3360 / 50 0 5,567 0 0 16,700 0 0 56 
23 3356 / 214 0 15,596 0 0 0 24,642 15,596 121 
24 3356 / 62 0 9,683 0 0 0 19,367 0 65 

Total  219 116,737 9,941 27,612 128,405 168,999 40,164 982 
*  new DUs do not include affordable housing 
Source:  NYC Department of City Planning, 2009; STV Incorporated, 2010. 
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Changes in building bulk and height between existing and future no-action conditions 
are summarized below for each of the 24 projected development sites.   
 
� Site 1: A three-story (35-foot tall) commercial building will replace a commercial 

parking lot.   
     

� Site 2:  Lot 105 will be developed with a two-story (25-foot tall) commercial building, 
replacing an existing parking lot.  The existing two-story (30-foot tall) building on 
Lot 109 will remain.  

 
� Site 3:  No change is expected to occur on this site in the future without the proposed 

action.  An existing two-story (30-foot tall) commercial parking garage is currently 
on site and will remain. 

� Site 4:  A seven-story (75-foot tall) mixed-use building will replace a two-story (25-
foot tall) industrial building. 
 

� Site 5:  A seven-story (75-foot tall) mixed-use building with 32 DUs, 1,661 sf of retail 
space, and 3,448 sf of community facility space will replace an existing three-story 
(35-foot tall) community facility and an existing two-story (25-foot tall) commercial 
building.   

 
� Site 6:  Lot 81 will be redeveloped with a six-story (65-foot tall) mixed-use building, 

replacing an existing one-story (15-foot tall) commercial building.  Lot 83 would be 
redeveloped with a six-story (65-foot tall) mixed-use building with restaurant space, 
replacing an existing one-story (15-foot tall) restaurant.  The existing two- and three-
story (25- and 35-foot tall) buildings on Lots 80 and 82, respectively, will remain.   

 
� Site 7:  A seven-story (75-foot tall) mixed-use building will replace an existing two-

story (25-foot tall) commercial building.       
 
� Site 8:  A seven-story (75-foot tall) mixed-use building will replace an existing one-

story commercial building and an existing parking lot. 
 
� Site 9:  Lots 45, 46, and 48 will be redeveloped with a six-story (65-foot tall), mixed-

use building and Lot 49 will be developed with a seven-story (75-foot tall), mixed-
use building.  These new developments will replace a series of one-story (15-foot tall) 
commercial buildings and a parking lot. 

 
� Site 10:  Lot 42 will be redeveloped with a three-story (35-foot tall) storage building, 

replacing an existing one-story (15-foot tall) shed/garage and parking lot.  The two 
existing two-story (25-foot tall) residences on Lots 40 and 43 will remain.   

 
� Site 11:  A three-story (35-foot tall) commercial building will replace two existing 

one-story (15-foot tall) commercial buildings. 
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� Site 12:  A five-story (55-foot tall) mixed-use building will replace a parking lot. 
 
� Site 13:  A two-story (25-foot tall) commercial building will replace an existing one-

story (15-foot tall) commercial building and parking. 
 

� Site 14:  A two-story (25-foot tall) commercial building will replace an existing one-
story (15-foot tall) commercial building. 

 
� Site 15:  A three-story (35-foot tall) automotive-related facility and parking garage 

will replace an automotive storage lot and an existing one-story (15-foot tall) 
commercial building. 
 

� Site 16:  A three-story (35-foot tall) commercial building will replace an existing 
commercial parking lot. 

 
� Site 17:  A three-story (35-foot tall) commercial building with hotel space will replace 

a parking lot and an existing three-story (35-foot tall) mixed-use building. 
 
� Site 18:  Lot 12 will be developed with a three-story (35-foot tall) commercial 

building, replacing a parking lot.  An existing three-story (30-foot tall) two-family 
home will remain on Lot 15.  

 
� Site 19:  Lot 18 will be redeveloped with a three-story (35-foot tall), commercial 

parking garage, replacing an existing parking lot and two one-story (15-foot tall), 
storage buildings.  Lot 21 will be redeveloped with a three-story (35-foot tall) mixed-
use building, replacing an existing two-story (25-foot tall), commercial building.  An 
existing four-story (45-foot tall) single-family home will remain on Lot 16.  
 

� Site 20:  A three-story (35-foot tall) self-storage facility will replace four vacant lots.  
 

� Site 21:  A three-story (35-foot tall) commercial building with parking will replace an 
existing one-story (15-foot tall) commercial building and an automotive storage lot.   

 
� Site 22:  A three-story (35-foot tall) commercial building will replace an existing one-

(15-foot tall) story McDonald’s restaurant.  
 
� Site 23:  A four-story (45-foot tall) mixed-use building with community facility space 

and parking garage will replace an existing one-story (15-foot tall) commercial 
building and a vacant automotive sales lot. 
 

� Site 24:  A three-story (35-foot tall) commercial building with supermarket space and 
a parking garage will replace a vacant lot. 

 
In the future without the proposed action there will be no changes to street hierarchy 
and block form, or to natural features and topography.  There will be changes to 
building bulk, use, and type, as well as to building arrangement, for all identified new 
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development on each of the 23 affected projected development sites.  New uses 
introduced throughout most of the rezoning area will not be unusual or novel types of 
uses, as they will comprise common commercial, mixed-use, and light industrial uses.  
These uses will be new to their respective sites, however, which is notable, considering 
the number of open sites that will be redeveloped.   
 
It is anticipated that these uses generally will be housed in buildings typical of 
respective uses as found currently throughout the rezoning area, without unusual 
design features.  Therefore, changes in building use and type, between existing and 
future conditions without the proposed action, will not affect the fundamental aspects of 
urban design in the rezoning area overall.   
 
In some cases the new development anticipated in the future without the proposed 
action will be an improvement over existing conditions, for example, with regard to 
building bulk and arrangement.  Many open lots will no longer be “gaps” in the 
streetwall.  Generally, the 23 projected development sites—including those comprising 
open lots—either do not contribute to the streetscape or due to their conditions, fencing, 
signage, etc., detract from the streetscape.  Therefore, the anticipated changes on the 
projected development sites will likely contribute to the improved appearance of the 
streetscape overall, by removing certain detractive elements, such as chain-link fencing, 
though the new development is not anticipated to introduce positive streetscape 
elements, except perhaps for new street trees.  
 
Five sites will be developed with new buildings seven stories in height, which is slightly 
taller than the common maximum building height of six stories—primarily residential 
buildings.  All five sites will be on Webster Avenue, south of Mosholu Parkway.  Taken 
individually, these new developments will be of noticeably greater bulk than what 
typifies and unifies the streetscape, though not greatly different from the five- and six-
story apartment buildings that are present in the area.     
 
Most sites—17 sites—will be developed with two- and three-story buildings, in keeping 
with the height and bulk typical of the rezoning area.  As such, the combined effect of all 
developments anticipated in the future without the proposed action will serve to 
reinforce existing development patterns and urban form.   
 
The arrangement of the new buildings will be expected to conform to existing patterns, 
with current zoning in place in the future without the proposed action.  It is reasonable 
to assume that buildings will be built out to the lot lines, and all will be built to the front 
lot line, thereby matching the existing streetwall into which these new buildings will be 
set.  As many of the sites are open in existing conditions, the introduction of buildings to 
these sites will fill in existing gaps within their respective streetwalls.   
 
With regard to streetscape elements, there will likely be little addition of positive 
elements that are currently lacking in the streetscape, except for street trees that may be 
planted in conjunction with new construction.  There likely will be no introduction of 
new street furniture, particularly as there are no identified instances of new parklands or 
publicly accessible open space to be developed or modified.  However, the existing 
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conditions of many of the projected development sites detract from the visual quality of 
their environment, and so the new construction will replace unattractive visual 
conditions at the 19 sites that include open lots.   
 
In summary, a slightly denser built environment will result from anticipated growth 
without the action, and some vacant space in the rezoning study area will likely be 
reused, benefitting the surrounding streetscape by activating vacant and underutilized 
buildings with office or industrial tenants.  However, development that will occur in the 
future without the proposed action will not be part of an overall zoning strategy that 
seeks to create incentives for new mixed-use development or tie the rezoning area to the 
surrounding neighborhoods, and will reflect the existing, outdated zoning of the 
Webster Avenue corridor. 
 
In addition to development anticipated for projected development sites, four additional 
properties will be redeveloped in the rezoning area by 2020.  (See Figure 3.7-12.)  McSam 
Hotel Development will comprise a five-story hotel building at 3070 Webster Avenue a 
bulk and height typical for apartment buildings in the area; this development will 
replace two existing vacant lots.  The Doe Fund Affordable Housing will be constructed 
at 3349/3365 Webster Avenue, replacing an existing parking lot; this eight-story 
building will be in keeping with—though slightly bulkier than—the other apartment 
buildings in the area.  The third project, a primary intermediate school, will be a five-
story building constructed at 3177 Webster Avenue, which will replace an existing 
parking lot.   The fourth project will be the construction of the Peter Jay Sharpe Parking 
Garage for the New York Botanical Garden on the block north of Bedford Park 
Boulevard, on the east side of Webster Avenue.  The posted completion date of this DDC 
project is winter 2009-2010, but although the site is cleared, construction is not yet 
underway as of December 2009. 
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VISUAL RESOURCES  
  
Development in the future without the proposed action is expected to enhance visual 
conditions in the rezoning area, replacing land now used for parking and underutilized 
sites with new, commercial, residential and mixed-use development.  However, the 
Peter Jay Sharpe Parking Garage that will be constructed on the block north of Bedford 
Park Boulevard, on the east side of Webster Avenue, will interrupt existing views of the 
Mertz Library dome from Webster Avenue sidewalks in the vicinity.  Thus, only the 
views to the Enid A. Haupt Conservatory dome from upland Bedford Park Boulevard 
sidewalk will remain a sensitive view corridor. 
 

Rezoning Study Area  
 
Not all of the 23 projected development sites where new development is anticipated in 
the future without the proposed action share visual connectivity with an identified 
visual resource.  Among most that do, the change from existing conditions to the built 
conditions will not represent a detriment to the public visibility of identified visual 
resources, and will instead represent an improvement to the viewing context. 
 
The view corridor between the historic Mertz Library dome and the Webster Avenue 
sidewalk near Bedford Park Boulevard will be almost entirely disrupted by the parking 
structure that will be built by the New York Botanical Garden on Webster Avenue and 
Bedford Park Boulevard.  Consequently, in the future without the proposed action this 
sensitive view corridor will no longer exist.   
 
With regard to the view of the Enid A. Haupt Conservatory dome from Bedford Park 
Boulevard, only projected development site 7 is component this sensitive view corridor.  
It is unlikely that development on site 7 would affect views down Bedford Park 
Boulevard and over the building on the southwest corner of Bedford Park Boulevard 
and Webster Avenue.  (See previous Figure 3.7-6, Photo 10.)  Were the seven-story (75-
foot tall) commercial building that will be constructed on projected development site 7 
in the future without the proposed action to obscure the view of the dome due to the 
height of the new building, it is not anticipated that all views possible along Bedford 
Park Boulevard would be precluded.  Further, although the dome is an attractive 
landmark visible in the distance during the winter, the foliage on the deciduous trees of 
the New York Botanical Garden and Bronx Park will likely further obscure this view 
corridor, as is the case under existing conditions.  Therefore, any sense of diminished 
visibility of the dome as a result of new construction on projected development site 7 
would likely be imperceptible.   
  
No new visual resources or sensitive view corridors will be introduced to the rezoning 
area in the future without the proposed action.  (See Chapter 3.6, “Historic Resources.”)  
No historic resources are slated for review and there are no plans for new parks or 
capital improvements to existing parks.  (See Chapter 3.4, “Open Space Resources.”) 
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Primary Study Area 

The primary study area developments under future conditions without the action will 
include site-specific visual improvements, but are not anticipated to have substantial 
negative effects on views of visual resources.  Visual resources will not be significantly 
altered in the rezoning study area under future without the proposed action.    
 
Only three other developments are anticipated near a projected development site in the 
future without the proposed action.  The Webster Avenue Residential Development, 
which will entail the construction of the tallest building of the group, at 13 stories, just 
north of the proposed rezoning area, on the east side of Webster Avenue (3556 Webster 
Avenue), adjacent to and north of projected development site 24.  The McSam Hotel 
Development will comprise a five-story hotel building at 3070 Webster Avenue next to 
projected development site 10.  A primary intermediate school, will be a five-story 
building constructed at 3177 Webster Avenue, which will replace an existing parking lot, 
across Webster Avenue from projected development sites 17, 18, and 19.  None of these 
projected development sites are components of sensitive view corridors, and this new 
development in their proximity would not result in any effects to visual resources or the 
public environs from which visual resources may be appreciated.  Therefore, the visual 
resources within the primary study area would be unaffected by the development 
anticipated in the future without the proposed action, and such development would not 
result in any changes to the visual resources enjoyed within or from the rezoning area.   
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3.7.3 FUTURE WITH THE PROPOSED ACTION   

In the future with the proposed action, as described in Chapter 3.0, “Land Use, Zoning, 
and Public Policy,” development in the future without the proposed action is expected 
to consist of primarily automotive-related facilities, market-rate residential 
development, commercial retail, office, and community facility space, and parking 
facilities.  With the proposed action, however, much of the rezoning area would be 
occupied by higher density contextual residential development and with commercial 
development on the ground floor.  The elimination of most of the existing C8-2 district, 
and mapping of the proposed new R7D, C4-4, and C4-5D districts, would permit new, 
higher density mixed residential and commercial development on Webster Avenue that 
would maximize the development potential of this important transportation corridor.   

If all of the 24 projected development sites were to be redeveloped, the following would 
be developed by 2020: a total of approximately 957 residential dwelling units, including 
191 affordable dwelling units; 434,141 square feet (sf) of commercial space (153,581 sf of 
commercial retail space; 10,625 sf of FRESH supermarket space; 34,110 sf of restaurant 
space; 144,978 sf of office space; and 90,847 sf of automotive-related, storage and other 
space); 47,946 sf of community facility space; and a total of 756 parking spaces.  (See 
Figure 3.7-13.) 

 
Compared to the conditions in the future without the proposed action, the proposed 
action is expected to generate a net change in uses of approximately 738 residential 
dwelling units (including 191 affordable dwelling units), 36,844 sf of commercial retail 
space, 10,625 sf of FRESH supermarket space, 24,169 sf of restaurant space, 16,573 sf of 
office space, and 7,782 sf of community facility space, and net decreases of 27,612 sf of 
hotel space and 78,152 sf of automotive-related, storage and other space.  (See Table 3.7-
3.)   
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Table 3.7-3: Summary of Projected Development Increment 
 2020  

No-Action 
2020  

With-Action Increment 

Residential Dwelling Units 219 
957 

(incl. 191  
affordable units) 

738  
(incl. 191  

affordable units) 

Commercial Retail SF 116,737 153,581 36,844 

FRESH Supermarket SF 0 10,625 10,625 

Restaurant SF 9,941 34,110 24,169 

Hotel SF 27,612 0 - 27,612 

Office SF 128,405 144,978 16,573 

Auto-Rel., Storage & Other SF 168,999 90,847 - 78,152 

Community Facility SF 40,164 47,946 7,782 

Parking Spaces 982 756 - 226 
Note:  Information provided as increment is a net decrease of 198 parking spaces; however, the net difference between 982 and 756 is a 
decrease of 226 parking spaces. 
Source:  New York City Department of City Planning, 2009. 

 
The proposed action would introduce building height and bulk that are greater than 
what currently exists or would otherwise be developed on the projected development 
sites in the future without the proposed action.  Further, in almost all cases the heights of 
buildings on the projected development sites with the proposed action would be greater 
than the surrounding maximum height of five- to six-stories (55 to 65 feet).  These 
buildings of greater height (up to 95 feet tall), however, would all be introduced along 
the Webster Avenue corridor, which currently is developed at a low intensity and with 
many uses that serve automobiles rather than the surrounding neighborhoods.  With the 
introduction of new residential and commercial uses, the respective introduction of 
greater building height and bulk along Webster Avenue would result in a positive 
change to overall urban form concurrent with the positive change in land use.   
 
As shown in Table 3.7-3, the Webster Avenue rezoning area would experience a 
significant increase in residential development (including affordable units) as a result of 
the proposed action.  As noted above, substantial new residential and commercial retail 
uses are projected to be built in the future with the proposed action, which illustrates 
how the proposed zoning would facilitate new mixed-use residential and commercial 
development.  FRESH supermarket, restaurant, office and community facility uses 
would also increase as a result of the proposed action.  Hotel, automotive-related, 
storage and other uses, and parking would decrease as a result of the proposed action in 
comparison to the No-Action condition.  

Table 3.7-4 presents each projected development site with its expected development 
program under conditions with the proposed action.   
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URBAN DESIGN 
 
 Urban Design – Rezoning Area 
 
DCP identified 24 projected development sites where development is likely to occur by 2020.  
Twenty-three sites would be developed as part of the future with the proposed action, 
compared to the future without the proposed action, where projected development site 3 
would remain the same as under existing conditions.  Thus the proposed action would result 
in new development not otherwise anticipated in the future without the proposed action: a 
nine-story (95-foot tall) commercial building consisting of retail space and office space will 
replace an existing two-story parking garage.  The development on site 3 would not be 
atypical of other development resulting with the proposed action, nor would the net change 
on the site, with regard to height and bulk, be unusual compared to future conditions 
without the proposed action. 
 
A nine-story (95-foot) building height would be expected for projected development on 16 of 
the sites.  The nine-story height (95 feet) would be the maximum height resulting with the 
proposed action.  Nineteen sites would be developed with buildings between 85 and 95 feet 
tall, while the remaining five sites would be developed with buildings of five or six stories 
(55-65 feet in height).  In ten cases, the net increase in height with the proposed action would 
be 10-30 feet, while in nine cases the proposed action would result in an increase of 60-70 feet 
over future conditions without the proposed action.  (See Figure 3.7-14.) 
 
Buildings on all nine projected development sites (sites 1-9) would be nine stories in height 
(95-feet tall).  Of the 12 projected development sites (sites 10-21) north of Mosholu Parkway 
but south of approximately East 205th Street, seven would be nine stories (95 feet) tall; three 
would be eight stories (85 feet) tall; and two will be six-stories (65 feet) tall.  The three 
projected development sites at the far northern end of the rezoning area (sites 22, 23, and 24) 
would be five, six, and five stories in height, respectively.  By comparison, however, the 
Webster Avenue Residential Development that will be constructed just north of the rezoning 
area, adjacent to projected development site 24 in the future without the proposed action, 
will stand 13-stories tall (135-feet).   
 
Buildings surrounding the projected development sites generally do not exceed six stories in 
height.  The anticipated development on projected development sites in the future without 
action would include 19 new buildings taller than this common maximum height, 16 of 
which would reach the maximum height for the proposed action of nine stories.  Together 
with an overall increase in bulk, this height increase that would occur throughout much of 
the Webster Avenue corridor within the rezoning area would further define the streetscape 
envelope and strengthen the urban design character of the Bedford Park and Norwood 
neighborhoods.   

 
For all 24 projected development sites, the proposed action would result in a built FAR 
greater than would otherwise be built the future without the proposed action.  In most cases 
(18 cases) the built FAR would be 5.60, compared to new development on most of these same 
sites that would have an FAR between 2.00 and 4.00 in the future without the proposed 
action.  Of the five sites (1, 3, 22, 23, and 24) that would be built with an FAR of less than 5.60, 
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all represent a slight increase in FAR over future conditions without the proposed action.  
The one site (projected development site 13) that would be developed with an FAR greater 
than 5.60 in the future with the proposed action, would be built at an FAR of 6.45, due to a 
FRESH FAR bonus.  (See Chapter 3.1, “Land Use, Zoning, and Public Policy.”) 
 
Changes in building bulk and height between future conditions with and without the 
proposed action are summarized below for each of the 24 projected development sites.   

 
� Site 1: Under existing conditions, the site is a 25,066 sf commercial parking lot.  In the 

future without the proposed action, Site 1 will have 16,711 sf of retail space and 33,421 sf 
of office space.  With the proposed action, it is expected that Site 1 would be developed 
with a nine-story commercial building consisting of 16,278 sf of retail space, 8,000 sf of 
restaurant space, and 80,993 sf of office space.  This site would be within the proposed 
C4-5D zone with a maximum commercial FAR of 4.2.    

 
� Site 2:  Under existing conditions, the site consists of a 5,400 sf parking lot and a 22,530 sf 

commercial building occupied by 11,265 sf of warehouse space and 11,265 sf of office 
space.  In the future without the proposed action, Site 2 will have 5,400 sf of retail space 
and 5,400 sf of office space on Lot 105; no change will occur to the current building on Lot 
109.  With the proposed action, it is expected that Site 2 would be developed with a nine-
story mixed-use building consisting of 66 DUs (including 13 affordable DUs), 18,040 sf of 
retail space, and 4,000 sf of restaurant space.  This site would be within the proposed C4-
5D zone with a maximum residential FAR of 5.6 and a maximum commercial FAR of 4.2.   

 
� Site 3:  Under existing conditions, the site consists of a 28,200 sf commercial parking 

garage.  In the future without the proposed action, this site will remain unchanged.  With 
the proposed action, it is expected that Site 3 would be developed with a nine-story 
commercial building consisting of 12,122 sf of retail space and 41,427 sf of office space.  
This site would be within the proposed C4-5D zone with a maximum commercial FAR of 
4.2. 

 
� Site 4:  Under existing conditions, the site consists of a 5,700 sf industrial building used 

for private storage.  In the future without the proposed action, Site 4 will have 23 DUs 
and 3,596 sf of retail space.  With the proposed action, it is expected that Site 4 would be 
developed with a nine-story mixed-use building consisting of 34 DUs (including seven 
affordable DUs) and 3,913 sf of retail space.  This site would be within the proposed 
R7D/C2-4 zone with a maximum residential FAR of 5.6 and a maximum commercial 
FAR of 2.0. 

 
� Site 5:  Under existing conditions, the site has 3,000 sf of community facility space, 5,000 

sf of retail space, and 5,000 sf of storage space.  In the future without the proposed action, 
Site 5 will have 32 DUs, 1,661 sf of retail space, and 3,448 sf of community facility space.  
With the proposed action, it is expected that Site 5 would be developed with a nine-story 
mixed-use building consisting of 47 DUs (including nine affordable DUs) and 5,550 sf of 
community facility space.  This site would be within the proposed R7D/C2-4 zone with a 
maximum residential FAR of 5.6 and a maximum community facility FAR of 4.2. 

� Site 6:  Under existing conditions, the site has two DUs, 9,285 sf of commercial space, and 
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4,990 sf of storage space.  In the future without the proposed action, Site 6 will have 17 
DUs, 1,598 sf of retail space, and 2,161 sf of restaurant space on Lots 81 and 83; no change 
will occur to the current buildings on Lots 80 and 82.  With the proposed action, it is 
expected that Site 6 would be developed with a nine-story mixed-use building consisting 
of 52 DUs (including 10 affordable DUs) and 6,160 sf of restaurant space.  This site would 
be within the proposed R7D/C2-4 zone with a maximum residential FAR of 5.6 and a 
maximum commercial FAR of 2.0. 

  
� Site 7:  Under existing conditions, the site has 12,851 sf of retail space and 12,851 sf of 

storage space.  In the future without the proposed action, Site 7 will have 45 DUs and 
6,072 sf of retail space.  With the proposed action, it is expected that Site 7 would be 
developed with a nine-story mixed-use building consisting of 49 DUs (including 10 
affordable DUs), 7,900 sf of retail space, and 15,800 sf of community facility space.  This 
site would be within the proposed R7D/C2-4 zone with a maximum residential FAR of 
5.6, maximum commercial FAR of 2.0, and a maximum community facility FAR of 4.2. 

 
� Site 8:  Under existing conditions, the site consists of 1,000 sf of office space, 5,000 sf of 

retail space, and a 6,038 sf parking lot.  In the future without the proposed action, Site 8 
will have 40 DUs and 6,606 sf of retail space.  With the proposed action, it is expected that 
Site 8 would be developed with a nine-story mixed-use building consisting of 60 DUs 
(including 12 affordable DUs) and 7,170 sf of retail space.  This site would be within the 
proposed R7D/C2-4 zone with a maximum residential FAR of 5.6 and a maximum 
commercial FAR of 2.0. 

 
� Site 9:  Under existing conditions, the site consists of 5,734 sf of commercial space, a 3,000 

sf storage shed/garage, and a 6,049 sf parking lot.  In the future without the proposed 
action, Site 9 will have 47 DUs and 9,733 sf of retail space.  With the proposed action, it is 
expected that Site 9 would be developed with a nine-story mixed-use building consisting 
of 75 DUs (including 15 affordable DUs) and 8,969 sf of retail space.  This site would be 
within the proposed R7D/C2-4 zone with a maximum residential FAR of 5.6 and a 
maximum commercial FAR of 2.0. 

 
� Site 10:  Under existing conditions, the site consists of four DUs, 2,800 sf of commercial 

space, and a 2,500 sf parking lot.  In the future without the proposed action, Site 10 will 
have 5,000 sf storage space on Lot 42; no change will occur to the current buildings on 
Lots 40 and 43.  With the proposed action, it is expected that Site 10 would be developed 
with a nine-story residential building consisting of 43 DUs (including nine affordable 
DUs).  This site would be within the proposed R7D zone with a maximum residential 
FAR of 5.6. 

 
� Site 11:  Under existing conditions, the site has 4,125 sf of commercial (automotive repair) 

space.  In the future without the proposed action, Site 11 will have 7,333 sf of office space 
and 3,667 sf of automotive repair space.  With the proposed action, it is expected that Site 
11 would be developed with an eight-story mixed-use building consisting of 26 DUs 
(including five affordable DUs) and 3,825 sf of retail space.  This site would be within the 
proposed R7D/C2-4 zone with a maximum residential FAR of 5.6 and a maximum 
commercial FAR of 2.0. 
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� Site 12:  Under existing conditions, the site is a 5,500 sf parking lot.  In the future without 

the proposed action, Site 12 will have 5,280 sf of retail space and 21,120 sf of community 
facility space (health-care related).  With the proposed action, it is expected that Site 12 
would be developed with a six-story mixed-use building consisting of 15 DUs (including 
three affordable DUs), 4,675 sf of retail space, and 11,000 sf of community facility space.  
This site would be within the proposed R7D/C2-4 zone with a maximum residential FAR 
of 5.6, a maximum commercial FAR of 2.0, and a maximum community facility FAR of 
4.2. 

 
� Site 13:  Under existing conditions, the site consists of 2,500 sf of commercial (automotive 

repair) space and a surrounding parking lot.  In the future without the proposed action, 
Site 13 will have 12,500 sf of retail space and 12,500 sf of office space.  With the proposed 
action, it is expected that Site 13 would be developed with a 10-story mixed-use building 
consisting of 69 DUs (including 14 affordable DUs) and 10,625 sf of FRESH supermarket 
space.  This site would be within the proposed R7D/C2-4 zone with a maximum 
residential FAR of 5.6 and a maximum commercial FAR of 2.0. 
 

� Site 14:  Under existing conditions, the site has 6,376 sf of commercial retail space.  In the 
future without the proposed action, Site 14 will have 6,377 sf of retail space and 6,377 sf 
of office space.  With the proposed action, it is expected that Site 14 would be developed 
with a six-story mixed-use building consisting of 30 DUs (including six affordable DUs) 
and 5,421 sf of retail space.  This site would be within the proposed R7D/C2-4 zone with 
a maximum residential FAR of 5.6 and a maximum commercial FAR of 2.0. 

 
� Site 15:  Under existing conditions, the 6,000 sf site consists of an automotive storage lot 

and a 480 sf commercial building.  In the future without the proposed action, Site 15 will 
have 4,000 sf of automotive repair space and an 8,000 sf parking garage.  With the 
proposed action, it is expected that Site 15 would be developed with an eight-story 
mixed-use building consisting of 29 DUs (including six affordable DUs) and 4,250 sf of 
retail space.  This site would be within the proposed R7D/C2-4 zone with a maximum 
residential FAR of 5.6 and a maximum commercial FAR of 2.0. 
 

� Site 16: Under existing conditions, the site is a 6,000 sf commercial parking lot.  In the 
future without the proposed action, Site 16 will have 4,000 sf of restaurant space and 
8,000 sf of office space.  With the proposed action, it is expected that Site 16 would be 
developed with an eight-story mixed-use building consisting of 29 DUs (including six 
affordable DUs) and 4,250 sf of restaurant space.  This site would be within the proposed 
R7D/C2-4 zone with a maximum residential FAR of 5.6 and a maximum commercial 
FAR of 2.0. 
 
 

� Site 17:  Under existing conditions, the site consists of a mixed-use building with one DU 
and 880 sf of vacant commercial space, and a surrounding parking lot.  In the future 
without the proposed action, Site 17 will have 27,612 sf of hotel space.  With the proposed 
action, it is expected that Site 17 would be developed with a nine-story mixed-use 
building consisting of 69 DUs (including 14 affordable DUs) and 7,700 sf of restaurant 
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space.  This site would be within the proposed R7D/C2-4 zone with a maximum 
residential FAR of 5.6 and a maximum commercial FAR of 2.0. 
 

� Site 18:  Under existing conditions, the site consists of two DUs and a 9,013 sf parking lot.  
In the future without the proposed action, Site 18 will have 6,009 sf of retail space and 
12,017 sf of office space on Lot 12; no change would occur to the current building on Lot 
15.  With the proposed action, it is expected that Site 18 would be developed with a nine-
story mixed-use building consisting of 57 DUs (including 11 affordable DUs) and 6,579 sf 
of retail space.  This site would be within the proposed R7D/C2-4 zone with a maximum 
residential FAR of 5.6 and a maximum commercial FAR of 2.0. 

 
� Site 19:  Under existing conditions, the site consists of one DU, 1,096 sf of storage space, 

and 1,600 sf of commercial space.  In the future without the proposed action, Site 19 will 
have 2,722 sf of retail space, 5,444 sf of storage space, and a 16,334 sf commercial parking 
garage; no change would occur to the current building on Lot 16. With the proposed 
action, it is expected that Site 19 would be developed with a nine-story mixed-use 
building consisting of 72 DUs (including 14 affordable DUs) and 8,356 sf of retail space.  
This site would be within the proposed R7D/C2-4 zone with a maximum residential FAR 
of 5.6 and a maximum commercial FAR of 2.0. 

 
� Site 20: Under existing conditions, the site is a 18,638 sf vacant lot (a future development 

site currently up for sale).  In the future without the proposed action, Site 20 will have a 
37,276 sf self-storage facility.  With the proposed action, it is expected that Site 20 would 
be developed with a nine-story mixed-use building consisting of 92 DUs (including 18 
affordable DUs), 7,723 sf of retail space, and 4,000 sf of restaurant space.  This site would 
be within the proposed R7D/C2-4 zone with a maximum residential FAR of 5.6 and a 
maximum commercial FAR of 2.0. 
 

� Site 21:  Under existing conditions, the site consists of 1,456 sf of commercial (automotive 
repair) space and an automotive storage lot.  In the future without the proposed action, 
Site 21 will have 11,611 sf of office space and 5,805 sf of commercial (automotive repair) 
space and parking.  With the proposed action, it is expected that Site 21 would be 
developed with a nine-story mixed-use building consisting of 43 DUs (including nine 
affordable DUs) and 5,524 sf of office space.  This site would be within the proposed 
R7D/C2-4 zone with a maximum residential FAR of 5.6 and a maximum commercial 
FAR of 2.0. 

 
� Site 22:  Under existing conditions, the site consists of 1,975 sf of commercial (automotive 

repair) space and a vacant automotive sales lot.  In the future without the proposed 
action, Site 22 will have 5,567 sf of retail space and 16,700 sf of office space.  With the 
proposed action, it is expected that Site 22 would be developed with a five-story 
commercial building consisting of 11,356 sf of retail space and 17,034 sf of office space.  
This site would be within the proposed C4-4 zone with a maximum commercial FAR of 
3.4. 

 
� Site 23:  Under existing conditions, the site has 2,500 sf of commercial space.  In the future 

without the proposed action, Site 23 will have 15,596 sf of retail space, 15,596 sf of 
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community facility space, and a 24,642 sf parking garage.  With the proposed action, it is 
expected that Site 23 would be developed with a six-story mixed-use building consisting 
of 15,596 sf of retail space, 15,596 sf of community facility space (medical facility), and a 
52,870 sf parking garage.  This site would be within the proposed C4-4 zone with a 
maximum commercial FAR of 3.4 and a maximum community facility FAR of 6.5. 
 

� Site 24:  Under existing conditions, the site is a 14,525 sf vacant lot.  In the future without 
the proposed action, Site 24 will have 9,683 sf of supermarket space and a 19,367 sf 
parking garage.  With the proposed action, it is expected that Site 24 would be developed 
with a five-story commercial building consisting of a 11,408 sf supermarket and a 37,977 
sf parking garage.  This site would be within the proposed C4-4 zone with a maximum 
commercial FAR of 3.4. 

 
In the future with the proposed action there would be no changes to street hierarchy and 
block form, or to natural features and topography.  Compared to the future without the 
proposed action, there would be changes to building bulk, use, and type, as well as to 
building arrangement, for all identified new development on each of the 24 affected 
projected development sites.  Generally, new uses introduced throughout most of the 
rezoning area would not be unusual or novel types of uses, as they would comprise common 
commercial, mixed-use, and light industrial uses found in the northwest Bronx.   
 
Uses that would appear as part of new development on the projected development sites in 
the future without the proposed action but not with the proposed action include automotive 
and storage related uses on eight sites.  This change in uses that would be present in the 
corridor effectively represents a removal of such uses as a result of the proposed action 
compared to future development without the proposed action; the effect with regard to 
urban form would be positive by comparison, as automotive and storage related uses 
typically do not contribute positively to the streetscape.  Changes in other uses between the 
future conditions with the proposed action and conditions without the proposed action 
effectively represent a change in balance of uses and overall density.  Community facility 
space would be reduced on one site, by comparison, and increased on two others.  The 
balance of commercial (retail) and office area would change on all sites, except for sites 10, 
17, and 23, where there would be no such uses with or without the proposed action.   
 
Much of the new land use represented in conditions in the future with the proposed action, 
compared to the future without the proposed action, is mixed-use, with retail ground floors 
(one restaurant ground floor) and offices or residential uses above.  Mixed-use buildings 
exist within the rezoning area and so are not unusual building types.  These buildings would 
differ from similar types of buildings in massing and height, however; they would likely 
differ in design and finishing as well, representing contemporary architectural styles and 
trends rather than mimicking the appearances of older buildings in the area.   
 
Streetscape revitalization could be attributed to the mixed-used development, most of which 
incorporates ground-floor retail, at all other sites except projected development site 10, 
where an exclusively residential building would be constructed.  While the future residential 
and storage space uses of site 10 without the proposed action may fit into the existing and 
historical context of uses and building types, the nine-story residential buildings that would 
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be constructed there in the future with the proposed action would be in keeping with other 
future changes to the built context—either with or without the proposed action—as there 
would be more residential uses overall.   
  
There would be little distinction with regard to building arrangement and streetwall effect 
attributable to conditions either with or without the proposed action.  Under future 
conditions with the proposed action, the arrangement of the new buildings would be 
expected to conform to existing patterns established in the rezoning area.  Most buildings 
would be built to the front lot line, thereby matching the existing streetwall into which these 
new buildings would be set.  Regardless of differences in height or FAR, it is anticipated that 
the arrangement of buildings in the future with the proposed action would be roughly 
equivalent to the building patterns of buildings on the same sites without the proposed 
action.   
 
Many of the detractive streetscape elements that are present under existing conditions—
fences of chain-link, razor wire and other materials surrounding open lots—would be 
replaced, even in the future without the proposed action; in the future with the proposed 
action, the effect would be similar, as such streetscape elements would no longer be present.  
New street trees may be planted in concert with the new development with the proposed 
action, but there likely would be no introduction of new street furniture, particularly as there 
are no identified instances of new parklands or publicly accessible open space.  Therefore, no 
substantial area improvement resulting from new streetscape elements is anticipated in the 
future with the proposed action, compared to future conditions without the proposed action.   
 
As would also be the case in the future without the proposed action, four additional 
properties (not otherwise identified as projected or potential development sites) will be 
redeveloped in the rezoning area by 2020 independent of the proposed action as described 
previously.  These developments will continue an established development pattern and 
would not be in conflict with the new development resulting with the proposed action.  
 
In summary, a slightly denser built environment would result from anticipated growth with 
the action.  Mixed-use development would be contextual in most cases and would enliven 
the streetscape in many locations that would be redeveloped in the future without the 
proposed action.  Although most new construction resulting from the proposed action 
would result in buildings noticeably taller than neighboring buildings, they would be subject 
to building base and maximum height restrictions; therefore, these building forms would 
contribute positively to the urban design of the rezoning area.  Further, development that 
would occur in the future with the proposed action would be part of an overall zoning 
strategy that seeks to create incentives for new mixed-use development and to tie the 
rezoning area to surrounding neighborhoods.   

Urban Design – Primary Study Area 
 
The proposed action is not anticipated to result in substantial changes to urban design in 
areas outside the Webster Avenue corridor portion of the rezoning area.  The urban design 
effects of the proposed action in the neighborhood rezoning areas would predominantly be 
to reinforce the existing scale and character of the Bedford Park South and Norwood 
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neighborhoods.  Contextual R4A, R5A, R5B, R6B and R7A zoning mapping actions would 
impose restrictions on future development to ensure that future development better matches 
the existing housing forms of particular blocks in these neighborhoods.  These range from 
the low density R4A district that only allows detached, one- and two-family home 
residential construction with a maximum FAR of 0.9, to the R7A District, which allows 
bulky, six- to eight-story apartment houses that are compatible with existing form of 
development found in large sections of these two neighborhoods.  As such, there would be 
no significant adverse impact to the urban design of the primary study area as a result of the 
proposed action; rather, the proposed action would ensure continued development within 
the contextual rezoning areas would be compatible with existing development.   
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Figure 3.7-14: Massing Diagrams of Urban Design3 
 
 

 
(1)   Conceptual massing diagram in area of projected sites 1 – 9,  
         looking north along Webster Avenue from near East 197th Street. 

  
 

 
(2)  Conceptual massing diagram in the area of projected sites 4, 5,  
          6, 2, and 3 (from far left), 7, 8, and 9, looking west from above  
          the New York Botanical Garden near Mosholu Parkway;  

3 Source:  NYC Department of City Planning, 2009.
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Figure 3.7-14: Massing Diagrams of Urban Design (continued) 

 
(3)  Conceptual massing diagram of projected sites 14 – 20, looking  
         north along Webster Avenue near Mosholu Parkway. 

 

 
(4)  Conceptual massing diagram of projected sites 16, 13, and 17 – 21,      
          looking northeast along Webster Avenue near East 202nd Street. 
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 Figure 3.7-14: Massing Diagrams of Urban Design (continued) 
 
 

(5)  Conceptual massing diagram of projected site 23, looking 
         northwest across East Gun Hill Road and Webster Avenue. 
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VISUAL RESOURCES 
  
The proposed action is not expected to have significant adverse impacts on visual resources 
within the rezoning or primary study areas, which include ten designated landmarks and 
numerous open space resources.  The conditions of visual resources with proposed action 
would not be significantly different from conditions in the future without the proposed 
action.  A slight improvement over existing conditions would occur in the future with or 
without the proposed action, though the proposed action would introduce more ground-
floor retail activity in lieu of automotive-related or storage uses, compared to conditions 
without the proposed action, likely contributing a greater visual interest and sense of vitality 
to the streetscape.   
  
This assessment is concerned with public views of visual resources.  The projected 
development sites do not, themselves, contain visual resources or areas from which the 
public may enjoy other resources; nor do any of the projected development sites contribute 
to a particularly attractive visual environment within which a visual resource may be 
appreciated.  Rather, as noted, the visual character of the rezoning area would be improved 
in the future, as new construction on the projected development sites would, in many 
instances, replace underutilized sites or open lots surrounded by fencing comprised of chain-
link, razor wire, and other materials.   
 
Nine visual resources have been identified as having visual connectivity with one or more 
projected development sites, including four parks and five historic resources.  An additional 
15 open space resources were identified within the rezoning area and primary study area, 
but these visual resources do not share visual connectivity with projected development sites.  
As noted in the assessment of urban design, the changes to the urban form of the area are 
anticipated to be limited to projected development sites, though an improvement to visual 
character is anticipated:  unattractive fencing and open lots that currently detract from the 
visual character of the area would be developed, and whereas this new development would 
include automotive-related and storage uses in the future without the proposed action, such 
uses would not result under conditions with the proposed action.  Therefore, it is reasonable 
to conclude that the 15 open spaces lacking visual connectivity with projected development 
sites would not be affected by the proposed action, and the general enhancement to the 
overall visual character of the area would facilitate public enjoyment of all visual resources. 
 
As noted previously, there are existing, partial views of the Mertz Library and Botanical 
Garden Station and of the Enid A. Haupt Conservatory from sidewalks on Webster Avenue 
and Bedford Park Boulevard, respectively.  In the future without the proposed action, the 
construction of the Peter Jay Sharpe Parking Garage at the corner of Webster Avenue and 
Bedford Park Boulevard will virtually preclude views to the library and train station.   
 
Views of the Enid A. Haupt Conservatory dome from points along Bedford Park Boulevard 
are available during winter months when deciduous trees are without foliage.  These views 
eastward and down Bedford Park Boulevard and overtop the existing building on the 
southwest corner of Bedford Park Boulevard and Webster Avenue would not likely be 
affected by anticipated development on the nearby projected development site 7.  Therefore, 
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no significant adverse impacts to visual resources, including changes to sensitive view 
corridors, would result from the proposed action.   
 
  Shadow Effects on the Rezoning Study Area 

 
An assessment of shadow impacts resulting from the projected and potential development 
sites indicates that the proposed action would not result in significant adverse shadow 
impacts in the rezoning area or the primary study area that would substantially affect visual 
character; therefore, no shadow-related impacts to visual character would result from the 
proposed action. 
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3.9 NATURAL RESOURCES 
 
INTRODUCTION 
 
As defined in the CEQR Technical Manual, a natural resource is a plant, animal species or 
any area capable of providing habitat for plant and animal species.  An area capable of 
functioning to support environmental systems and maintain the City’s environmental 
balance may also be considered a natural resource.  Such resources include surface and 
groundwater, soils, drainage systems, wetlands, dunes, beaches, grasslands, woodlands, 
landscaped areas, gardens, parks and built structures used by wildlife.  As indicated in 
the CEQR Technical Manual, an assessment of natural resources is appropriate if that 
natural resource exists on, or near the site of the proposed action, or if an action involves 
disturbance of that resource. The proposed action would modify the current zoning 
designations within the area to reflect planning objectives for a segment of Webster 
Avenue and surrounding neighborhoods of Bedford Park and Norwood in the Bronx.  
The potential for the resulting redevelopment to significantly affect natural resources is 
addressed in this chapter.   
 
The sites where rezoning would occur are largely paved and developed.  The proposed 
zoning modifications would result in a change in permitted uses. As indicated in the 
RWCDS the rezoning would likely facilitate new commercial and/or residential 
development along the corridor.   The area to be rezoned does not include any of the 
following natural resources: state-regulated freshwater wetlands, tidal wetlands, 
beaches, dunes, bluffs, thickets, significant grasslands, meadows, woodlands, forests or 
areas identified in the CEQR Technical Manual as having a special natural resource 
designation.   
 
A portion of the Webster Avenue area that would be subject to this rezoning action is 
within the limits of the designated coastal zone.  An evaluation of the consistency of the 
rezoning with costal zone policies is found in Chapter 3.11, Waterfront Revitalization. 
 
As documented in the following evaluation, the proposed action would not result in a 
significant adverse impact to natural resources.   
 
3.9.1 EXISTING CONDITIONS 
 
This section describes existing conditions relative to the natural resources within the 
proposed rezoning area.  The description of existing conditions was based on field 
reconnaissance undertaken by trained environmental personnel, and information 
contained in a number of applicable secondary sources. Potential areas of concern as 
identified by the CEQR Technical Manual include surface water, groundwater, 
floodplains, coastal resources, wildlife, wetlands, upland resources, built resources, and 
significant, sensitive, or designated resources.  Figure 3.9-1 depicts the natural resources 
located within or adjacent to the rezoning area. 
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Surface Water 

 
There are no surface waters in the vicinity of the area proposed for rezoning.  
 

Groundwater 
 
The study area is located in the borough of the Bronx in New York City.  This area is not 
part of a designated Sole Source Aquifer, nor is it used as a drinking water supply.  Due 
to the largely permeable surface of the study area, there is likely limited connection to 
groundwater. However, past industrial usage may have affected groundwater quality.  
Groundwater in this area tends to be shallow and flows east towards the Bronx River.  
Groundwater is not considered to be a potable source of water within the Bronx.     
 

Floodplains 
 
Floodplains are defined as areas low enough in elevation to hold flood waters during 
significant storm events.  The Federal Emergency Management Agency (FEMA) defines 
regulated floodplains to include areas that flood during storms that have a one percent 
chance of occurring in any given year.  This is equivalent to the likelihood of a storm 
occurring once every 100 years (100-year storm).  FEMA defines 500-year floodplains but 
these areas are not regulated.  New York City Local Law 33 of 1988 regulates 
construction in the 100-year floodplain.  Regulations require structures to be flood proof 
or above the 100-year flood elevation.   
 
None of the proposed rezoning area is located within a 100-year floodplain.     
 

Coastal Resources 
 
As described by the CEQR Technical Manual, all of New York City’s coastal resources are 
considered important and are protected by the NYS Coastal Management Program 
which is administered by the New York State Department of State (NYSDOS).  In 
addition, New York City has a Local Waterfront Revitalization Plan (LWRP) that guides 
utilization and rezoning of the city’s shoreline.   
 
The NYSDOS and New York State Department of Environmental Conservation 
(NYSDEC) have designated coastal habitats as Significant Coastal Fish and Wildlife 
Habitat.  There are no designated Significant Coastal Fish and Wildlife Habitats in the 
study area.   
 
An analysis of the consistency of the proposed action with applicable coastal zone 
policies is found in Chapter 3.11, Waterfront Revitalization. 
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Wildlife 
 
Wildlife species within the study area primarily consist of avian species found in and 
around the Bronx River and vegetated areas in local parks.  Since New York City is part 
of an important avian migration corridor, it provides habitat for migrating birds.  
The proposed Webster Avenue rezoning area contains some street trees and a large rock 
outcropping with several tree species that may support not only avian species but also 
additional plant or amphibian species.   
 
The NYSDEC Natural Heritage Program was contacted to determine the recorded 
presence of rare species or ecological communities within the study.  Several vascular 
plant species were reported by Natural Heritage as being historically documented 
within the Bronx Park and the New York Botanical Garden. However, none of the 
species were documented in recent times, the last in 1962.  One animal species was 
identified, a Dragonfly (the Arrowhead Spiketail) recorded in the Bronx Park in 1913.  
According to habitat requirements for these species, there is little to no habitat available 
within the rezoning area since nearly the entire area is paved.  
 

Wetlands 
 
According to NYSDEC freshwater wetland maps and field reconnaissance, no New York 
State or federally regulated freshwater wetlands are present within the proposed 
rezoning area.  No tidal wetlands exist within the rezoning area.  

 
Aquatic Biota 

There are no aquatic biota within or in the vicinity of the rezoning area.  
 

Upland Resources 
 
Upland resources include natural areas that are not water or wetland resources.  The 
proposed rezoning area is urbanized, densely developed, and does not include any 
original natural upland areas. Parkland is the only open space with significant 
vegetation.  While no parks are located within the rezoning area, parks are located 
adjacent to the rezoning area.  These include the Bronx Park which contains the New 
York Botanical Garden, which hosts some of the last remaining original forests in New 
York City.   

 
Significant, Sensitive, or Designated Resources 

 
The NYSDEC Natural Heritage Program was contacted to determine the recorded 
presence of rare species or ecological communities within the study.  Several vascular 
plant species were reported by Natural Heritage as being historically documented 
within the Bronx Park and the New York Botanical Garden. However, none of the 
species were documented in recent times, the last in 1962.  One Animal species was 
identified, a Dragonfly (the Arrowhead Spiketail) recorded in the Bronx Park in 1913.  



Webster Avenue Rezoning EAS 
New York City Department of City Planning 

Natural Resources                                                                                                                           Chapter 3.9 
3.9-5 

According to habitat requirements for this species, there is little to no habitat available 
within the rezoning area as noted above.  
 
 
3.9.2 FUTURE WITHOUT THE PROPOSED ACTION 
 
The rezoning area is urbanized and largely devoid of natural resources.  In the future 
without the proposed action conditions within the study area would not change from 
existing conditions with respect to its natural resources attributes.  Development 
considered likely to occur in the future without the proposed action is not expected to 
alter natural resources; conditions would be similar to those described for existing 
conditions.  
 
3.9.3 FUTURE WITH THE PROPOSED ACTION 
 
The proposed action would allow development at a higher density along Webster 
Avenue. As detailed in the RWCDS, the proposed zoning is anticipated to provide an 
incentive for the development of a number of parcels within this area. The rezoning is 
predicted to occur on previously disturbed and developed sites within an area of low 
natural resource sensitivity. Significant impacts to the natural environment are not 
anticipated to occur.  The following discussion documents the anticipated effects of the 
proposed rezoning on Natural Resources. 
 

Surface Water 
 
The proposed zoning amendment would occur on developed sites within a former 
industrial area having low natural resource sensitivity.  
 
As indicated in Chapter 3.12, Infrastructure, the rezoning of these sites would not 
substantially change the permeability of the area, and would, therefore, neither increase 
storm water discharges to the river, nor increase the frequency or duration of Combined 
Sewer Overflow (CSO) events.  The sanitary flows that would be associated with the 
rezoning would be within the capacity of the existing treatment plant serving the area. 
The proposed action therefore, would not result in significant adverse impacts on 
surface water resources in the study area.    
 

Groundwater 
 
The proposed rezoning would result in the redevelopment of sites within the rezoning 
area.  Property developers within this area will be required to address any site 
contamination issues prior to being issued a work permit from the Department of 
Buildings (DOB).  With these provisions in place, no significant impacts to groundwater 
are anticipated to occur.      
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Floodplains 
 
Significant adverse impacts related to development within the floodplain would not 
occur as a result of the proposed zoning amendments since the rezoning area is outside 
of the 100-year floodplain.    Impacts to floodplains would not occur. 
 

Coastal Resources 
 
There are no designated Significant Coastal Fish and Wildlife Habitats in the study area.  
The proposed action therefore, would not result in significant adverse impacts on the 
condition of coastal resources in the study area.  The proposed rezoning along the 
shoreline of the Bronx River would require a coastal zone consistency determination as 
part of project review and permitting.  An evaluation of the consistency with established 
policies is included in Chapter 3.11, Waterfront Revitalization. 
    

Wildlife 
 
No significant adverse impacts to wildlife would occur as a result of the proposed 
zoning amendments since projected or potential development that would result from 
the RWCDS would occur on already developed parcels and as such there would be no 
infringement on sites utilized by wildlife.  The utilization of the rezoning area by 
transient avian species is expected to continue to occur as in the future without the 
proposed action.   
 
Since potential or projected development within the rezoning would not exceed 105 feet 
in height, significant impacts related to tall structures and the potential to conflict with 
migratory birds is not anticipated since this height is lower than the altitude at which 
birds generally migrate.  

 
Wetlands 

 
Significant adverse impacts to wetlands would not occur as a result of the proposed 
zoning amendment since no wetland resources were identified within the area of the 
proposed rezoning.    
 

Aquatic Biota 
 

Significant adverse impacts to aquatic biota would not occur as a result of the proposed 
zoning amendments since no aquatic resources were identified within the area of the 
proposed rezoning.    
 

Upland Resources 
 
Significant adverse impacts to upland resources would not occur as a result of the 
proposed rezoning since there are no significant upland resources in the rezoning area.   
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Threatened and Endangered Species 
 
All of the species that were identified as having had a historic presence in the area are 
associated with the Bronx Park/New York Botanical Garden, which is adjacent to the 
area proposed for rezoning.  Of these species, nine were vascular plants, which have no 
habitat in the rezoning area, and one Dragonfly (recorded in 1913) which would likely 
have been associated with the lacustrine zones within the park.  Communication with 
the NYSDEC Natural Heritage Program indicates the proposed rezoning would not 
jeopardize these species.  Significant impacts to Threatened and Endangered species 
would therefore not occur. 
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Traffic and Parking Chapter 3.15
3.15-1

3.15 TRAFFIC AND PARKING

INTRODUCTION

The objective of the traffic and parking analyses is to determine whether a proposed
action could be expected to have a significant impact on street and roadway operations
and parking conditions in the study area. A screening analysis is first presented of the
determination of whether detailed traffic and parking analyses are required for the
proposed action based upon CEQR Technical Manual guidelines. This chapter then
describes existing traffic and parking characteristics of the study area and provides an
assessment of future conditions at study intersections, first without the proposed action
and then following implementation of the proposed action, including determination of
the likelihood of any associated significant impacts.

The proposed action includes zoning map and zoning text amendments proposed by the
New York City Department of City Planning (DCP). The rezoning area is located in the
Bedford Park and Norwood neighborhoods in the Bronx. Typically, CEQR assessments
of large area-wide zoning proposals not associated with specific development projects
assume a 10-year build period. This is the time frame that could be reasonably predicted
into the foreseeable future without engaging in highly speculative projections. Thus,
with a base year of 2010, the traffic and parking analyses in this document address a
development program that could reasonably be constructed by 2020 as described in the
reasonable worst-case development scenario (RWCDS). The traffic and parking analyses
considered auto, taxi and truck trips, as well as parking demand and changes in supply
related to “projected” development sites.

The findings of the analysis disclosed herein for the Webster Avenue Rezoning action
indicate that a detailed traffic and parking study is required due to both the
development levels defined in the RWCDS for the projected development sites in the
rezoning area and also from the resulting level of incremental vehicle trips identified in
the screening analysis in comparison to No-Action conditions. Seven intersections were
identified for detailed analysis based upon the project generated trip assignments. It was
determined, using the traffic analysis methodology and CEQR impact criteria described
herein, that significant traffic impacts could result at two intersections under the With-
Action conditions in comparison to conditions in the future without the proposed action
during the weekday AM, midday, PM and Saturday peak hours, as detailed in Section
3.15.4. The parking analysis indicated that a projected parking supply shortfall in the
parking study area under No-Action conditions would worsen under the proposed
action. Please refer to the Draft Scope of Work for a targeted environmental impact
statement for the proposed Webster Avenue Rezoning.

3.15.1 METHODOLOGY

The City Environmental Quality Review (CEQR) Technical Manual provides guidelines to
determine whether detailed traffic and parking analyses are required for a proposed
action, as well as guidelines for use in the traffic and parking analyses to identify
whether significant impacts would likely occur. This chapter first provides a comparison
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of the proposed Webster Avenue Rezoning action at the analysis horizon year to those
CEQR Technical Manual guidelines to determine if traffic and parking analyses are
required, both based upon projected development levels and changes to trip generation
and projected traffic volumes.

Level One Screening
A total of 24 projected development sites within the rezoning area have been identified
in the RWCDS as most likely to be developed by 2020 due to the proposed action. Table
3.15-1 shows the total incremental net change in development on these sites that would
result from the proposed action compared to the No-Action condition. As shown in
Table 3.15-1, it is estimated that the proposed rezoning would result in a net increase of
738 dwelling units (du), 35,119 gross square feet (gsf) of local retail uses, 16,573 gsf of
office space, 10,625 gsf of FRESH market space, 24,169 gsf of restaurant uses, 1,725 gsf of
supermarket space, 5,680 gsf of medical offices and 2,102 gsf of community facilities. It is
also estimated that the proposed rezoning would result in a net decrease of 58,985 gsf of
mini-warehouse space, 13,372 gsf of auto repair uses, 55 hotel rooms and 19 public
parking spaces. Based upon the Table 3O-1 of the CEQR Technical Manual, the proposed
action would result in increases in development levels by 2020 that exceed Level One
screening threshold criteria, thus requiring a trip generation analysis to determine
whether a detailed traffic analysis is required.

Table 3.15-1: Net Change in Land Uses on Projected Development Sites

Land Use Incremental Net Change
Residential 736,796 gsf/738 du
Local Retail 35,119 gsf

Office 16,573 gsf
FRESH Market 10,625 gsf

Restaurant 24,169 gsf
Supermarket 1,725 gsf

Community Facility (Medical Office) 5,680 gsf
Community Center 2,102 gsf

Hotel* (27,612 gsf/55 rooms)
Mini-Warehouse (58,985 gsf)

Auto Repair (13,372 gsf)
Public Parking (5795 gsf/19 spaces)

* Assumes 500 gsf per hotel room
Source: NYC Department of City Planning

Level Two Screening
A trip generation analysis indicated that the proposed action would generate
approximately 110, 190, 170, and 150 incremental vehicle trips above No-Action levels,
consisting of autos, taxis, and trucks, for the weekday AM, midday, PM, and Saturday
midday peak hours, respectively, as indicated in Table 3.15-11. Details of the trip-
generation estimation process are provided in the Transportation Planning Factors
Memorandum for the Webster Avenue Rezoning (see Appendix H). Therefore, the need
for a detailed traffic analysis is required as per CEQR Technical Manual screening criteria.
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Level Three Screening
A traffic study area was selected to reflect that area within which the level of
incremental vehicle trips generated by the proposed action would be the highest based
upon vehicle trip assignments. Within the traffic study area, 18 intersections were
selected for Level Three screening in order to focus analysis on those intersections where
the likelihood of significant adverse impacts would be the greatest.

Assignments of incremental vehicle trips to specific roadways entering and leaving the
project area that would be generated by the projected development sites, relative to No-
Action conditions, were developed for the AM, weekday midday, PM, and Saturday
midday peak hours. These assignments were developed based upon the projected net
change in vehicle trips generated by the development sites relative to the No-Action
condition, the vehicle trip distributions derived for the study area, the characteristics of
the roadway network and the location and type of land use of each development site.
Generally, the vehicle trip assignments reflect the roadway network characteristics in the
area, particularly related to corridors leading to and from the Bronx River Parkway and
Major Deegan Expressway, the linear distribution of projected development sites along
Webster Avenue and the predominate pattern of vehicle trips to and from the south of
the rezoning area. The greatest net changes in vehicle trips are projected to occur on
Webster Avenue south of Mosholu Parkway and along Dr. Theodore Kazimiroff
Boulevard.

Detailed incremental project generated vehicle trip assignments are provided on Figures
3.15-1 through 3.15-4.
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Table 3.15-2 indicates those intersections that would experience more than 50 project
generated incremental vehicle trips during the specific peak hour as indicated. Based
upon this analysis, seven intersections were selected for AM, midday, PM and Saturday
peak hour traffic analysis, consisting of the intersections of Webster Avenue with
Bedford Park Boulevard, East 198th Street, East 197th Street, East 194th Street and East
Fordham Road, plus the intersections of Dr. Kazimiroff Boulevard with Bedford Park
Boulevard and Mosholu Parkway.

 Table 3.15-2: Level Three Screening

AM Midday PM Saturday
East Gun Hill Road and Webster Avenue
East 204th Street and Webster Avenue
Mosholu Parkway and Dr. Kazimiroff Boulevard X X
East Mosholu Parkway South and Webster Avenue
East 201st Street and Webster Avenue
Bedford Park Boulevard and Bainbridge Avenue
Bedford Park Boulevard and Marion Avenue
Bedford Park Boulevard and Dr. Kazimiroff Boulevard X X
Bedford Park Boulevard and Webster Avenue X X X X
East 198th Street and Webster Avenue X X X
East 197th Street and Webster Avenue X X X
East 194th Street and Webster Avenue X X X
East Fordham Road and Grand Concourse
East Fordham Road  and Valentine Avenue
East Fordham Road and Tiebout Avenue
East Fordham Road and East Kingsbridge Road/
Bainbridge Road/Elm Place
East Fordham Road and Marion Avenue
East Fordham Road and Webster Avenue X X X

Intersection
Peak Hour Exceeded

Source: Parsons Brinckerhoff, 2010

Traffic Analysis Methodology
The intersection operations analyses performed in this study were based on the
methodology presented in the Highway Capacity Manual (HCM) using HCS+ software,
incorporating the latest updates.

The HCM methodology expresses quality of flow in terms of level of service (LOS),
which is based for intersection analysis on the amount of delay that a driver typically
experiences in traveling through an intersection. LOS measures for signalized
intersections are reported using letter designations and range from LOS A, with minimal
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delay (10 seconds or less per vehicle), to LOS F, which represents long delays (80
seconds or greater per vehicle). The HCM methodology also provides a volume-to-
capacity (v/c) ratio for each signalized intersection approach or lane group. The v/c
ratio represents the ratio of the traffic volume on an approach/lane group to its traffic
capacity. At a v/c ratio of between 0.95 and 1.0, near-capacity conditions are reached
and delays could become substantial. Ratios of greater than 1.05 indicate oversaturated
conditions. For unsignalized intersections (e.g., controlled by stop signs on the minor
street), the HCM methodology generally assumes that major street traffic is not affected
by minor street flows. Left turns from the major street are assumed to be affected by the
opposing, or oncoming, major street flow. Minor street traffic is obviously affected by all
conflicting movements. Similar to signalized intersections, the HCM methodology
expresses the quality of flow at unsignalized intersections in terms of LOS measures
based on the amount of delay that a driver experiences. This relationship differs
somewhat from the criteria used for signalized intersections, primarily because drivers
expect different levels of delay at the two different types of intersections. For
unsignalized intersections, these measures range from LOS A (10 seconds or less of
delay per vehicle) to LOS F (50 seconds or more of delay per vehicle).

Table 3.15-3 indicates the LOS/delay relationship for signalized and unsignalized
intersections using the HCM methodology. Levels of service A, B, and C generally
represent extremely favorable to fair levels of traffic flow; at LOS D, the influence of
congestion becomes noticeable; LOS E is considered to be the limit of acceptable delay;
and LOS F is considered to be unacceptable to most drivers.

Table 3.15-3: Intersection Level of Service (LOS) Criteria

Level of Service
Average Delay per Vehicle (seconds)

Signalized Intersections Unsignalized Intersections
A less than 10.1 less than 10.1
B 10.1 to 20.0 10.1 to 15.0
C 20.1 to 35.0 15.1 to 25.0
D 35.1 to 55.0 25.1 to 35.0
E 55.1 to 80.0 35.1 to 50.0
F greater than 80.0 greater than 50.0

Source: Transportation Research Board, 2000 Highway Capacity Manual

For this traffic analysis, each intersection was evaluated by overall intersection delay,
approach delay and, where appropriate, by lane group or movement delay (e.g.,
through, left turn, right turn, and de facto turn, if a lane is not exclusively designated for
turns but becomes an exclusive turn lane based upon its operational characteristics).
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3.15.2 EXISTING CONDITIONS

The seven study intersections indicated on Figure 3.15-5 were analyzed for weekday
8:00–9:00 AM, 12:00–1:00 PM midday, and 5:00–6:00 PM peak hours, as well as 2:00 to
3:00 PM Saturday peak hour conditions, the periods when the combination of demand
generated by projected development sites and background traffic levels would be
heaviest.

Street Network
The street network in the study area includes local streets and arterials plus an adjacent
limited access state parkway. Webster Avenue is the focus of the traffic study network in
that all projected development sites are located along this arterial and the limited
number of intersecting arterials along this corridor generally funnel traffic north-south
along Webster Avenue. The key roadways traversing the study area are described
below.

� Webster Avenue is a north-south arterial extending throughout most of the
Bronx from the Westchester County border to the north to East 161st Street in the
south. Within the study area, Webster Avenue provides two traffic lanes in both
directions, except in the vicinity of Mosholu Parkway where angle parking is
provided, and also provides exclusive left turn lanes at certain intersections.
Webster Avenue borders on Bronx Park to the east, basically limiting travel to
and from the  east  to  East  Gun Hill  Road,  Mosholu  Parkway,  which  overpasses
Webster Avenue, Bedford Park Boulevard and East Fordham Road.

� Bedford Park Boulevard is an east-west arterial that bisects the study area,
extending approximately one mile west to Goulden Avenue and connecting east
to Dr. Kazimiroff Boulevard in Bronx Park. It varies along its length from one to
two lanes in each direction.

� Dr. Kazimiroff Boulevard intersects with Bedford Park Boulevard east of
Webster Avenue, extending east to its interchange with the Bronx River Parkway
and Allerton Avenue and looping the western perimeter of Bronx Park and
transitioning into Southern Boulevard. It varies along its length from one to two
lanes in each direction.

� East Fordham Road, a major Bronx east-west four-lane arterial and commercial
corridor, is located on the southern border of the study area. It extends west to
the Major Deegan Expressway (I-87), connecting beyond to Manhattan across the
207th Street Bridge and east to Pelham Parkway. East Fordham Road has
exclusive bus lanes in-place along much of its length operating weekdays
7:00 AM to 7:00 PM.

� East Gun Hill Road, a four-lane east-west arterial, is located on the northern
border of the study area. It extends west approximately one mile to Mosholu
Parkway and east approximately 2.5 miles to the New England Thruway (I-95).



Webster Avenue Rezoning EAS
New York City Department of City Planning

Traffic and Parking Chapter 3.15
3.15-11



Webster Avenue Rezoning EAS
New York City Department of City Planning

Traffic and Parking Chapter 3.15
3.15-12

� An interchange with Bronx River Parkway is located just east of Webster
Avenue.

� Mosholu Parkway begins at Dr. Kazimiroff Boulevard and extends north
approximately three miles to the Saw Mill River and Henry Hudson Parkways,
passing over Webster Avenue. Generally, Mosholu Parkway provides two or
more travel lanes in each direction.

Other roadways that intersect with Webster Avenue and provide connection to and
from the west and northwest include Mosholu Parkway North and Mosholu Parkway
South, which parallel Mosholu Parkway, East 194th Street, East 198th Street and East 204th

Street. All are two-way two-lane roadways, except for Mosholu Parkway North and
Mosholu Parkway South, which are one-way roadways providing one travel lane in
each direction.

Bicycle Facilities
A  Class  1  bicycle  path  is  in  place  running  parallel  to  Mosholu  Parkway  and  Dr.
Kazimiroff Boulevard within Bronx Park.

Data Collection
Manual turning movement counts, vehicle classification counts, ATR (automatic traffic
recorder) counts, travel time and delay surveys and intersection physical inventories
were conducted in the study area during October and November, 2009. Traffic signal
timing plans were obtained from the New York City Department of Transportation
(NYCDOT). On-street parking regulations were obtained from the NYCDOT parking
regulations STATUS database and field verified. On-street and off-street parking
utilization surveys were conducted in March and April, 2010.

Traffic Volumes
The traffic data compiled for this project were summarized, adjusted to average typical
weekday (Tuesday through Thursday) and Saturday levels and balanced on a network-
wide basis for the weekday AM, midday, PM and Saturday peak hours. Figures 3.15-6
through 3.15-9 illustrate the balanced existing traffic volumes for the seven analyzed
intersections. Traffic levels in the study area are generally highest overall during the PM
peak hour, followed by the AM peak hour, and the Saturday peak hour.

Two-way PM peak-hour traffic volumes on Webster Avenue range from approximately
1,200 vehicles per hour (vph) north of Bedford Park Boulevard to 1,640 vph north of East
198th Street. Directional traffic volumes are generally higher southbound during the AM
peak hour but more directionally balanced during the other analysis hours. Peak
directional traffic volumes along Webster Avenue of between 800 vph and 850 vph occur
during the PM peak hour. Two-way traffic volumes on Bedford Park Boulevard at its
intersection with Webster Avenue are also highest during the PM peak hour at over
1,600 vph east of Webster Avenue.
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Two-way traffic volumes on East Fordham Road at Webster Avenue are high and range
between approximately 2,000 vph and 2,500 vph during the four peak analysis hours
with a maximum of 2,575 vph east of Webster Avenue during the AM peak hour. Traffic
levels are also significant on Dr. Kazimiroff Boulevard and Mosholu Parkway. Two-way
traffic volumes on Mosholu Parkway range from approximately 1,850 vph to 2,660 vph
and the highest overall two-way traffic volumes on the traffic study network of 3,040
vph occur on Dr. Kazimiroff Boulevard north of Mosholu Parkway. In contrast, traffic
volumes on other study area roadways are significantly lower. Peak two-way traffic
volumes of 270 vph occur on East 194th Street during the PM peak hour and two-way
traffic volumes on East 198th Street and East 197th Street are approximately 200 vph or
less during all analysis hours.

Levels of Service
Table 13.15-4 indicates the results of the capacity analysis at the seven study area
intersections for the three peak hours analyzed for weekday conditions and for Saturday
existing conditions. The table highlights those intersection movements that operate at
LOS E or F and/or have a high v/c ratio (above 0.90). Conditions at those intersections
where poor levels of service and/or high v/c ratios were identified for each specific
analysis period are described below.

AM Peak Hour
� Mosholu Parkway with Dr. Kazimiroff Boulevard: The northbound Dr.

Kazimiroff Boulevard left turn lane operates at LOS E with 69.2 average seconds
of delay and a v/c ratio of 0.91.

� Dr. Kazimiroff Boulevard with Bedford Park Boulevard: The northbound Dr.
Kazimiroff Boulevard de facto left turn lane operates at LOS E with 63.1 average
seconds of delay and a v/c ratio of 1.00.

� Webster Avenue with East Fordham Road:  The northbound Webster Avenue
left turn lane operates at LOS F with 108.8 average seconds of delay and a v/c
ratio of 0.95. The southbound Webster Avenue left turn lane operates at LOS E
with 56.4 average seconds of delay. The southbound Webster Avenue through
and right turn lane group operates at LOS F with 97.6 average seconds of delay
and a v/c ratio of 1.04.

PM Peak Hour
� Dr. Kazimiroff Boulevard with Bedford Park Boulevard: The northbound Dr.

Kazimiroff Boulevard de facto left turn lane operates at LOS E with 63.0 average
seconds of delay and a v/c ratio of 1.03.

� Webster Avenue with Bedford Park Boulevard: The eastbound Bedford Park
Boulevard approach operates at a v/c ratio of 0.90 and the westbound Bedford
Park Boulevard approach operates at a v/c ratio of 0.94.

� Webster Avenue with East Fordham Road:  The eastbound through and right-
turn lane group operates at a v/c ratio of 0.90. The southbound Webster Avenue
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Table 3.15-4: Existing Conditions Level of Service Analysis

Approach1
Lane

Group2 V/C Ratio
Delay
(sec.) LOS

Lane
Group2 V/C Ratio

Delay
(sec.) LOS

Lane
Group2 V/C Ratio

Delay
(sec.) LOS

Lane
Group2 V/C Ratio

Delay
(sec.) LOS

L 0.62 30.4 C L 0.49 27.6 C L 0.66 31.1 C L 0.53 28.4 C
R 0.75 38.3 D R 0.33 25.6 C R 0.58 31.3 C R 0.49 28.8 C
L 0.91 69.2 E L 0.46 22.6 C L 0.81 49.3 D L 0.74 42.7 D
T 0.78 30.8 C T 0.37 19.0 B T 0.61 24.0 C T 0.66 25.6 C

SB T 0.74 37.4 D T 0.58 31.4 C T 0.56 31.0 C T 0.56 30.9 C
Intersection 36.9 D 26.1 C 31.5 C 29.8 C

EB L 0.44 17.6 B L 0.30 16.2 B L 0.45 17.7 B L 0.37 16.9 B
NB DefL 1.00 63.1 E DefL 0.53 13.7 B DefL 1.03 63.0 E DefL 0.69 18.9 B

T 0.33 9.3 A T 0.19 8.2 A T 0.23 8.5 A T 0.42 10.1 B
SB T 0.39 9.5 A T 0.18 8.0 A T 0.29 8.6 A T 0.22 8.2 A

Intersection 21.6 C 11.7 B 27.3 C 13.2 B
EB LTR 0.81 38.8 D LTR 0.84 38.9 D LTR 0.90 47.1 D LTR 0.96 56.5 E
WB LTR 0.81 37.0 D LTR 0.70 29.7 C LTR 0.94 51.4 D LTR 0.83 36.8 D

L 0.56 31.3 C L 0.41 16.0 B L 0.48 26.2 C L 0.28 13.4 B
TR 0.48 22.2 C TR 0.37 12.9 B TR 0.58 24.2 C TR 0.42 13.5 B
L 0.73 40.9 D L 0.35 14.9 B L 0.46 28.2 C L 0.38 15.6 B

TR 0.50 22.4 C TR 0.37 12.9 B TR 0.41 21.0 C TR 0.32 12.4 B
Intersection 31.0 C 22.8 C 36.7 D 29.3 C

EB LR 0.33 31.5 C LR 0.24 25.3 C LR 0.34 31.7 C LR 0.26 25.6 C
L 0.24 14.6 B L 0.14 9.0 A L 0.15 12.8 B L 0.10 8.7 A
T 0.34 14.1 B T 0.35 10.2 B T 0.40 14.8 B T 0.42 10.9 B

SB TR 0.51 16.4 B TR 0.33 10.0 A TR 0.42 15.2 B TR 0.44 11.1 B
Intersection 16.8 B 11.1 B 16.4 B 11.8 B

EB LR 0.08 27.2 C LR 0.21 24.6 C LR 0.07 26.9 C LR 0.13 23.8 C
L 0.10 12.4 B L 0.16 9.3 A L 0.04 11.4 B L 0.05 8.1 A
T 0.36 14.3 B T 0.36 10.2 B T 0.44 15.2 B T 0.43 11.0 B

SB TR 0.51 16.4 B TR 0.31 9.8 A TR 0.40 14.8 B TR 0.40 10.6 B
Intersection 15.7 B 11.0 B 15.3 B 11.2 B

EB LR 0.36 32.1 C LR 0.48 30.1 C LR 0.41 33.3 C LR 0.19 28.7 C
L 0.29 15.8 B L 0.16 9.2 A L 0.18 13.3 B L 0.17 13.2 B
T 0.34 14.0 B T 0.32 9.9 A T 0.37 14.4 B T 0.42 15.0 B

SB TR 0.57 17.7 B TR 0.36 10.3 B TR 0.48 16.0 B TR 0.53 16.8 B
Intersection 17.7 B 12.6 B 17.1 B 16.6 B

L 0.50 24.5 C L 0.53 22.8 C L 0.57 26.2 C L 0.52 23.9 C
TR 0.88 36.2 D TR 0.87 34.2 C TR 0.90 38.5 D TR 0.73 28.3 C
L 0.41 21.5 C L 0.54 22.7 C L 0.51 25.2 C L 0.64 26.5 C
T 0.82 31.7 C T 0.84 31.0 C T 0.78 29.9 C T 0.76 29.2 C
L 0.95 108.8 F L 0.69 43.2 D L 0.73 53.8 D L 0.78 63.2 E

TR 0.76 54.7 D TR 0.79 44.7 D TR 0.71 51.8 D TR 0.83 58.6 E
L 0.69 56.4 E L 0.65 35.7 D L 0.61 43.1 D L 0.90 84.4 F

TR 1.04 97.6 F TR 0.86 50.4 D TR 1.01 88.6 F TR 0.83 58.6 E
Intersection 49.4 D 36.5 D 44.6 D 40.7 D

Source: Parsons Brinckerhoff 2010

Notes:

1.  EB - Eastbound, WB - Westbound, NB - Northbound, SB - Southbound

2.  L - Left, T- Through, R - Right, DefL - De Facto Left Turn

Congested intersections are designated by shading.

SAT Peak Hour

Mosholu Parkway (E-W) @
Dr. Kazimiroff Boulevard (N-S) EB

NB

Signalized Intersection

AM Peak Hour MD Peak Hour PM Peak Hour

East 197th Street (E-W) @
Webster Avenue (N-S) NB

East 194th Street (E-W) @
Webster Avenue (N-S) NB

Bedford Park Boulevard (E-W) @
Dr. Kazimiroff Boulevard (N-S)

Bedford Park Boulevard (E-W) @
Webster Avenue (N-S)

NB

SB

East 198th Street (E-W) @
Webster Avenue (N-S) NB

East Fordham Road (E-W) @
Webster Avenue (N-S)

EB

WB

NB

SB

through and right turn lane group operates at LOS F with 88.6 average seconds
of delay and a v/c ratio of 1.01.

Saturday Peak Hour
� Webster Avenue with Bedford Park Boulevard: The eastbound Bedford Park

Boulevard approach operates at LOS E with 56.5 average seconds of delay and a
v/c ratio of 0.96.

� Webster Avenue with East Fordham Road:  The northbound Webster Avenue
left turn lane operates at LOS E with 63.2 average seconds of delay and the
northbound Webster Avenue through and right turn lane group operates at LOS
E with 58.6 average seconds of delay. The southbound Webster Avenue left turn
lane operates at LOS F with 84.4 average seconds of delay and a v/c ratio of 0.90.
The southbound Webster Avenue through and right turn lane group operates at
LOS E with 58.6 average seconds of delay.
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Parking
A parking study area was delineated within a ¼-mile radius of the 24 projected
development sites identified in the RWCDS, and is illustrated on Figure 3.15-10A.
Within this parking study area, existing on-street parking regulations and parking
supply were inventoried. Public off-street parking facilities were also inventoried within
the parking study area and their locations are also indicated on Figure 3.15-10A. On-
street parking regulations within the parking study area are illustrated on Figure 3.15-
10B and the parking regulations legend is provided on Figure 3.15-10C.

Indicated in Table 3.15-5 is the address, license number (where available), licensed
capacity, weekday midday and overnight demand, utilization rate and available
capacities for the seven off-street parking facilities within the parking study area, with
the corresponding facility number indicated on Figure 3.15-10A. There are
approximately 460 off-street parking spaces in the area, of which approximately 80
spaces (Facilities No. 5 through 7) are reserved for monthly parking. At midday, the
smaller facilities are fully utilized, and overall, 86 percent of the study area off-street
parking supply is utilized with 65 spaces available, all available to daily parkers.
Overnight, overall off-street parking utilization is similar to midday.

Table 3.15-5: Existing Off-Street Parking Supply and Utilization

Utilization
Rate Demand

Available
Capacity

Utilization
Rate Demand

Available
Capacity

1
2740 Webster
Avenue 1188922 118 83% 98 20 90% 106 12

2
2768 Webster
Avenue

897188 140 82% 115 25 90% 126 14

3
2846 Webster
Avenue 992413 94 79% 74 20 90% 85 9

4 3071 Webster
Avenue

N/A 27 100% 27 0 90% 24 3

5
3095 Webster
Avenue

973925 20 100% 20 0 85% 17 3

6 3118 Webster
Avenue

40740677 20 100% 20 0 100% 20 0

7
3124 Webster
Avenue

973926 40 100% 40 0 53% 21 19

459 86% 394 65 87% 399 60

Weekday Overnight

Total

No. Address
License
Number

Licensed
Capacity

Weekday Midday

Source: Parsons Brinckerhoff, 2010

Within the parking study area, there is a total of approximately 3,840 legal on-street
parking spaces at midday, which was derived through an assumption of 20 linear feet of
legal parking curb length per space with adjustments made for fire hydrants and
driveways, and of which 345 spaces are metered. Parking regulations for street cleaning
reduce the number of spaces available for short periods on specific blocks on all
weekdays except Wednesday. Overnight, the on-street parking supply increases slightly
to approximately 3,930 spaces as certain daytime parking prohibitions are not in effect,
although parking is prohibited overnight on portions of several blocks in the study area.
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Table 3-15.6 provides the on-street parking utilization for the weekday midday and
overnight periods. Both the non-metered and metered spaces are heavily utilized during
the midday with 93 per cent and 90 percent utilization, respectively, with a total of 287
on-street spaces available. Overnight, the on-street parking utilization increases to 97
percent with 125 spaces available when the on-street parking demand generated by the
primarily residential character of the study area is highest.

Table 3.15-6: Existing On-Street Parking Supply and Utilization

Demand
Utilization

Rate
Available
Capacity

3,492 Free 3,240 93% 251
345 Metered 309 90% 36

97% 125

Analysis Period Capacity

Weekday Midday

Weekday Overnight 3,927 3,802

Source: Parsons Brinckerhoff, 2010

Safety
Accident data for intersections within the study area were obtained from the NYCDOT
and New York State Department of Transportation (NYSDOT). This information
provides the most recent three years of available accident data, from January 1, 2006, to
December 31, 2008 and is presented in Table 3.15-7. The table provides by intersection
the total number of reportable accidents (involving fatality, injury or more than $1,000 in
property damage), the number of fatalities, and injuries during the study period, as well
as a yearly breakdown of pedestrian- and bicycle-related accidents at each intersection.

A total of 421 reportable accidents occurred in the study area during the three-year
period. There were 3 fatalities, 498 injuries, and 123 pedestrian- and 19 bicycle-related
accidents reported. Over 25 accidents were reported at four intersections in the study
area over the three-year period, the highest at approximately 60 accidents each at the
intersections of Webster Avenue with East Gun Hill Road and Webster Avenue with
East Fordham Road.

According to the CEQR Technical Manual, a high accident location is one where five or
more combined pedestrian and/or bicycle-related accidents occurred in any year over
the most recent three-year period. Two intersections in the study area experienced
pedestrian-related accidents at this level—Webster Avenue with East Fordham Road
where 17 combined pedestrian/bicycle related accidents occurred in 2008, and East
Fordham Road with Marion Avenue, where five combined pedestrian/bicycle related
accidents occurred also in 2008. Both intersections are signalized and are located within
the active commercial area along East Fordham Road.
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3.15.3  FUTURE WITHOUT THE PROPOSED ACTION

Traffic and parking conditions in the future without the proposed action are assessed to
establish the No-Action condition, against which to evaluate With-Action conditions and
identify potential project impacts. The No-Action analysis presented in this section
focuses on conditions in 2020, the year by which the 24 projected development sites that
comprise the RWCDS are assumed to be fully developed.

Future Development
Within the rezoning study area, it is expected that the current land use trends and
general development patterns would continue without implementation of the proposed
action. It is projected that such development on projected development sites would
result in an increase of approximately 212,225 gross square feet (gsf) of residential space
consisting of 209 dwelling units, 116,140 gsf of office space, 64,827 gsf of local retail,
9,683 gsf of supermarket space, 9,941 gsf of restaurant space, 37,164 gsf of community
facilities, 13,483 gsf of mini-warehouse space, 3,316 gsf of auto repair facilities, a 55 room
hotel and 3 public parking spaces. Additionally, both within the rezoning area and
outside the rezoning area, but within a ½-mile radius, several projects are under
construction or projected to be completed by 2020 encompassing 1,570 residential
dwelling units, a 612 seat primary/intermediate school and a 48 room hotel. Lastly,
another rezoning is proposed by DCP south of the study area, as described below.

Traffic Volumes
Future 2020 traffic levels on study area roadways absent the proposed action are
expected to increase due to the future development both within and outside the study
area, as noted above, as well as due to overall growth. The development of No-Action
traffic volumes in the study area involved several steps as described below.

First, a background growth of 0.50 percent per year (as recommended by the CEQR
Technical Manual) was applied to existing traffic volumes. Next, traffic projected to be
generated by the changes in land use expected to be in-place on projected development
sites was derived and assigned to the study area street network. Likewise, traffic
expected to be generated by other new development within the rezoning area was
assigned to the traffic network. Also, traffic expected to be generated by other
development within ½ mile of the rezoning area that would use study area roadways
was also assigned to the study area network. Lastly, DCP is proposing enacting zoning
map amendments south of the study area, designated as the East Tremont/Third
Avenue Rezoning. It was assumed that the rezoning action would be enacted and the
incremental traffic estimated to be generated by the 27 projected development sites
considered for the proposed action has been included in the No-Action traffic volumes
for this study.

Trip generation estimates for No-Action developments were based upon information
provided in approved studies, standard references, such as the CEQR Technical Manual,
and the 2010 U.S. Census, as described in the Transportation Planning Factors
Memorandum for the Webster Avenue Rezoning and in Section 3.15.4. The resulting 2020
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No-Action traffic volume networks for the weekday AM, midday, PM and Saturday
peak hours are provided on Figures 3.15-11 through 3.15-14.

Roadway Modifications
Information regarding proposed physical roadway modifications or changes in
operations was requested from the NYCDOT. The information provided and
modifications applied in future year traffic analysis, if appropriate, are described below.

� As  part  of  NYCDOT’s  School  Safety  Engineering  Project,  a  safety  study  was
completed for Our Lady of Mercy School located at 2512 Marion Avenue south
of East Fordham Road. The study recommended eliminating the channelized
westbound right turn lane on East Fordham Road to Webster Avenue
northbound. This proposed modification was incorporated in all future year
analyses for the intersection of Webster Avenue with East Fordham Road.

� Within NYCDOT’s bicycle program, future bicycle routes are proposed on East
Fordham Road, and Dr. Kazimiroff Boulevard. Final configurations have not
been determined and no changes to existing conditions were assumed along
these corridors.

� NYCDOT has identified over 30 potential future Bus Rapid Transit (BRT)
corridors, including Webster Avenue. NYCDOT will work with other agencies
and the communities to select a group of these corridors to move forward into an
implementation phase over the next ten years. However, no definite projects
or implementation schedule have been developed at this time, and therefore, no
changes to existing conditions were assumed along Webster Avenue.

� A conceptual design study has been developed by the Mayor’s Office for
Fordham Plaza, the plaza and bus terminal bounded by East Fordham Road,
Third Avenue and East 189th Street just south of the study area. Besides
reconfiguring the plaza public space and bus loading/unloading areas, the
concept would limit use of Third Avenue between East 189th Street and East
Fordham Road to buses only. This modification would alter traffic patterns at the
project study intersection of Webster Avenue with East Fordham Road.
According to NYCDOT, the plan is still conceptual, has neither been reviewed
environmentally nor funded or scheduled for implementation. Therefore, its
implementation was not assumed in this study and its potential effect upon
traffic patterns was not incorporated in future year conditions.
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Levels of Service
Table 3.15-8 presents a comparison of the existing and No-Action LOS for the study area
intersections under weekday and Saturday peak hour conditions. Notable deteriorations
in LOS, compared to existing conditions, are discussed below.

AM Peak Hour
� Mosholu Parkway with Dr. Kazimiroff Boulevard: The northbound Dr.

Kazimiroff Boulevard left turn lane would deteriorate to LOS F with 98.3 average
seconds of delay and a v/c ratio of 1.02.

� Dr. Kazimiroff Boulevard with Bedford Park Boulevard: The northbound Dr.
Kazimiroff Boulevard de facto left turn lane would deteriorate to LOS F with
120.4 average seconds of delay and a v/c ratio of 1.17.

� Webster Avenue with Bedford Park Boulevard: The eastbound Bedford Park
Boulevard approach would operate at a v/c ratio of 0.94. The westbound
Bedford Park Boulevard approach would operate at a v/c ratio of 0.95. The
southbound left turn lane would deteriorate to LOS F with 132.3 average seconds
of delay and a v/c ratio of 1.13.

� Webster Avenue with East Fordham Road:  The eastbound left turn lane would
deteriorate to LOS E with 73.7 average seconds of delay and a v/c ratio of 0.93.
The eastbound through and right turn lane group would operate at a v/c ratio of
0.96. The northbound Webster Avenue left turn lane would deteriorate in LOS F
with 143.2 average seconds of delay and a v/c ratio of 1.08. The northbound
Webster Avenue through and right turn lane group would deteriorate to LOS E
with 62.2 average seconds of delay. The southbound Webster Avenue left turn
lane would deteriorate to LOS F with 88.7 average seconds of delay and a v/c
ratio of 0.90. The southbound Webster Avenue through and right turn lane
group would deteriorate in LOS F with 161.4 average seconds of delay and a v/c
ratio of 1.22.

Midday Peak Hour
� Webster Avenue with Bedford Park Boulevard: The eastbound Bedford Park

Boulevard approach would deteriorate to LOS E with 62.6 average seconds of
delay and a v/c ratio of 0.99.

� Webster Avenue with East Fordham Road: The eastbound through and right
turn lane group would operate at a v/c ratio of 0.96. The westbound through
lane group would operate at a v/c ratio of 0.90. The northbound Webster
Avenue left turn lane would deteriorate to LOS F with 108.5 average seconds of
delay and a v/c ratio of 1.04. The northbound Webster Avenue through and
right turn lane group would operate at a v/c ratio of 0.90. The southbound
Webster Avenue left turn lane would deteriorate to LOS E with 67.6 average
seconds of delay. The southbound Webster Avenue through and right turn lane
group would deteriorate to LOS E with 70.0 average seconds of delay and a v/c
ratio of 0.98.
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PM Peak Hour
� Mosholu Parkway with Dr. Kazimiroff Boulevard: The northbound Dr.

Kazimiroff Boulevard left turn lane would deteriorate to LOS E with 74.7 average
seconds of delay and a v/c ratio of 0.94.

� Dr. Kazimiroff Boulevard with Bedford Park Boulevard: The northbound Dr.
Kazimiroff Boulevard de facto left turn lane would deteriorate to LOS F with 86.1
average seconds of delay and a v/c ratio of 1.11.

� Webster Avenue with Bedford Park Boulevard: The eastbound Bedford Park
Boulevard approach would deteriorate to LOS E with 76.2 average seconds of
delay and a v/c ratio of 1.03. The westbound Bedford Park Boulevard approach
would deteriorate to LOS F with 105.1 average second of delay and a v/c ratio of
1.12.

� Webster Avenue with East Fordham Road:  The eastbound through and right
turn lane group would operate at a v/c ratio of 0.96. The northbound Webster
Avenue left turn lane would deteriorate to LOS F with 156.8 average seconds of
delay and a v/c ratio of 1.13. The northbound Webster Avenue through and
right turn lane group would deteriorate to LOS E with 57.0 average seconds of
delay. The southbound Webster Avenue left turn lane would deteriorate to LOS
E with 66.7 average seconds of delay. The southbound Webster Avenue through
and right turn lane group would deteriorate in LOS F with 150.2 average seconds
of delay and a v/c ratio of 1.19.

Saturday Peak Hour
� Webster Avenue with Bedford Park Boulevard: The eastbound Bedford Park

Boulevard approach would operate at a v/c ratio of 0.92. The westbound
Bedford Park Boulevard de facto left turn lane would operate at LOS F with 116.3
average seconds of delay and a v/c ratio of 1.08.

� Webster Avenue with East Fordham Road:  The northbound Webster Avenue
left turn lane would deteriorate to LOS F with 100.7 average seconds of delay
and a v/c ratio of 0.96. The northbound Webster Avenue through and right turn
lane group would deteriorate in LOS E with 67.5 average seconds of delay and a
v/c ratio of 0.91. The southbound Webster Avenue left turn lane would
deteriorate in LOS F with 136.1 average seconds of delay and a v/c ratio of 1.09.
The southbound Webster Avenue through and right turn lane group would
deteriorate in LOS E with 71.8 average seconds of delay and a v/c ratio of 0.94.

Parking
In the future without the proposed action, the utilization of both off- and on-street
parking facilities in the study area would increase due to the area’s background growth.
Additionally, the as-of-right residential, retail and office related development projected
to occur on the projected development sites that comprise the RWCDS, as well as other
development expected to occur in and adjacent to the study area, would further increase
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parking demand. It is projected that a net increase relative to existing conditions of 547
parking spaces would be implemented under existing zoning on the 24 projected
development sites, of which nearly all would be accessory spaces.

Table 3.15-9 provides the projected 2020 parking demand and available capacity for
combined on-street spaces and off-street public parking facilities in the study area under
No-Action conditions. A net increase of three off-street public parking spaces is
anticipated in the study area by 2020 and an increase in midday public parking demand
of 353 spaces and overnight public parking demand of 411 spaces is projected, which
includes overflow from some of the 24 projected development sites both with and
without available accessory parking, parking demand generated by other development
in and adjacent to the study area and background growth. As shown, the parking
demand analysis indicates that available on- and off-street parking in the parking study
area will be effectively fully utilized during the midday by 2020 and a shortfall of
approximately 220 spaces would occur overnight under No-Action conditions.

Table 3.15-9: No-Action Parking Conditions

Time
Period

Existing
Parking Supply

Existing
Utilization

2020 No-Action
Parking Supply

Change

2020 No-Action
Demand Increment

2020 No-Action
Available Capacity

Midday 4,296 3,944 3 353 2
Overnight 4,386 4,201 3 411 -223

Source: Parsons Brinckerhoff, 2010
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3.15.4  PROBABLE IMPACTS OF THE PROPOSED ACTION

The assessment of potential adverse impacts associated with the proposed action begins
with and is based upon the future No-Action conditions described in the preceding
section. As with the future No-Action evaluation, 2020 is used as the analysis year for
assessing project impacts, which is the year when all projected developments defined in
the RWCDS are assumed to be completed.

Projected Development
If the proposed action is implemented, it is projected that 24 development sites within
the rezoning area would be redeveloped. The assessment of the potential impacts of the
proposed action is measured in relation to the No-Action development level expected to
occur on these 24 development sites. Compared to the No-Action condition, by 2020 the
proposed action is expected to generate a net change in development of approximately
738 residential dwelling units, 35,119 gsf of local retail uses, 16,573 gsf of office uses,
10,625 gsf of FRESH market space, 24,169 gsf of restaurant uses, 1,725 gsf of supermarket
space, 5,680 gsf of medical offices and 2,102 gsf of community facilities, as indicated
previously in Table 3.15-1. It is also estimated that the proposed rezoning would result
in a net decrease of 58,985 gsf of mini-warehouse space, 13,372 gsf of auto repair uses, 55
hotel rooms and 19 public parking spaces.

Trip Generation
The projection of future trips was developed based on trip generation and travel
characteristics of the existing land uses that would be displaced within the rezoning area
and those projected to be developed under No-Action and With-Action conditions. The
trip generation rates, temporal distributions and mode splits applied were based on
accepted CEQR Technical Manual criteria, standard professional references, and studies
that have been performed for similar uses in the Bronx and other outer New York City
boroughs with similar levels of transit access, supplemented by 2000 U.S. Census
journey-to-work and reverse journey-to-work data for census tracts in the study area, as
detailed in the Transportation Planning Factors Memorandum for the Webster Avenue
Rezoning and illustrated below in Table 3.15-10.
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Table 3.15-10: Transportation Planning Factors

Community Facility
(Medical Office)

Land Use: Residential Local Retail Office Staff Visitors Auto Repair

Trip Generation: (1) (1) (1) (4) (5) (4) (5)
Weekday Saturday Weekday Saturday Weekday Saturday Weekday Saturday Weekday Saturday Weekday Saturday

Daily Person Trips 8.075 7.678 82.56 82.56 18.0 1.6 10.0 4.3 33.6 14.5 19.42 19.42
8.075 7.678 82.56 82.56 18.0 1.6 10.0 4.3 33.6 14.5 19.42 19.42

per dwelling unit per 1,000 gsf per 1,000 gsf per 1,000 gsf per 1,000 gsf per 1,000 gsf

Temporal Distribution: (1) (1) (1) (4,5) (4,5) (1)
AM 9.1% 3.1% 11.8% 24.0% 6.0% 13.2%
MD 4.7% 19.0% 15.0% 17.0% 9.0% 11.0%
PM 10.7% 9.6% 13.7% 24.0% 5.0% 14.2%
SAT MD 8.2% 9.5% 15.0% 17.0% 9.0% 11.0%

In/Out Splits: (1) (1) (1) (4,5) (4,5) (1)
In Out In Out In Out In Out In Out In Out

AM 15% 85% 50% 50% 96% 4% 100% 0% 92% 8% 65% 35%
MD 50% 50% 50% 50% 39% 61% 50% 50% 50% 50% 50% 50%
PM 70% 30% 50% 50% 5% 95% 0% 100% 31% 69% 50% 50%
SAT MD 50% 50% 50% 50% 60% 40% 50% 50% 50% 50% 50% 50%

Modal Splits:
(2) (1) (3) (4) (4) (4) (1)

ALL ALL ALL AM/PM MD ALL ALL
Auto 28.8% 3% 47.5% 65.2% 2% 25% 85%
Taxi 0.7% 2% 2.0% 0.9% 1% 15% 5%
Bus 13.3% 10% 15.1% 16.8% 7% 19% 1%
Subway 40.9% 5% 15.2% 8.8% 7% 21% 1%
Railroad 3.6% 0% 1.8% 0.4% 0% 0% 0%
Walk 12.6% 80% 18.5% 7.9% 83% 20% 8%
Other 0.0% 0% 0.0% 0.0% 0% 0% 0%

100.0% 100% 100.0% 100.0% 100% 100% 100%

Vehicle Occupancy: (1,2) (1) (1,3) (4) (4) (1)
Auto 1.55 1.60 1.37 1.00 1.65 1.30
Taxi 1.40 1.20 1.40 1.40 1.20 1.30

Truck Trip Generation: (1) (1) (6) (1) (6) (4) (6) (1) (5)
Weekday Saturday Weekday Saturday Weekday Saturday Weekday Saturday Weekday Saturday

0.07 0.01 0.45 0.02 0.15 0.01 0.45 0.02 0.89 0.05
per dwelling unit per 1,000 gsf per 1,000 gsf per 1,000 gsf

(13,7) (1) (1,7) (1,7)
AM 12.2% 9.7% 9.6% 14.0%
MD 8.7% 7.8% 11.0% 9.0%
PM 1.0% 5.1% 1.0% 1.0%
SAT MD 8.7% 11.0% 11.0% 9.0%

In Out In Out In Out In Out In Out
50% 50% 50% 50% 50% 50% 50% 50% 50% 50%

Sources:
1 Lower Concourse Rezoning FEIS, 2009.
2 2000 US Census Journey-to-Work "Residence of Worker" data for Census Tracts 397, 405, 407.02, 415, 425, 429.01, and 431
3 2000 US Census Journey-to-Work "Place of Work" data for Census Tracts 397, 405, 407.02, 415, 425, 429.01, and 431
4 Melrose Commons Urban Renewal Amendments DEIS, 2007.
5 Jamaica Plan FEIS, 2007.
6 Assumes 5% of weekday trip generation rate.
7 Assumes weekday MD pattern for SAT MD.
8 2001 CEQR Technical Manual,  Restaurant Land Use
9 Net trips assumes 25% linked trips as per CEQR Technical Manual , 3O-23
10 Saturday rates, distributions and in/out splits based on Saturday data for Land Use Code 931: Quality Restaurant in ITE Trip Generation, 8th Edition, 2008.
11 Brooklyn Bridge Park FEIS, 2005
12 Hunts Point Rezoning EAS, 2007.
13 FHWA, "Curbside Pickup and Delivery and Arterial Traffic Impacts", 1981
14 2001 CEQR Technical Manual, 25% linked trips was applied to Neighborhood Grocery Store person trip rate
15 The Food Retail Expansion to Support Health Program CEQR 09DCP078Y, August 2009
16 Taxi Travel Survey

9.7%
7.8%
5.1%
7.8%

(1)

Net Daily Person Trips

per 1,000 gsf

(4,7)

Source: Parsons Brinckerhoff, 2010
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Table 3.15-10: Transportation Planning Factors (Con’t)

Land Use: Hotel FRESH Mini-Warehouse Supermarket Community Center

Trip Generation: (1) (14) (14) (8,9) (9,10) (1) (5) (5)
Weekday Saturday Weekday Saturday Weekday Saturday Weekday Saturday Weekday Saturday Weekday Saturday

Daily Person Trips 5.82 8.61 205 205 4.0 3.8 173 181 97.5 98.25 48.0 19.0
5.82 8.61 154 154 4.0 3.8 130 136 97.5 98.25 48.0 19.0

per room per 1,000 gsf per 1,000 gsf per 1,000 gsf per 1,000 gsf

Temporal Distribution: (1) (1) (1)
AM 6.6% 3.1% 10.7% 3.7% 7.1%
MD 8.3% 12.0% 11.0% 6.4% 10.0%
PM 7.7% 9.6% 11.2% 6.8% 7.2%
SAT MD 8.5% 9.8% 11.4% 9.8% 14.2%

In/Out Splits: (1) (1) (1)
In Out In Out In Out In Out In Out In Out

AM 41% 59% 45% 55% 59% 41% 94% 6% 50% 50% 61% 39%
MD 68% 32% 46% 54% 50% 50% 65% 35% 50% 50% 55% 45%
PM 59% 41% 47% 53% 51% 49% 65% 35% 50% 50% 29% 71%
SAT MD 56% 44% 50% 50% 50% 50% 59% 41% 50% 50% 49% 51%

Modal Splits:
(1) (1) (1)

ALL ALL ALL ALL ALL
Auto 70% 4% 95% 70% 5.0%
Taxi 15% 3% 0% 2% 1.0%
Bus 5% 5% 0% 4% 6.0%
Subway 5% 5% 0% 1% 3.0%
Railroad 0% 0% 0% 0% 0.0%
Walk 5% 83% 5% 23% 85.0%
Other 0% 0% 0% 0% 0%

100% 100% 100% 100% 100.0%

Vehicle Occupancy: (1) (1) (1)
Auto 1.60 1.65 1.55 1.30 1.65
Taxi 1.40 1.40 n/a 1.40 1.40

Truck Trip Generation: (1) (6) (13) (6) (1) (11) (6) (1) (6) (13) (6)
Weekday Saturday Weekday Saturday Weekday Saturday Weekday Saturday Weekday Saturday Weekday Saturday

0.10 0.01 0.35 0.02 n/a 3.6 0.18 0.52 0.03 0.29 0.01
per room per 1,000 gsf per 1,000 gsf per 1,000 gsf per 1,000 gsf per 1,000 gsf

(1) (1) (1,7) (13,7)
AM 14.0% 9.7% n/a 6.0% 14.0% 9.6%
MD 8.6% 7.8% n/a 6.0% 8.6% 11.0%
PM 1.0% 5.1% n/a 1.0% 1.0% 1.0%
SAT MD 9.0% 7.8% n/a 6.0% 8.6% 11.0%

In Out In Out In Out In Out In Out In Out
50% 50% 50% 50% n/a n/a 50% 50% 50% 50% 50% 50%

Sources:
1 Lower Concourse Rezoning FEIS, 2009.
2 2000 US Census Journey-to-Work "Residence of Worker" data for Census Tracts 397, 405, 407.02, 415, 425, 429.01, and 431
3 2000 US Census Journey-to-Work "Place of Work" data for Census Tracts 397, 405, 407.02, 415, 425, 429.01, and 431
4 Melrose Commons Urban Renewal Amendments DEIS, 2007.
5 Jamaica Plan FEIS, 2007.
6 Assumes 5% of weekday trip generation rate.
7 Assumes weekday MD pattern for SAT MD.
8 2001 CEQR Technical Manual,  Restaurant Land Use
9 Net trips assumes 25% linked trips as per CEQR Technical Manual , 3O-23
10 Saturday rates, distributions and in/out splits based on Saturday data for Land Use Code 931: Quality Restaurant in ITE Trip Generation, 8th Edition, 2008.
11 Brooklyn Bridge Park FEIS, 2005
12 Hunts Point Rezoning EAS, 2007.
13 FHWA, "Curbside Pickup and Delivery and Arterial Traffic Impacts", 1981
14 2001 CEQR Technical Manual, 25% linked trips was applied to Neighborhood Grocery Store person trip rate
15 The Food Retail Expansion to Support Health Program CEQR 09DCP078Y, August 2009
16 Taxi Travel Survey

2.20
2.30

(7,13) (7,11)

100%

(15,16) (11) (5)

5%
0%

45%
0%

ALL
40%
5%
5%

(5)

(15) (12) (5)

17.2%
7.7%

11.5%

(15) (8,11)

(15) (8,10) (5)
1.0%

Net Daily Person Trips

Restaurant

(1)

per 1,000 gsf

Source: Parsons Brinckerhoff, 2010
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The incremental difference in person trips by mode and vehicle trips expected to result
from the proposed action by the 2020 study year was derived. Table 3.15-11 provides the
estimated incremental net change in peak hour person and vehicle trips (versus the No-
Action condition) that would occur in 2020 with the implementation of the proposed
action. This forecast represents the net difference of the trips generated on each of the 24
projected development sites less the trips generated by the land use displaced on each
site. In total, the number of additional peak hour person trips that would be generated in
2020 by the proposed action ranges from a minimum of approximately 700 during the
AM peak hour to nearly 1,600 during the midday peak hour. The maximum increment
of approximately 190 vehicle trips would occur during the midday peak hour.

Table 3.15-11: 2020 With-Action Trip Generation Increment

In Out In Out In Out In Out Total
17 70 4 4 6 6 27 80 107
82 59 18 18 5 5 105 82 187
94 56 10 10 0 0 104 66 170
68 55 12 12 0 0 80 67 147

Source: Parsons Brinckerhoff, 2010

Taxi Truck/Bus

Saturday Peak Hour

AM Peak Hour
Midday Peak Hour

PM Peak Hour

Analysis Time Period
Auto

645 580 1,225117 114 314 2848 8

780 516 1,296

Saturday
Peak Hour 131 105 15 12 60 57

202 100 300 25316 8

855 723 1,578

PM Peak
Hour 164 91 13 9 85 55

67 98 91 483 4255 5Midday
Peak Hour

170 116 25 19 74

191 89 118 194 501 695

Out Total

AM Peak
Hour

25 108 5 2 26 65 45

Out In Out In Out In

Peak Hour Person Trips
Analysis

Time
Period

Auto Taxi Bus Subway Walk Total

In Out

Total
Peak Hour Vehicle Trips

Railroad

In Out

4 17

In Out In

Trip Distribution and Assignment
Specific vehicle trip distributions were derived for residential, office and local retail
uses, representing the primary existing and projected land uses on the projected
development sites. The residential auto trip distribution was derived from 2000 U.S.
Census journey-to-work patterns for residential land uses in the study area and the
office auto trip distribution was derived from the 2000 U.S. Census reverse journey-to-
work patterns for trips into the study area. The retail distribution was based upon the
relative distribution of households in the Bronx in proximity to the study area.

Assignments of the incremental net change in vehicle trips were developed for the
weekday AM, midday, PM and Saturday peak hours based upon the projected net
change in vehicle trips generated by the development sites relative to the No-Action
condition, the vehicle trip distributions derived for the study area, the characteristics of
the roadway network and the location and type of land use of each development site,
and were illustrated previously on Figure 3.15-1 through Figure 3.15-4.
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Generally, the vehicle trip assignments reflect the roadway network characteristics in the
area, particularly related to corridors leading to and from the Bronx River Parkway and
Major Deegan Expressway, the linear distribution of projected development sites along
Webster Avenue and the predominate pattern of vehicle trips to and from south of the
rezoning area. The greatest net changes in vehicle trips are projected to occur on
Webster Avenue south of Mosholu Parkway and along Dr. Theodore Kazimiroff
Boulevard.

Traffic Volumes
The 2020 With-Action condition traffic volumes for weekday and Saturday peak hours
were derived by applying the project increment traffic assignments to the No-Action
traffic volumes described in Section 3.15-3. The 2020 With-Action condition weekday
AM, midday, PM and Saturday traffic volumes are illustrated on Figure 3.15-15 through
Figure 3.15-18.

Levels of Service
Capacity and level of service analyses were performed for the study area intersections
using the future With-Action condition peak hour traffic volumes. Table 3.15-12
compares the No-Action and With-Action service levels for these intersections under
weekday peak hour conditions. Roadway modifications assumed for No-Action
conditions analyses were also assumed for With-Action conditions analysis.

Significant Impacts
According to the criteria presented in the CEQR Technical Manual, impacts are
considered significant and require mitigation if they result in an increase of 5 or more
seconds  of  delay  in  a  lane  group  over  No-Action  levels  beyond  mid-LOS  D.  For  No-
Action LOS E, a 4-second increase in delay is considered significant. For No-Action LOS
F, a 3-second increase in delay is considered significant. Also, if the No-Action LOS F
condition already corresponds with a delay in excess of 120 seconds, an increase of 1.0 or
more seconds of delay is considered significant, unless a proposed action generates
fewer than five vehicle trips through that lane group. In addition, impacts are
considered significant if the LOS for a movement deteriorates from acceptable LOS A, B,
or C in the No-Action condition to marginally unacceptable LOS D (a delay in excess of
45 seconds, the midpoint of the LOS D range of delay), or unacceptable LOS E or F in the
future With-Action condition.

Based on the above CEQR criteria, significant impacts were identified at two
intersections and summarized by peak analysis period as follows: during the AM peak
hour the proposed action would result in four significantly impacted lane groups; in the
midday, PM and Saturday peak hours, five lane groups would experience significant
adverse impacts. Significant impacts are identified in Table 3.15-12 and are described
below by analysis hour with increases in average delay per vehicle shown in
parentheses.
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AM Peak Hour
� Webster Avenue with Bedford Park Boulevard: The eastbound Bedford Park

Boulevard approach would deteriorate from LOS D to LOS E and increase in
average delay from 54.5 seconds per vehicle to 66.2 seconds per vehicle (11.7).
The westbound Bedford Park Boulevard approach would deteriorate from LOS
D to LOS E and increase in average delay from 53.1 seconds per vehicle to 74.4
seconds per vehicle (21.3).

� Webster Avenue with East Fordham Road:  The eastbound left turn lane would
deteriorate from LOS E to LOS F and increase in average delay from 73.7 seconds
per vehicle to 81.1 seconds per vehicle (7.4). The southbound Webster Avenue
through and right turn lane group would deteriorate in LOS F and increase in
average delay from 161.4 seconds per vehicle to 186.8 seconds per vehicle (25.4).

Midday Peak Hour
� Webster Avenue with Bedford Park Boulevard: The eastbound Bedford Park

Boulevard approach would deteriorate from LOS E to LOS F and increase in
average delay from 62.6 seconds per vehicle to 91.0 seconds per vehicle (28.4).
The westbound Bedford Park Boulevard approach would deteriorate from LOS
D to LOS E and increase in average delay from 41.2 seconds per vehicle to 61.4
seconds per vehicle (20.2).

� Webster Avenue with East Fordham Road: The eastbound left turn lane would
deteriorate from LOS D to LOS E and increase in average delay from 39.3
seconds per vehicle to 61.4 seconds per vehicle (22.1). The southbound Webster
Avenue left turn lane would deteriorate from LOS E to LOS F and increase in
average delay from 67.6 seconds per vehicle to 82.1 seconds per vehicle (14.5).
The southbound Webster Avenue through and right turn lane group would
deteriorate from LOS E to LOS F and increase in average delay from 70.0 seconds
per vehicle to 105.3 seconds per vehicle (35.3).

PM Peak Hour
� Webster Avenue with Bedford Park Boulevard: The eastbound Bedford Park

Boulevard approach would deteriorate from LOS E to LOS F and increase in
average delay from 76.2 seconds per vehicle to 86.2 seconds per vehicle (10.0).
The westbound Bedford Park Boulevard approach would deteriorate within LOS
F and increase in average delay from 105.1 seconds per vehicle to 127.1 seconds
per vehicle (22.0).

� Webster Avenue with East Fordham Road:  The eastbound left turn lane would
deteriorate from LOS D to LOS E and increase in average delay from 43.1
seconds per vehicle to 72.2 seconds per vehicle (29.1). The southbound Webster
Avenue left turn lane would deteriorate within LOS E and increase in average
delay from 66.7 seconds per vehicle to 76.1 seconds per vehicle (9.4). The
southbound Webster Avenue through and right turn lane group would



Webster Avenue Rezoning EAS
New York City Department of City Planning

Traffic and Parking Chapter 3.15
3.15-47

deteriorate within LOS F and increase in average delay from 150.2 seconds per
vehicle to 170.3 seconds per vehicle (20.1).

Saturday Peak Hour
� Webster Avenue with Bedford Park Boulevard: The eastbound Bedford Park

Boulevard approach would deteriorate within LOS D and increase in average
delay from 47.1 seconds per vehicle to 52.5 seconds per vehicle (5.4). The
westbound Bedford Park Boulevard de facto left turn lane would deteriorate
within LOS F and increase in average delay from 116.3 seconds per vehicle to
166.0 seconds per vehicle (49.7).

� Webster Avenue with East Fordham Road:  The eastbound left turn lane would
deteriorate from LOS C to LOS D and increase in average delay from 34.5
seconds per vehicle to 46.8 seconds per vehicle (12.3). The southbound Webster
Avenue left turn lane would deteriorate within LOS F and increase in average
delay from 136.1 seconds per vehicle to 152.5 seconds per vehicle (16.4). The
southbound Webster Avenue through and right turn lane group would
deteriorate from LOS E to LOS F and increase in average delay from 71.8 seconds
per vehicle to 82.7 seconds per vehicle (10.9).

Parking
Implementation of the proposed action would, in comparison to the No-Action
condition, primarily generate additional residential and retail development in place of
warehouse and auto service related land uses. It is estimated as part of the RWCDS that
239 accessory parking spaces would be provided as part of the projected residential
development by 2020. Although development of 156 public parking spaces is also
projected as part of the RWCDS, public parking supply in the parking study area would
decrease by 19 spaces in comparison to No-Action conditions. In addition, it is indicated
in the RWCDS that 358 fewer commercial accessory parking spaces would be provided
on projected development sites in comparison to No-Action conditions.

Table 3.15-13 provides the projected 2020 combined parking demand and available
capacity for on-street and off-street public parking facilities in the study area under
With-Action conditions. As indicated above, relative to the No-Action, 19 fewer public
parking spaces would be provided and public parking demand would increase by 165
spaces during the midday and 23 spaces overnight, also relative to No-Action
conditions, which would result from overflow from some of the 24 projected
development sites both with and without available accessory parking. It is thus
projected that a net shortfall of 182 parking spaces would occur midday and 265 parking
spaces overnight in the parking study area.
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Table 3.15-13: With-Action Parking Conditions

Midday 4,296 3,944 2 -19 165 -182
Overnight 4,386 4,201 -223 -19 23 -265

Source: Parsons Brinckerhoff, 2010

2020 With-Action
Available Capacity

Time
Period

Existing
Parking

Existing
Utilization

2020 No-Action
Available Capacity

2020 With-Action
Parking Supply

2020 With-Action
Demand Increment

According to the CEQR Technical Manual, for residential areas outside the Manhattan
Central Business District (CBD), a parking shortfall that exceeds the number of off-street
spaces and more than half the available on-street spaces in the study area may be
considered significant.  Although the proposed project would create a parking shortfall
during the midday and increase the parking shortfall during the overnight, these are not
considered to be significant impacts because in each instance the shortfall of spaces does
not exceed the combined capacity of the public off-street parking facilities (440 spaces in
total).

Safety
As discussed above in Section 3.15.2, four intersections in the study area experienced
over 25 total accidents over the most recent three year summary data period and two
intersections experienced over five combined pedestrian and bicycle related accidents.
Both of the high pedestrian/bicycle related accident locations and three of the four
locations that experienced over 25 total accidents over the period are located within the
active East Fordham Road commercial area. As noted in Section 3.15.3, a pedestrian
safety improvement is proposed at the high accident intersection of Webster Avenue
with East Fordham Road with the elimination of the westbound channelized right turn.

The proposed action would generate relatively minimal additional pedestrian and
vehicular traffic at the high accident locations along East Fordham Road, and therefore,
would not be expected to adversely impact safety at these locations. Likewise, the
proposed action would generate relatively minimal additional vehicular traffic at the
intersection of Webster Avenue with East Gun Hill Road, the fourth intersection that
experienced over 25 total accidents over the three year period. Thus, the proposed action
should have no adverse effect upon safety in the study area.
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Figure 3.17-1: Projected and Potential
Development Sites
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Appendix A 

Proposed Zoning Text Amendment 
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Appendix C 

Agency Correspondence 



a n  e m p l o y e e - o w n e d  c o m p a n y  p r o v i d i n g  q u a l i t y  s e r v i c e  s i n c e  1 9 1 2  

March 1, 2010 

Commanding Officer – Deputy Inspector John D’Adamo 
52nd Precinct 
3016 Webster Avenue 
Bronx, NY 10467 

Attention: Deputy Inspector John D’Adamo 

Reference: Proposed Webster Avenue Rezoning 

Subject: Police Protection Services for the proposed Webster Avenue Rezoning 
Project, which is located in Bronx Community District 7, generally bounded 
by the Metro-North Harlem Railroad to the east, Fordham and East 
Kingsbridge Road to the south, East 213th Street to the north, and a line 
approximately midway between Webster Avenue and Decatur Avenue to the 
west.

Dear Deputy Inspector D’Adamo: 

The New York City Department of City Planning has contracted STV Incorporated to perform an 
environmental assessment for the proposed rezoning and redevelopment of approximately 25 blocks in 
Bronx Community District 7. The proposed project is expected to result in new development including 
738 dwelling units, and approximately 97,000 square feet of new commercial, industrial and community 
facility space.    

As part of the environmental assessment, we seek the opinion of the New York City Police Department as 
to whether or not the proposed project will adversely impact the ability of the New York City Police 
Department to provide police protection to its service area. The attached map shows the project site..  

Should you have any questions, please contact me at (646) 602.5874. Thank you for your assistance in 
this matter. 

Very truly yours, 

STV Incorporated 

Christina Alexiou-Hidalgo, Senior Planner



a n  e m p l o y e e - o w n e d  c o m p a n y  p r o v i d i n g  q u a l i t y  s e r v i c e  s i n c e  1 9 1 2  

March 1, 2010 

Mr. Robert Sweeney, Chief of Operations 
New York City Fire Department 
Bureau of Operations 
9 Metrotech Center 
Brooklyn, NY 11201 

Attention: Robert Sweeney, Chief of Operations

Reference: Proposed Webster Avenue Rezoning 

Subject: Fire Protection Services for the proposed Webster Avenue Rezoning Project, 
which is located in Bronx Community District 7, generally bounded by the 
Metro-North Harlem Railroad to the east, Fordham and East Kingsbridge 
Road to the south, East 213th Street to the north, and a line approximately 
midway between Webster Avenue and Decatur Avenue to the west.

Dear Chief Sweeney: 

The New York City Department of City Planning has contracted STV Incorporated to perform an 
environmental assessment for the proposed rezoning and redevelopment of approximately 25 blocks in 
Bronx Community District 7. The proposed project is expected to result in new development including 
738 dwelling units, and approximately 96,000 square feet of new commercial, industrial and community 
facility space.    

As part of the environmental assessment, we seek the opinion of the New York City Fire Department as 
to whether or not the proposed project will adversely impact the ability of the New York City Fire 
Department to provide fire protection to its service area.  The attached map shows the project site located 
in the western Bronx.  

Should you have any questions, please contact me at (646) 602.5874.  Thank you for your assistance in 
this matter. 

Very truly yours, 

STV Incorporated 

Christina Alexiou-Hidalgo, Senior Planner
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Appendix E 

Hazardous Materials (E) Designations 
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Appendix F 

Traffic and Transportation Planning Factors Memorandum 





Memorandum

DRAFT

To: Files

From: Joseph Setteducato, P.E.

Date: April 8, 2010

Subject: Webster Avenue Rezoning Study Transportation Planning Factors

This memorandum summarizes the transportation planning factors to be used for the
analysis of traffic, parking, transit, and pedestrian conditions for the Webster Avenue
rezoning study.  It also includes estimates of the proposed action’s projected
incremental travel demand during the weekday AM, midday, PM and Saturday
midday peak hours.

PROJECTED DEVELOPMENT SCENARIO

The proposed action would involve zoning map amendments in the Bedford Park and
Norwood neighborhoods in the Bronx.  The areas affected by the proposed action
include all or portions of 80 blocks, generally bound by the Harlem Line of the Metro-
North Railroad to the southeast, East Fordham Road and East Kingsbridge Road to
the southwest, the Grand Concourse and Jerome Avenue to the northwest, and East
Gun Hill Road to the northeast, as shown in Figure 1.

The proposed action is intended to achieve two primary objectives:

� to shape Webster Avenue into a vibrant, inviting, and walkable residential and
commercial corridor;

� to preserve low density development in the residential areas of Bedford Park
and Norwood; and,

� to shift new development from the neighborhoods to Webster Avenue.

All of the projected development sites in the primary rezoning area are located along
the Webster Avenue corridor and the residential areas to the west of the primary
rezoning area would be rezoned for lower density development.

In order to assess the potential environmental impacts of the proposed rezoning
action, a reasonable worst-case development scenario (RWCDS) will be evaluated
for both the future “No-Action” and future “With-Action” conditions for the 2020
analysis year (a build period of ten years is typically analyzed for area-wide
rezonings not associated with a specific development proposal).  The RWCDS
identifies projected development sites that, for analysis purposes, are assumed to be
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developed under the proposed action, i.e. the With-Action scenario by 2020. The No-
Action scenario identifies similar development projections for 2020 absent the
proposed action.  The analysis of potential transportation impacts is based on the
incremental difference in travel demand between the With-Action and No-Action
scenarios.

A total of 24 projected development sites within the rezoning area have been
identified in the RWCDS as most likely to be developed by 2020 as a result of the
proposed action.  Table 1 shows the total incremental net change in development on
the projected development sites that would result from the proposed action.  As
shown in Table 1, compared to the No-Action condition, it is estimated that the
proposed rezoning would result in a net increase of 738 dwelling units (du), 35,119
gross square feet (gsf) of local retail uses, 16,573 gsf of office uses, 10,625 gsf of
FRESH market space, 24,169 gsf of restaurant uses, 1,725 gsf of supermarket
space, 5,680 gsf of medical offices and 2,102 gsf of community facilities. It is also
estimated that the proposed rezoning would result in a net decrease of 58,985 gsf of
mini-warehouse space, 13,372 gsf of auto repair uses, 55 hotel rooms and 19 public
parking spaces.

Table 1: Net Change in Land Uses on Projected Development Sites

Land Use
Incremental Net

Change
Residential 736,796 gsf/738 du
Local Retail 35,119 gsf

Office 16,573 gsf
FRESH 10,625 gsf

Restaurant 24,169 gsf
Supermarket 1,725 gsf

Community Facility (Medical Office) 5,680 gsf
Community Center 2,102 gsf

Hotel* (27,612 gsf/55 rooms)
Mini-Warehouse (58,985 gsf)

Auto Repair (13,372 gsf)
Public Parking (5,795 gsf/19 spaces)

* Assumes 500 gsf per hotel room

TRANSPORTATION PLANNING FACTORS

The transportation planning factors proposed for use in forecasting travel demand for
the No-Action and With-Action scenarios are summarized in Table 2A and 2B and
discussed below.  The trip generation rates, temporal distributions, and mode splits
for each of the land use categories were based on accepted CEQR Technical
Manual criteria, standard professional references, and studies that have been done
for similar projects in the Bronx and other outer New York City boroughs with similar
levels of transit access, supplemented by data from the 2000 Census for census
tracts in the rezoning area.
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Table 2A:
Transportation Planning Factors

Community Facility
(Medical Office)

Land Use: Residential Local Retail Office Staff Visitors Auto Repair

Trip Generation: (1) (1) (1) (4) (5) (4) (5)
Weekday Saturday Weekday Saturday Weekday Saturday Weekday Saturday Weekday Saturday Weekday Saturday

Daily Person Trips 8.075 7.678 82.56 82.56 18.0 1.6 10.0 4.3 33.6 14.5 19.42 19.42
8.075 7.678 82.56 82.56 18.0 1.6 10.0 4.3 33.6 14.5 19.42 19.42

per dwelling unit per 1,000 gsf per 1,000 gsf per 1,000 gsf per 1,000 gsf per 1,000 gsf

Temporal Distribution: (1) (1) (1) (4,5) (4,5) (1)
AM 9.1% 3.1% 11.8% 24.0% 6.0% 13.2%
MD 4.7% 19.0% 15.0% 17.0% 9.0% 11.0%
PM 10.7% 9.6% 13.7% 24.0% 5.0% 14.2%
SAT MD 8.2% 9.5% 15.0% 17.0% 9.0% 11.0%

In/Out Splits: (1) (1) (1) (4,5) (4,5) (1)
In Out In Out In Out In Out In Out In Out

AM 15% 85% 50% 50% 96% 4% 100% 0% 92% 8% 65% 35%
MD 50% 50% 50% 50% 39% 61% 50% 50% 50% 50% 50% 50%
PM 70% 30% 50% 50% 5% 95% 0% 100% 31% 69% 50% 50%
SAT MD 50% 50% 50% 50% 60% 40% 50% 50% 50% 50% 50% 50%

Modal Splits:
(2) (1) (3) (4) (4) (4) (1)

ALL ALL ALL AM/PM MD ALL ALL
Auto 28.8% 3% 47.5% 65.2% 2% 25% 85%
Taxi 0.7% 2% 2.0% 0.9% 1% 15% 5%
Bus 13.3% 10% 15.1% 16.8% 7% 19% 1%
Subway 40.9% 5% 15.2% 8.8% 7% 21% 1%
Railroad 3.6% 0% 1.8% 0.4% 0% 0% 0%
Walk 12.6% 80% 18.5% 7.9% 83% 20% 8%
Other 0.0% 0% 0.0% 0.0% 0% 0% 0%

100.0% 100% 100.0% 100.0% 100% 100% 100%

Vehicle Occupancy: (1,2) (1) (1,3) (4) (4) (1)
Auto 1.55 1.60 1.37 1.00 1.65 1.30
Taxi 1.40 1.20 1.40 1.40 1.20 1.30

Truck Trip Generation: (1) (1) (6) (1) (6) (4) (6) (1) (5)
Weekday Saturday Weekday Saturday Weekday Saturday Weekday Saturday Weekday Saturday

0.07 0.01 0.45 0.02 0.15 0.01 0.45 0.02 0.89 0.05
per dwelling unit per 1,000 gsf per 1,000 gsf per 1,000 gsf

(13,7) (1) (1,7) (1,7)
AM 12.2% 9.7% 9.6% 14.0%
MD 8.7% 7.8% 11.0% 9.0%
PM 1.0% 5.1% 1.0% 1.0%
SAT MD 8.7% 11.0% 11.0% 9.0%

In Out In Out In Out In Out In Out
50% 50% 50% 50% 50% 50% 50% 50% 50% 50%

Sources:
1 Lower Concourse Rezoning FEIS, 2009.
2 2000 US Census Journey-to-Work "Residence of Worker" data for Census Tracts 397, 405, 407.02, 415, 425, 429.01, and 431
3 2000 US Census Journey-to-Work "Place of Work" data for Census Tracts 397, 405, 407.02, 415, 425, 429.01, and 431
4 Melrose Commons Urban Renewal Amendments DEIS, 2007.
5 Jamaica Plan FEIS, 2007.
6 Assumes 5% of weekday trip generation rate.
7 Assumes weekday MD pattern for SAT MD.
8 2001 CEQR Technical Manual,  Restaurant Land Use
9 Net trips assumes 25% linked trips as per CEQR Technical Manual , 3O-23
10 Saturday rates, distributions and in/out splits based on Saturday data for Land Use Code 931: Quality Restaurant in ITE Trip Generation, 8th Edition, 2008.
11 Brooklyn Bridge Park FEIS, 2005
12 Hunts Point Rezoning EAS, 2007.
13 FHWA, "Curbside Pickup and Delivery and Arterial Traffic Impacts", 1981
14 2001 CEQR Technical Manual, 25% linked trips was applied to Neighborhood Grocery Store person trip rate
15 The Food Retail Expansion to Support Health Program CEQR 09DCP078Y, August 2009

9.7%
7.8%
5.1%
7.8%

(1)

Net Daily Person Trips

per 1,000 gsf

(4,7)
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Table 2B:
Transportation Planning Factors

Land Use: Hotel FRESH Mini-Warehouse Supermarket Community Center

Trip Generation: (1) (14) (14) (8,9) (9,10) (1) (5) (5)
Weekday Saturday Weekday Saturday Weekday Saturday Weekday Saturday Weekday Saturday Weekday Saturday

Daily Person Trips 5.82 8.61 205 205 4.0 3.8 173 181 97.5 98.25 48.0 19.0
5.82 8.61 154 154 4.0 3.8 130 136 97.5 98.25 48.0 19.0

per room per 1,000 gsf per 1,000 gsf per 1,000 gsf per 1,000 gsf

Temporal Distribution: (1) (1) (1)
AM 6.6% 3.1% 10.7% 3.7% 7.1%
MD 8.3% 12.0% 11.0% 6.4% 10.0%
PM 7.7% 9.6% 11.2% 6.8% 7.2%
SAT MD 8.5% 9.8% 11.4% 9.8% 14.2%

In/Out Splits: (1) (1) (1)
In Out In Out In Out In Out In Out In Out

AM 41% 59% 45% 55% 59% 41% 94% 6% 50% 50% 61% 39%
MD 68% 32% 46% 54% 50% 50% 65% 35% 50% 50% 55% 45%
PM 59% 41% 47% 53% 51% 49% 65% 35% 50% 50% 29% 71%
SAT MD 56% 44% 50% 50% 50% 50% 59% 41% 50% 50% 49% 51%

Modal Splits:
(1) (1) (1)

ALL ALL ALL ALL ALL
Auto 70% 4% 95% 70% 5.0%
Taxi 15% 3% 0% 2% 1.0%
Bus 5% 5% 0% 4% 6.0%
Subway 5% 5% 0% 1% 3.0%
Railroad 0% 0% 0% 0% 0.0%
Walk 5% 83% 5% 23% 85.0%
Other 0% 0% 0% 0% 0%

100% 100% 100% 100% 100.0%

Vehicle Occupancy: (1) (1) (1)
Auto 1.60 1.65 1.55 1.30 1.65
Taxi 1.40 1.40 n/a 1.40 1.40

Truck Trip Generation: (1) (6) (13) (6) (1) (11) (6) (1) (6) (13) (6)
Weekday Saturday Weekday Saturday Weekday Saturday Weekday Saturday Weekday Saturday Weekday Saturday

0.10 0.01 0.35 0.02 n/a 3.6 0.18 0.52 0.03 0.29 0.01
per room per 1,000 gsf per 1,000 gsf per 1,000 gsf per 1,000 gsf per 1,000 gsf

(1) (1) (1,7) (13,7)
AM 14.0% 9.7% n/a 6.0% 14.0% 9.6%
MD 8.6% 7.8% n/a 6.0% 8.6% 11.0%
PM 1.0% 5.1% n/a 1.0% 1.0% 1.0%
SAT MD 9.0% 7.8% n/a 6.0% 8.6% 11.0%

In Out In Out In Out In Out In Out In Out
50% 50% 50% 50% n/a n/a 50% 50% 50% 50% 50% 50%

Sources:
1 Lower Concourse Rezoning FEIS, 2009.
2 2000 US Census Journey-to-Work "Residence of Worker" data for Census Tracts 397, 405, 407.02, 415, 425, 429.01, and 431
3 2000 US Census Journey-to-Work "Place of Work" data for Census Tracts 397, 405, 407.02, 415, 425, 429.01, and 431
4 Melrose Commons Urban Renewal Amendments DEIS, 2007.
5 Jamaica Plan FEIS, 2007.
6 Assumes 5% of weekday trip generation rate.
7 Assumes weekday MD pattern for SAT MD.
8 2001 CEQR Technical Manual,  Restaurant Land Use
9 Net trips assumes 25% linked trips as per CEQR Technical Manual , 3O-23
10 Saturday rates, distributions and in/out splits based on Saturday data for Land Use Code 931: Quality Restaurant in ITE Trip Generation, 8th Edition, 2008.
11 Brooklyn Bridge Park FEIS, 2005
12 Hunts Point Rezoning EAS, 2007.
13 FHWA, "Curbside Pickup and Delivery and Arterial Traffic Impacts", 1981
14 2001 CEQR Technical Manual, 25% linked trips was applied to Neighborhood Grocery Store person trip rate
15 The Food Retail Expansion to Support Health Program CEQR 09DCP078Y, August 2009

Net Daily Person Trips

Restaurant

(1)

per 1,000 gsf

(15) (8,10) (5)
1.0%

17.2%
7.7%

11.5%

(15) (8,10) (5)

(15) (12) (5)
ALL
40%
5%
5%
5%
0%

45%
0%

100%

(15) (11) (5)
2.20
2.30

(7,13) (7,11)
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Residential
The forecast of travel demand from projected residential development were based on
the trip generation rates and temporal distributions in the May 2009 Lower
Concourse Rezoning FEIS.  The modal splits and auto vehicle occupancy rate reflect
journey-to-work data from the 2000 US Census for residents residing in census tracts
in the rezoning area.  Although residential-based trips in the midday peak hours
would likely be more local in nature than in the peak commuter hours (and therefore
have a higher walk share, for example), the modal split based on the Census
journey-to-work data is conservatively assumed for all peak periods.

Local Retail
It is anticipated that the retail uses developed under both the No-Action and With-
Action scenarios would be local (or “neighborhood”) retail, attracting trips primarily
from the residential and worker populations in surrounding neighborhoods.  It is
therefore anticipated that the majority of these trips would be via the walk mode and
that many would be “linked” trips (e.g., a trip with multiple purposes, such as stopping
at a retail store while commuting to or from work) and would therefore not represent
the addition of new discrete trips to the study area transportation network.
Transportation planning factors for the local retail land use were derived from the
Lower Concourse Rezoning FEIS.

Office
Forecasts of travel demand from projected office development has been based on
the trip generation rates and temporal distributions in the Lower Concourse Rezoning
FEIS. The modal splits and auto vehicle occupancy rate reflect journey-to-work data
from the 2000 US Census for workers in census tracts in the rezoning area.

Community Facility (Medical Office)
The community facility use developed under both the No-Action and With-Action
scenarios were assumed to be medical office.  The transportation planning factors
for a medical office are differentiated into staff (e.g., doctors and nurses) and visitors
(e.g., patients).  The transportation planning factors for the medical office land use
were derived from the January 2007 Melrose Commons Urban Renewal
Amendments DEIS and the 2007 Jamaica Plan FEIS.

Auto Repair
The transportation planning factors used for the auto repair land use were derived
from the Lower Concourse Rezoning FEIS.

Hotel
The transportation planning factors used for the hotel land use were derived from the
Lower Concourse Rezoning FEIS.

FRESH Market
The Food Retail Expansion to Support Health (FRESH) zoning incentives were
adopted by New York City to facilitate the development of stores selling a full range
of food products with an emphasis on fresh fruits and vegetables, meats and other
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perishable goods in primarily pedestrian-oriented, local shopping districts. The trip
generation rates were derived from local retail trip generation rates as provided in the
2001 CEQR Technical Manual. The modal splits, temporal distributions, in/out splits
and auto occupancy rates used were derived from the FRESH zoning application,
CEQR 09DCP078Y.

Mini-Warehouse
The transportation planning factors used for the mini-warehouse land use (i.e., self
storage facilities) were derived from the Lower Concourse Rezoning FEIS.

Restaurant
The weekday trip generation, temporal distributions and in/out splits were derived
from values provided in the 2001 CEQR Technical Manual and Saturday trip
generation rates, temporal distributions and in/out splits were based on Saturday
data for Land Use Code 931: Quality Restaurant in ITE Trip Generation, 8th Edition,
2008. Saturday trip generation rates were specifically calculated based upon the ratio
of weekday and Saturday ITE trip generation rates applied to the weekday rate.
Modal splits were derived from the 2007 Hunts Point Rezoning EAS and vehicle
occupancy rates from the 2005 Brooklyn Bridge Park FEIS.

Supermarket
All of the transportation planning factors for the supermarket land use were derived
from the Lower Concourse Rezoning FEIS.

Community Center
The transportation planning factors used for the community center land use were
derived from the 2007 Jamaica Plan FEIS.

In addition, vehicle in/out rates per parking space for the weekday AM, midday, PM
and Saturday midday analysis hours were derived through field surveys of vehicle
trips into and out of existing public off-street facilities in the study area.

TRIP GENERATION

Table 3 provides an estimate of the incremental change in person trips between the
No-Action and With-Action scenarios.  As shown in Table 3, the proposed action
would generate an increase of approximately 700 total person trips in the weekday
AM peak hour, 1,580 total person trips in the midday peak hour, 1,300 total person
trips in the PM peak hour and 1,230 total person trips in the Saturday midday peak
hour.  Person trips by auto and taxi modes would increase by a net total of 140, 330,
277 and 263 in the weekday AM, midday, PM and Saturday midday peak hours,
respectively.  Peak hour subway trips would increase by a net total of 236, 189, 302
and 231 in the weekday AM, midday, PM and Saturday midday peak hours,
respectively.  Peak hour bus trips would increase by a net total of 91, 141, 140 and
117 in these same peak hours, respectively.  Given the distance of subway stations
to certain parts of the rezoning area, some of the project-generated subway trips
would be expected to include transfers to connecting bus routes, resulting in
additional project-generated bus trips.  Trips solely made by the walk mode would
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increase by a net total of 207, 908, 553 and 598 in the weekday AM, midday, PM
and Saturday midday peak hours, respectively.

Table 4 provides an estimate of the incremental net change in peak hour vehicle trips
(auto, taxi and truck) that would occur in 2020 with implementation of the proposed
action. Overall, as shown in Table 4, total vehicle trips en route to and from the
rezoning area would increase by 107 in the AM peak hour, 187 in the midday peak
hour, 170 in the PM peak hour and 147 in the Saturday midday peak hour. In the AM
peak hour there would be a net increase of 87 auto trips (inbound and outbound
combined) and a net increase of 8 taxi trips.  (All taxi trips have been balanced to
reflect that a proportion of taxis dropping off inbound passengers would be available
to accommodate outbound trips.)  In the midday peak hour, auto and taxi trips would
increase by 141 and 36, respectively; in the PM peak hour, auto trips and taxi trips
would increase by 150 and 20, respectively; and, in the Saturday midday peak hour
auto trips and taxi trips would increase by 123 and 24, respectively.  Truck trips
would  increase  by  12  in  the  AM  peak  hour,  10  in  the midday  peak hour and
would not increase in the PM or Saturday midday peak hours.
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Table 4:
Net Change in Vehicle Trips

AM MD PM SAT
LAND USE

Auto Truck Taxi

Balanced
Taxi (1) Total

Auto Truck Taxi

Balanced
Taxi (1) Total

Auto Truck Taxi

Balanced
Taxi (1) Total

Auto Truck Taxi

Balanced
Taxi (1) Total

Residential In 15 3 0 --- 18 26 2 1 --- 29 83 0 2 --- 85 43 0 1 --- 44
738 dwelling units Out 86 3 2 --- 91 26 2 1 --- 29 36 0 1 --- 37 43 0 1 --- 44

Total 101 6 2 --- 109 52 4 2 --- 58 119 0 3 --- 122 86 0 2 --- 88

Local Retail In 1 1 1 --- 3 5 1 5 --- 11 3 0 2 --- 5 3 0 2 --- 5
35119 gsf Out 1 1 1 --- 3 5 1 5 --- 11 3 0 2 --- 5 3 0 2 --- 5

Total 2 2 2 --- 6 10 2 10 --- 22 6 0 4 --- 10 6 0 4 --- 10

Office In 12 0 0 --- 12 6 0 0 --- 6 1 0 0 --- 1 1 0 0 --- 1
16573 gsf Out 0 0 0 --- 0 9 0 0 --- 9 13 0 1 --- 14 1 0 0 --- 1

Total 12 0 0 --- 12 15 0 0 --- 15 14 0 1 --- 15 2 0 0 --- 2

Medical Office (Staff) In 9 0 0 --- 9 0 0 0 --- 0 0 0 0 --- 0 0 0 0 --- 0
5680 gsf Out 0 0 0 --- 0 0 0 0 --- 0 9 0 0 --- 9 0 0 0 --- 0

Total 9 0 0 --- 9 0 0 0 --- 0 9 0 0 --- 9 0 0 0 --- 0

Medical Office (Visitors) In 2 0 1 --- 3 1 0 1 --- 2 0 0 0 --- 0 1 0 0 --- 1
5680 gsf Out 0 0 0 --- 0 1 0 1 --- 2 1 0 1 --- 2 1 0 0 --- 1

Total 2 0 1 --- 3 2 0 2 --- 4 1 0 1 --- 2 2 0 0 --- 2

Auto Repair In -15 -1 -1 --- -17 -9 -1 -1 --- -11 -12 0 -1 --- -13 -9 0 -1 --- -10
-13372 gsf Out -8 -1 0 --- -9 -9 -1 -1 --- -11 -12 0 -1 --- -13 -9 0 -1 --- -10

Total -23 -2 -1 --- -26 -18 -2 -2 --- -22 -24 0 -2 --- -26 -18 0 -2 --- -20

Hotel In -4 0 -1 --- -5 -8 0 -2 --- -10 -6 0 -2 --- -8 -10 0 -2 --- -12
-55 rooms Out -5 0 -1 --- -6 -4 0 -1 --- -5 -4 0 -1 --- -5 -8 0 -2 --- -10

Total -9 0 -2 --- -11 -12 0 -3 --- -15 -10 0 -3 --- -13 -18 0 -4 --- -22

FRESH In 1 0 0 --- 1 2 0 2 --- 4 2 0 2 --- 4 2 0 2 --- 4
10625 gsf Out 1 0 1 --- 2 3 0 2 --- 5 2 0 2 --- 4 2 0 2 --- 4

Total 2 0 1 --- 3 5 0 4 --- 9 4 0 4 --- 8 4 0 4 --- 8

Mini-Warehouse In -9 0 0 --- -9 -8 0 0 --- -8 -8 0 0 --- -8 -8 0 0 --- -8
-58985 gsf Out -6 0 0 --- -6 -8 0 0 --- -8 -8 0 0 --- -8 -8 0 0 --- -8

Total -15 0 0 --- -15 -16 0 0 --- -16 -16 0 0 --- -16 -16 0 0 --- -16

Restaurant In 5 3 1 --- 9 64 3 8 --- 75 29 0 3 --- 32 41 0 5 --- 46
24169 gsf Out 0 3 0 --- 3 34 3 4 --- 41 15 0 2 --- 17 28 0 3 --- 31

Total 5 6 1 --- 12 98 6 12 --- 116 44 0 5 --- 49 69 0 8 --- 77

Supermarket In 2 0 0 --- 2 3 0 0 --- 3 3 0 0 --- 3 4 0 0 --- 4
1725 gsf Out 2 0 0 --- 2 3 0 0 --- 3 3 0 0 --- 3 4 0 0 --- 4

Total 4 0 0 --- 4 6 0 0 --- 6 6 0 0 --- 6 8 0 0 --- 8

Community Center In 0 0 0 --- 0 0 0 0 --- 0 0 0 0 --- 0 0 0 1 --- 1
2102 gsf Out 0 0 0 --- 0 0 0 0 --- 0 0 0 0 --- 0 0 0 3 --- 3

Total 0 0 0 --- 0 0 0 0 --- 0 0 0 0 --- 0 0 0 4 --- 4

Parking In -2 0 0 --- -2 0 0 0 --- 0 -1 0 0 --- -1 0 0 0 --- 0
-19 spaces Out -1 0 0 --- -1 -1 0 0 --- -1 -2 0 0 --- -2 -2 0 0 --- -2

Total -3 0 0 --- -3 -1 0 0 --- -1 -3 0 0 --- -3 -2 0 0 --- -2

In 17 6 1 4 27 82 5 14 18 105 94 0 6 10 104 68 0 8 12 80
TOTAL TRIPS Out 70 6 3 4 80 59 5 11 18 82 56 0 7 10 66 55 0 8 12 67

Total 87 12 4 8 107 141 10 25 36 187 150 0 13 20 170 123 0 16 24 147

Note:
(1)  Balanced taxi trips assume that 50% of taxis arriving with passengers are available to accommodate outbound riders.
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TRIP DISTRIBUTION

Specific vehicle trip distributions were derived for residents who live inside the rezoning area
and work outside the area, i.e. the residential trip distribution, and workers who work inside
the rezoning area but reside outside the area, i.e. the office/staff trip distribution. The
residential distribution was derived from 2000 Census journey-to-work patterns for residential
land uses in the rezoning area.  The office/staff distribution was derived from 2000 Census
reverse journey-to-work patterns for work trips into the rezoning area. The distributions are
provided below in Table 5.

Table 5:
Trip Distribution

Bronx 35% New Jersey 12% Bronx 28% New Jersey 9%
Northeast 9% Connecticut 1% Northeast 8% Connecticut 4%
Southeast 3% Long Island 4% Southeast 6% Long Island 6%

South 10% Nassau County 3% South 5% Nassau County 5%
West 13% Suffolk County 1% West 9% Suffolk County 1%

Brooklyn 5% Westchester County 12% Brooklyn 4% Westchester County 15%
East 3% East 4% East 3% East 4%

West 2% West 8% West 1% West 11%
Manhattan 19% Upstate New York 1% Manhattan 7% Upstate New York 15%

North 4% North 5%
South 15% South 2%

Queens 10% Queens 11%
Staten Island 1% Staten Island 1%

Source: 2000 Census

Other

Trip Destinations Trip Origins
Area Residents Who Work Outside the Study Area Workers Who Live Outside and Work Inside Study Area

New York City Other New York City

The retail, including local retail, restaurant, FRESH, mini-warehouse and other similar land
use vehicle trip distributions were based upon the relative distribution of population in the
Bronx relative to the project area, since such land uses are expected to primarily serve the
local population.

Trip distributions were also developed for taxi and truck trips. Taxi trips were assumed to
reflect the general short trip distribution of local retail trips and truck trips were distributed
based upon New York City Department of Transportation (NYCDOT) designated truck routes
in the project area, which is limited to East Gun Hill Road, Webster Avenue and East
Fordham Road.

TRAFFIC ASSIGNMENT

Assignments of With-Action incremental vehicle trips to specific roadways entering and
leaving the project area that would be generated by the projected development sites were
developed for the weekday AM, midday, PM and Saturday midday peak hours. These
assignments were developed based upon the projected net change in vehicle trips
generated by the development sites relative to the No-Action condition indicated in Table 4,
the vehicle trip distributions presented above, the characteristics of the roadway network and
the location and type of land use of each development site. Generally, the vehicle trip
assignments reflect the roadway network characteristics in the area, particularly related to
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corridors leading to and from the Bronx River Parkway and Major Deegan Expressway, the
linear distribution of projected development sites along Webster Avenue and the
predominate pattern of vehicle trips to and from south of the rezoning area. The greatest net
changes in vehicle trips are projected to occur on Webster Avenue south of Mosholu
Parkway and along Dr. Theodore Kazimiroff Boulevard.

TRAFFIC ANALYSIS LOCATIONS

According to the CEQR Technical Manual, if a proposed action would result in increases in
development levels above that of the No-Action that would exceed Level 1 screening
threshold criteria, as is demonstrated by Table 1, and generate more than 50 peak hour
vehicle trip ends in this area of the Bronx (Level 2 screening), which is likewise
demonstrated by Table 4, there is likely a need for further traffic analysis.  A Level 3
screening analysis was conducted based upon the traffic assignments of With-Action
incremental vehicle trips to identify intersections through which 50 or more incremental
vehicle trips would pass due to the proposed action. Illustrated on Figures 2 through 5 are
the numbers of incremental vehicle trips that are projected to pass through key intersections
in the area due to the proposed action in comparison to conditions in 2020 without the
proposed action during each of the peak hours. Figure 6 indicates those intersections
through which 50 or more incremental vehicle trips are projected to pass in one or more
analysis periods.  Based upon the information presented, seven intersections were selected
for traffic analysis, as indicated by the red circles on Figure 6, consisting of the intersections
of Webster Avenue with Bedford Park Boulevard, Webster Avenue with East 198th Street,
Webster Avenue with East 197th Street, Webster Avenue with East 194th Street and Webster
Avenue with East Fordham Road, plus the intersections of Dr. Kazimiroff Boulevard with
Bedford Park Boulevard and Dr. Kazimiroff Boulevard with Mosholu Parkway.
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Figure 2:
Incremental Vehicle Trips- AM Peak Hour
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Figure 3:
Incremental Vehicle Trips- Midday Peak Hour
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Figure 4:
Incremental Vehicle Trips- PM Peak Hour
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Figure 5:
Incremental Vehicle Trips- Saturday Midday Peak Hour
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Figure 6:
Traffic Analysis Locations



18

PARKING

Parking demand from retail and office land uses typically peaks during the weekday
midday period whereas parking demand from residential land uses typically peaks
during the overnight period.  A total net increase of 239 residential accessory parking
spaces, a reduction of 358 accessory commercial parking spaces and a reduction of 19
public parking spaces will be assumed in the With-Action condition on projected
development sites relative to the No Action, consistent with the RWCDS.  Overnight
parking demand for residential land uses will be forecasted based on auto ownership
data from the 2000 Census for comparable areas in the Bronx.  Parking demand for
other land uses will be derived based on the trip generation forecasts of daily auto trips.

Existing on-street parking regulations and off-street public parking facilities will be
documented within a ¼-mile radius of the projected development sites. A parking
analysis will be conducted for the No-Action and With-Action conditions during the
weekday midday and weekday overnight periods that will assess changes in the
capacity and utilization of on- and off-street parking spaces. On- and off-street parking
conditions will be assessed for No-Action and With-Action conditions within a ¼-mile
radius of projected development sites where development is expected to generate
parking demand exceeding the level of accessory parking supply to be provided.

TRANSIT ANALYSIS

Four subway stations are located within walking distance of the rezoning area:
Norwood/205th Street (D), Bedford Park Boulevard (B, D), Kingsbridge Road (B, D) and
Gun Hill Road (2, 5). However, only the Bedford Park Boulevard, Norwood/205th Street
and Gun Hill Road stations are within ½ mile of any of the projected development sites.
Both the Bedford Park Boulevard and Kingsbridge Road stations, as well as the Allerton
Avenue (2, 5) station are accessible by connecting bus transit. As noted above, Level 1
screening based upon projected incremental development threshold criteria is
exceeded. As shown in Table 3, subway trips to and from the projected development
sites would increase by 236 in the AM peak hour and 302 in the PM peak hour,
exceeding the CEQR Technical Manual 200-trip Level 2 screening threshold. Therefore
a Level 3 screening analysis was undertaken to determine if any station would attract
200 or more incremental project-generated trips during the AM and PM peak hours and
require a quantitative analysis.

As indicated on Table 6, the Norwood/205th Street station, which is within walking
distance of the projected development sites along Webster Avenue in the vicinity of East
204th and East 205th Streets, would attract at most 183 incremental project-generated
trips. Few subway trips would be generated by the projected development sites in the
vicinity of the Gun Hill Road station, also within walking distance of projected
development sites. Of the other three stations in the area, the proposed action would
generate less than 100 incremental project-generated trips at the Bedford Park
Boulevard and Allerton Avenue stations (all involving a bus transfer). No additional
passengers are anticipated at the Kingsbridge Road station because the Bedford Park
Boulevard station is more accessible from its closest projected development sites.
Therefore, based upon the above screening, no quantitative analysis of subway stations
is required due to the proposed action.
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Table 6:
Subway Station Incremental Trips

Subway Station AM Peak Hour PM Peak Hour
Bedford Park Blvd

(B/D Line) 39 47

Norwood/205th St
(B/D Line) 139 183

Allerton Ave
(2/5 Line) 58 70

Gun Hill Rd
(2/5 Line) 0 2

Total Riders 236 302

Three Metro-North Railroad stations, Williams Bridge, Botanical Garden and Fordham,
are in close proximity to projected development sites. However, as indicated in Table 3,
the project generated projected increment in railroad usage is less than 25 trips during
each peak analysis hour.

Several local bus routes serve the project area. The Bx41 and Bx55 run north-south
along Webster Avenue, the Bx25/Bx26 runs along Bedford Park Boulevard and Dr.
Kazimiroff Boulevard, providing transfer connections in close proximity to most of the
larger projected development sites with the Bedford Park Boulevard and Allerton Avenue
subway stations, and the Bx28 and Bx30 run along East Gun Hill Road. The Bx9, Bx12
(Local Service), Bx12 (Select Bus Service), Bx17 and Bx22 routes run along East
Fordham Road just south of the rezoning area, with a major bus transfer terminal
located at Fordham Plaza.

As shown in Table 3, bus trips to and from the projected development sites would
increase by 91 in the AM peak hour and 140 in the PM peak hour. Although the
projected incremental bus only trips do not exceed the 200-trip Level 2 screening
threshold established by the CEQR Technical Manual for a detailed analysis of bus
transit conditions, transfers between bus and subway are projected given the distance of
the area’s subway stations from the projected development sites, as well as bus to bus
transfers.  Therefore a Level 3 screening analysis was also conducted for bus transit to
determine if any route would attract 200 or more incremental project-generated trips
during the AM and PM peak hours, including transfers between bus and subway and
bus to bus. As indicated on Table 7, the Bx25/Bx26 would attract up to 131 project-
generated incremental trips, mostly due to bus-subway transfers. The Bx41 (Local
Service), Bx41 (Limited Stop Service) and Bx55, which run north-south along Webster
Avenue would attract, at most, 135 additional project-generated trips in aggregate.
Therefore, based upon the above screening, no quantitative analysis of bus transit
conditions is required due to the proposed action.
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Table 7:
Bus Transit Incremental Trips

AM Peak Hour PM Peak Hour
Bus
Only

Bus -
Subway Total

Bus
Only

Bus -
Subway Total

Bx9 9 0 9 14 0 14
Bx12 8 0 8 11 0 11
Bx12

(Select Bus Service) 8 0 8 11 0 11

Bx17 9 0 9 14 0 14
Bx22 9 0 9 14 0 14

Bx25/Bx26 9 97 106 14 117 131
Bx28 2 0 2 3 1 4
Bx30 2 0 2 3 1 4
Bx41 62 0 62 93 0 93

Bx41 (Limited) 9 0 9 14 0 14
Bx55 19 0 19 28 0 28

Total Riders 146 97 243 219 119 338

Bus Route

PEDESTRIAN ANALYSIS

The analysis of pedestrian conditions will focus on sidewalks, crosswalks and corners
that are expected to have 200 or more project-generated trips during any peak hour, as
per Level 3 CEQR Technical Manual screening criteria.  New pedestrian trips resulting
from the proposed action would be most heavily concentrated adjacent to projected
development sites and become more dispersed farther away from the sites.  A Level 3
screening analysis was conducted based upon the incremental pedestrian trip
generation characteristics of projected development sites, both individually and grouped
by area, considering walk trips plus access routes to subway stations for subway trips,
the locations of bus stops in the area for bus trips and auto person trips due to off-site
parking use. Based on this analysis, one or more pedestrian elements, consisting of
sidewalks, crosswalks and corners, would exceed Level 3 screening criteria at the
intersections of Webster Avenue with Bedford Park Boulevard, Webster Avenue with
East 204th Street and Webster Avenue with East 205th Street.
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Appendix G 
Air Quality (E) Designations 
Backup Technical Appendix 

The HVAC analysis was performed to determine whether the proposed action would result in 
any potential significant adverse air quality impacts. The analysis determined that certain sites 
would require (E) designations that would specify the type of fuel to be used or the distance 
that the vent stack on the building roof must be from the edge of a lot line.  The proposed (E) 
designations for the applicable projected and potential development sites with respect to HVAC 
systems are presented below. 

Air Quality (E) Designations for Development Sites – HVAC Restrictions 
The following language specifying these designations would be required: 

� Block 3273, Lots 105, 109 (Projected Development Site 2): Any new residential and/or 
commercial development on the above-referenced properties must ensure that the 
heating, ventilating and air conditioning stack(s) are located at least 28 feet for oil 
No.4/2 from the lot line facing Bedford Park Blvd for fuel oil or use natural gas as the 
type of fuel for space heating and hot water (HVAC) systems, to avoid any potential 
significant adverse air quality impacts.  

� Block 3273, Lot 114 (Projected Development Site 3): Any new residential and/or 
commercial development on the above-referenced properties must ensure that the 
heating, ventilating and air conditioning stack(s) are located at least 22 feet for oil 
No.4/2 from the lot line facing Oliver Place and at least 20 feet from the lot line facing 
Bedford Park Blvd for fuel oil or use natural gas as the type of fuel for space heating and 
hot water (HVAC) systems, to avoid any potential significant adverse air quality 
impacts.  

� Block 3278, Lot 88 (Projected Development Site 4): Any new residential and/or 
commercial development on the above-referenced properties must ensure that the 
heating, ventilating and air conditioning stack(s) are located at least 18 feet for oil 
No.4/2 from the lot line facing E 198 Street for fuel oil or use natural gas as the type of 
fuel for space heating and hot water (HVAC) systems, to avoid any potential significant 
adverse air quality impacts.  

� Block 3278, Lots 84, 85 (Projected Development Site 5): Any new residential and/or 
commercial development on the above-referenced properties must ensure that the 
heating, ventilating and air conditioning stack(s) are located at least 17 feet for oil 
No.4/2 from the lot line facing E 197 Street for fuel oil and at least 23 feet from the lot 
line facing E 198 Street or use natural gas as the type of fuel for space heating and hot 
water (HVAC) systems, to avoid any potential significant adverse air quality impacts.  

� Block 3278, Lots 80, 81, 82, 83 (Projected Development Site 6): Any new residential 
and/or commercial development on the above-referenced properties must ensure that 
the heating, ventilating and air conditioning stack(s) are located at least 22 feet for oil 
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No.4/2 from the lot line facing E 197 Street for fuel oil or use natural gas as the type of 
fuel for space heating and hot water (HVAC) systems, to avoid any potential significant 
adverse air quality impacts.  

� Block 3280, Lots 52, 55 (Projected Development Site 8): Any new residential and/or 
commercial development on the above-referenced properties must ensure that the 
heating, ventilating and air conditioning stack(s) are located at least 24 feet for oil 
No.4/2 from the lot line facing E 201 Street and 24 feet from the lot line facing Bedford 
Park Blvd for fuel oil or use natural gas as the type of fuel for space heating and hot 
water (HVAC) systems, to avoid any potential significant adverse air quality impacts.  

� Block 3280, Lots 45, 46, 48, 49 (Projected Development Site 9): Any new residential 
and/or commercial development on the above-referenced properties must ensure that 
the heating, ventilating and air conditioning stack(s) are located at least 28 feet for oil 
No.4/2 from the lot line facing Bedford Park Blvd for fuel oil or use natural gas as the 
type of fuel for space heating and hot water (HVAC) systems, to avoid any potential 
significant adverse air quality impacts.  

� Block 3330, Lots 40, 42, 43 (Projected Development Site 10): Any new residential and/or 
commercial development on the above-referenced properties must ensure that the 
heating, ventilating and air conditioning stack(s) are located at least 18 feet for oil 
No.4/2 from the lot line facing E 203 Street for fuel oil or use natural gas as the type of 
fuel for space heating and hot water (HVAC) systems, to avoid any potential significant 
adverse air quality impacts.  

� Block 3330, Lots 50, 51 (Projected Development Site 11): Any new residential and/or 
commercial development on the above-referenced properties must ensure that the 
heating, ventilating and air conditioning stack(s) are located at least 11 feet for oil 
No.4/2  from the lot line facing E 202 Street and at least 18 feet from the lot line facing 
Metro-North Railroad for fuel oil or use natural gas as the type of fuel for space heating 
and hot water (HVAC) systems, to avoid any potential significant adverse air quality 
impacts.  

� Block 3330, Lot 52 (Projected Development Site 12): Any new residential and/or 
commercial development on the above-referenced properties must ensure that the 
heating, ventilating and air conditioning stack(s) are located at least 17 feet for oil 
No.4/2 from the lot line facing E 202 Street for fuel oil and at least 13 feet from the lot 
line facing Metro-North Railroad or use natural gas as the type of fuel for space heating 
and hot water (HVAC) systems, to avoid any potential significant adverse air quality 
impacts.  

� Block 3331, Lot 80 (Projected Development Site 14): Any new residential and/or 
commercial development on the above-referenced properties must ensure that the 
heating, ventilating and air conditioning stack(s) are located at least 22 feet for oil 
No.4/2 from the lot line facing E 204 Street for fuel oil and at least 15 feet from lot line 
facing Decatur Avenue or use natural gas as the type of fuel for space heating and hot 
water (HVAC) systems, to avoid any potential significant adverse air quality impacts.  
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� Block 3357, Lot 7 (Projected Development Site 17): Any new residential and/or 
commercial development on the above-referenced properties must ensure that the 
heating, ventilating and air conditioning stack(s) are located at least 26 feet for oil 
No.4/2 from the lot line facing E 205 Street and Webster Avenue for fuel oil or use 
natural gas as the type of fuel for space heating and hot water (HVAC) systems, to avoid 
any potential significant adverse air quality impacts.  

� Block 3357, Lot 12 (Projected Development Site 18): Any new residential and/or 
commercial development on the above-referenced properties must ensure that the 
heating, ventilating and air conditioning stack(s) are located at least 20 feet for oil 
No.4/2 from the lot line facing E 204 Street for fuel oil and at least 25 feet from the lot 
line facing  E 205 Street and Webster Avenue or use natural gas as the type of fuel for 
space heating and hot water (HVAC) systems, to avoid any potential significant adverse 
air quality impacts.  

� Block 3357, Lot 16, 18, 21 (Projected Development Site 19): Any new residential and/or 
commercial development on the above-referenced properties must ensure that the 
heating, ventilating and air conditioning stack(s) are located at least 24 feet for oil 
No.4/2 from the lot line facing E 204 Street for fuel oil and at least 23 feet from the lot 
line facing  E 205 Street and Webster Avenue or use natural gas as the type of fuel for 
space heating and hot water (HVAC) systems, to avoid any potential significant adverse 
air quality impacts.  

� Block 3357, Lots 37, 52, 53, 54 (Projected Development Site 20): Any new residential 
and/or commercial development on the above-referenced properties must ensure that 
the heating, ventilating and air conditioning stack(s) are located at least 30 feet for oil 
No.4/2 from the lot line facing E 205 Street for fuel oil and or use natural gas as the type 
of fuel for space heating and hot water (HVAC) systems, to avoid any potential 
significant adverse air quality impacts.  

� Block 3357, Lot 55 (Projected Development Site 21): Any new residential and/or 
commercial development on the above-referenced properties must ensure that the 
heating, ventilating and air conditioning stack(s) are located at least 17 feet for oil 
No.4/2 from the lot line facing E 204 Street for fuel oil and or use natural gas as the type 
of fuel for space heating and hot water (HVAC) systems, to avoid any potential 
significant adverse air quality impacts.  

� Block 3360, Lot 50 (Projected Development Site 22): Any new residential and/or 
commercial development on the above-referenced properties must ensure that the 
heating, ventilating and air conditioning stack(s) are located at least 12 feet for oil 
No.4/2 from the lot line facing E Gun Hill Road for fuel oil and or use natural gas as the 
type of fuel for space heating and hot water (HVAC) systems, to avoid any potential 
significant adverse air quality impacts.  

� Block 3356, Lot 214 (Projected Development Site 23): Any new residential and/or 
commercial development on the above-referenced properties must ensure that the 
heating, ventilating and air conditioning stack(s) are located at least 20 feet for oil 
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No.4/2 from the lot line facing Decatur Avenue for fuel oil and or use natural gas as the 
type of fuel for space heating and hot water (HVAC) systems, to avoid any potential 
significant adverse air quality impacts.  

� Block 3277, Lots 41, 45 (Potential Development Site 102): Any new residential and/or 
commercial development on the above-referenced properties must ensure that the 
heating, ventilating and air conditioning stack(s) are located at least 25 feet for oil 
No.4/2 from the lot line facing E 195 Street for fuel oil or use natural gas as the type of 
fuel for space heating and hot water (HVAC) systems, to avoid any potential significant 
adverse air quality impacts. 

� Block 3277, Lots 36, 40 (Potential Development Site 103): Any new residential and/or 
commercial development on the above-referenced properties must ensure that the 
heating, ventilating and air conditioning stack(s) are located at least 24 feet for oil 
No.4/2 from the lot line facing E 194 Street for fuel oil or use natural gas as the type of 
fuel for space heating and hot water (HVAC) systems, to avoid any potential significant 
adverse air quality impacts.  

� Block 3278, Lot 31 (Potential Development Site 106): Any new residential and/or 
commercial development on the above-referenced properties must ensure that the 
heating, ventilating and air conditioning stack(s) are located at least 16 feet for oil 
No.4/2 from the lot line facing Webster Avenue for fuel oil or use natural gas as the type 
of fuel for space heating and hot water (HVAC) systems, to avoid any potential 
significant adverse air quality impacts.  

� Block 3280, Lots 65, 67 (Potential Development Site 108): Any new residential and/or 
commercial development on the above-referenced properties must ensure that the 
heating, ventilating and air conditioning stack(s) are located at least 20 feet for oil 
No.4/2 from the lot line facing E 201 Street for fuel oil or use natural gas as the type of 
fuel for space heating and hot water (HVAC) systems, to avoid any potential significant 
adverse air quality impacts.  

� Block 3280, Lots 58, 61 (Potential Development Site 109): Any new residential and/or 
commercial development on the above-referenced properties must ensure that the 
heating, ventilating and air conditioning stack(s) are located at least 23 feet for oil 
No.4/2 from the lot line facing E 201 Street for fuel oil and at least 26 feet from the lot 
line facing  Bedford Park Blvd or use natural gas as the type of fuel for space heating 
and hot water (HVAC) systems, to avoid any potential significant adverse air quality 
impacts.  

� Block 3280, Lot 42 (Potential Development Site 110): Any new residential and/or 
commercial development on the above-referenced properties must ensure that the 
heating, ventilating and air conditioning stack(s) are located at least 17 feet for oil 
No.4/2 from the lot line facing Bedford Park Blvd for fuel oil and at least 12 feet from 
the lot line facing  E 201 Street or use natural gas as the type of fuel for space heating and 
hot water (HVAC) systems, to avoid any potential significant adverse air quality 
impacts.  
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� Block 3330, Lots 55, 57 (Potential Development Site 115): Any new residential and/or 
commercial development on the above-referenced properties must ensure that the 
heating, ventilating and air conditioning stack(s) are located at least 29 feet for oil 
No.4/2 from the lot line facing E 202 Street for fuel oil or use natural gas as the type of 
fuel for space heating and hot water (HVAC) systems, to avoid any potential significant 
adverse air quality impacts.  

� Block 3357, Lot 23 (Potential Development Site 116): Any new residential and/or 
commercial development on the above-referenced properties must ensure that the 
heating, ventilating and air conditioning stack(s) are located at least 15 feet for oil 
No.4/2 from the lot line facing E 204 Street for fuel oil and at least 18 feet from the lot 
line facing  E 205 Street and Webster Avenue or use natural gas as the type of fuel for 
space heating and hot water (HVAC) systems, to avoid any potential significant adverse 
air quality impacts.  

� Block 3357, Lot 25 (Potential Development Site 117): Any new residential and/or 
commercial development on the above-referenced properties must ensure that the 
heating, ventilating and air conditioning stack(s) are located at least 19 feet for oil 
No.4/2 from the lot line facing E 204 Street for fuel oil and at least 22 feet from the lot 
line facing  E 205 Street and Webster Avenue or use natural gas as the type of fuel for 
space heating and hot water (HVAC) systems, to avoid any potential significant adverse 
air quality impacts.  

� Block 3357, Lot 28 (Potential Development Site 118): Any new residential and/or 
commercial development on the above-referenced properties must ensure that the 
heating, ventilating and air conditioning stack(s) are located at least 27 feet for oil 
No.4/2 from the lot line facing E 204 Street for fuel oil and at least 26 feet from the lot 
line facing  E 205 Street and Webster Avenue or use natural gas as the type of fuel for 
space heating and hot water (HVAC) systems, to avoid any potential significant adverse 
air quality impacts.  

� Block 3357, Lots 32, 33 (Potential Development Site 119): Any new residential and/or 
commercial development on the above-referenced properties must ensure that the 
heating, ventilating and air conditioning stack(s) are located at least 17 feet for oil 
No.4/2 from the lot line facing E 204 Street for fuel oil or use natural gas as the type of 
fuel for space heating and hot water (HVAC) systems, to avoid any potential significant 
adverse air quality impacts.  

� Block 3356, Lot 206 (Potential Development Site 122): Any new residential and/or 
commercial development on the above-referenced properties must ensure that the 
heating, ventilating and air conditioning stack(s) are located at least 16 feet for oil 
No.4/2 from the lot line facing E Gun Hill Road for fuel oil and at least 16 feet from the 
lot line facing  E 211 Street or use natural gas as the type of fuel for space heating and 
hot water (HVAC) systems, to avoid any potential significant adverse air quality 
impacts.  

� Block 3273 Lot 100 (Potential Development Site 125): Any new residential and/or 
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commercial development on the above-referenced properties must ensure that the 
heating, ventilating and air conditioning stack(s) are located at least 35 feet for oil 
No.4/2 from the lot line facing Webster Avenue for fuel oil and at least 16 ft feet from 
the lot line facing  Decatur Avenue or use natural gas as the type of fuel for space 
heating and hot water (HVAC) systems, to avoid any potential significant adverse air 
quality impacts.  

With (E) designations, the potential impacts from the projected and potential development sites 
heating systems would not exceed the applicable NAAQS and would therefore not have 
potential significant adverse environmental impacts on air quality.  
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Appendix C  Webster Avenue Rezoning EIS    
-i- 

Environmental Assessment Statement  
Errata  

 
Two errors affecting the designation of potential development sites appear on three figures 
included in the Webster Avenue EAS.  Specifically, the errors included:  (1) a portion of potential 
development site 107 was incorrectly labeled as potential development site 104, and (2) a 
narrow lot component to potential development site 103 was not appropriately filled with color 
to designate it as part of that potential development site.  Neither error in mapping 
substantively affects analyses conducted or conclusions drawn in the EAS.  The designated 
potential development site 104, at Webster Avenue and East 199th Street, was correctly labeled.  
Where in this EIS the potential development sites are illustrated, they are illustrated with these 
corrections made.  Please refer to Figure 3.1-1, “Coastal Zone,” in Chapter 3.1, “Land Use, 
Zoning, and Public Policy” in the EIS. 
 
The revised and corrected map of projected and potential development sites should be 
referenced in place of the following figures included in the EAS: 
 

 Figure 2.0-5, “Projected and Potential Development Sites,” on page 2.0-43 of Chapter 2.0, 
“Project Description.” 

 Figure 3.1-6, “Projected and Potential Development Sites in the Future with the 
Proposed Action,” on page 3.1-39 of Chapter 3.0, “Land Use, Zoning, and Public Policy.” 

 Figure 3.7-9, “Urban Design and Visual Resources,” on page 3.7-83 of Chapter 3.7, 
“Urban Design and Visual Resources.” 

 
The following revisions should be noted to Table 3.7-1, “Visual Resources in the Webster 
Avenue Study Area,” beginning on page 3.7-75 of Chapter 3.1, “Urban Design and Visual 
Resources” in the EAS: 
 

 Regarding Green Street (Resource #13), the sentence, “Partial view west to potential 
development sites 104 and 107” should read, “Partial view west to potential 
development site 107.” 

 Regarding Botanical Garden Station (Resource #14), the sentence, “Likely partial views 
southwest to potential development sites 104, 107, and 125” should read, “Likely partial 
views southwest to potential development sites 107 and 125.” 

 Regarding Bronx Park (Resource #16), the sentence, “Partial view west to potential 
development sites 104 and 107” should read, “Partial view west to potential 
development site 107.” 

 Regarding New York Botanical Garden (Resource #17), the sentence, “However, the 
tops of some taller structures…past projected development site 7 and potential 
development sites 104 and 107” should read, “However, the tops of some taller 
structures…past projected development site 7 and potential development site 107.” 
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Appendix E 

 

 

Public Comment Letters on
 

Draft Environmental Impact Statement 





3274 Hull Avenue 
Bronx, NY 10467 
 
December 2, 2010 
 
Honorable Amanda Burden 
Chair, City Planning Commission 
22 Reade Street 
New York, NY 10007 
 
 
Dear Chair Burden: 
 
As an urban planner and member of Bronx Community Board 7 (CB7), I am writing 
regarding the Draft Environmental Impact Statement for the Webster Avenue Rezoning 
(DEIS).  It is my view that the community has been very well served by the collaborative 
efforts of the staff in the Bronx office, and the proposal requested by the CB7 has grown 
stronger through the back and forth of this partnership.  I was glad to vote in favor of these 
constructive zoning changes, but I also want to submit a few comments on the DEIS so that 
the few remaining rough edges can be refined as the proposal proceeds through the public 
review process.  The comments are grouped below by chapter. 
 

Socioeconomic Conditions 
There were questions during the Public Scoping Hearing about the potential impacts to 
existing businesses, and this has been a topic of public discussion and concern since.  The 
EAS did not seem to fully answer these questions, and has not addressed the topic in terms 
easily understood by community members.  The Bronx Office of the Department of City 
Planning has discussed this issue with members of the Community Board to fully understand 
the concern, and they have provided useful information that clarifies how the rezoning would 
relate to existing business strips nearby.  I would request that this explanation be documented 
as part of the record as a response to this question in the Final EIS.  You may also consider 
including similar information in future EAS/EIS documents to ensure communities really 
understand the issues that concern them. 
 
Transportation 
The maps on pages 3.3-15 and 3.3-16 are illegible, and should be revised. 
 
The sources of the trip generation rates and mode splits are not properly cited on page 3.3-31.  
The lack of primary sources make it very difficult and time consuming for anyone reviewing 
the EIS to determine how suitable the assumptions are for the particular land uses in their 
local context.  Moreover, this practice can be misleading by creating the impression that the 
assumptions are more accurate than they actually are.  Finally, the practice of referring to 
certified EIS documents, instead of using primary sources, introduces additional risks.  
Transcription mistakes that are not caught during review can be repeated in subsequent EIS 
documents.  Likewise, assumptions that were appropriate for one EIS may not be relevant in 
another context, but may not be apparent without referring to the original source.  That is the 
case in this EIS, where mode split assumptions for hotels developed for Downtown Jamaica, 
with direct access to JFK Airport, are not relevant to Webster Avenue.   
 



It is important to note that citation of primary sources for trip generation rates was specifically 
requested during the Public Scoping Hearing.  I highly recommend that these practices be 
reviewed in general, beyond the specifics of this EIS, to strengthen the quality of 
environmental reviews. 
 
This DEIS cites the Lower Concourse Rezoning FEIS, 2009 as the source of many of the trip 
generation assumptions.  However, a review of the Lower Concourse Rezoning FEIS shows 
that there was no data collection or new analytical work conducted as part of that rezoning 
project to develop trip generation assumptions for any of these land uses.  The table below 
shows the sources cited by the DEIS, and the actual original sources – to the extent it was 
possible to locate the original documents. 
 
 

Land Use DEIS Citation Chain to Original 
Source 

Issues 
 

Residential 
(weekday) 

Lower 
Concourse 
Rezoning FEIS, 
2009 

Pushkarev and Zupan, 
Urban Space for 
Pedestrians, 1975 

The modal split is based on 
current residents.  This 
may skew away from rail 
due to relatively low 
incomes in the existing 
housing. 

Residential 
(Saturday) 

Lower 
Concourse 
Rezoning FEIS, 
2009 

The Jamaica Plan FEIS, 
2007  ITE Land Use 
Code (220) 

 

Local retail 
(weekday) 

Lower 
Concourse 
Rezoning FEIS, 
2009 

Melrose Commons 
Urban Renewal 
Amendments DEIS, 2007 

 Retail and Industrial 
Zoning Text 
Amendments FGEIS 
(October 1996) and 
Characteristics of Urban 
Transportation Demand – 
unavailable, original 
source unknown

 

Local retail 
(Saturday) 

Lower 
Concourse 
Rezoning FEIS, 
2009 

Weekday trip generation 
rate assumed for 
Saturday as per Jamaica 
Plan FEIS, 2007  2001 
CEQR Technical 
Manual. 70% linked trip 
are applied in the demand 
forecast summary based 
on survey within 
Bronxchester Retail 
Technical Memorandum, 
February 2004 – 

 



unavailable, original 
source unknown

Office Lower 
Concourse 
Rezoning FEIS, 
2009 

Hunts Point Rezoning 
EAS, 2007 – 
unavailable, original 
source unknown 

The modal split was based 
on current Census Place of 
Work data for the actual 
Webster locations.  The 
locations in the area that 
actually have significant 
offices were not included. 
 
Fordham University was 
included (Census Tract 
397), but the CTs for 
Montefiore (CT 421), 
Botanical Garden (CT 
334), and Fordham Plaza 
(CTs 385 and 387) were 
not used. 
 
The commuting patterns of 
offices at these institutions 
would be more 
representative of 
anticipated development 
than the employment 
locations used for the 
DEIS. 

Community 
facility – medical 
office (weekday) 

Melrose 
Commons 
Urban Renewal 
Amendments 
DEIS, 2007 

506 East 76th Street 
Rezoning FEIS – 
unavailable, original 
source unknown 

 

Community 
facility medical 
office (Saturday) 

Jamaica Plan 
FEIS, 2007 

ITE Land Use Code 
(630) 

 

Auto repair Lower 
Concourse 
Rezoning FEIS, 
2009 

“Auto Care Center” – 
Greenpoint-Williamsburg 
Rezoning FEIS, 2005  
ITE Trip Generation 
Handbook, 6th Edition, 
Land Use Code 840 
(Automobile Care 
Center)

 

Hotel Lower 
Concourse 
Rezoning FEIS, 
2009 

Jamaica Plan FEIS, 2007 
 Marriot Hotel 

Transportation Survey, 
AKRF, August 1999 – 

Use of JFK AirTrain is 
included in subway mode.  
This is not appropriate 
for the conditions on 



unavailable, original 
source unknown 
 

Webster Avenue. 

FRESH 2001 CEQR 
Technical 
Manual 

-  

Mini-warehouse Lower 
Concourse 
Rezoning FEIS, 
2009 

ITE Trip Generation, 
7th Edition, Land Use 
Code 151: Mini-
Warehouse. 

 

Restaurant 2001 CEQR 
Technical 
Manual 

-  

Supermarket 
(weekday) 

Lower 
Concourse 
Rezoning FEIS, 
2009 

Via Hunts Point 
Rezoning EAS, 2007 – 
unavailable, original 
source unknown 

The mode split from Hunts 
Point is probably not 
appropriate on Webster 
Ave. due to differences in 
walkability and transit 
access. 

Supermarket 
(Saturday) 

 “Assumes 25% pass by 
trips as per Dutch Kills 
Rezoning Transportation 
Planning Assumptions”  
“The forecast of travel 
demand from the 
development of 
destination 
retail on this site was 
based on trip rates and a 
temporal distribution 
derived from survey 
data at an Edwards 
Supermarket and cited 
in the Hunts Point 
Rezoning EAS, and data 
on modal splits and 
vehicle occupancy from 
the Northern Boulevard 
Stores FTEIS 
(September 
1995). A linked-trip rate 
of 25 percent was 
conservatively assumed 
for this destination 
retail 
use in consultation with 
NYCDOT.” 

The mode split and linked 
trips in Hunts Point is 
probably not appropriate 
for Webster Ave. due to 
differences in walkability 
and transit access. 



Community 
center 

Jamaica Plan 
FEIS, 2007 

ITE Land Use code 
(495) Recreational 
Community Center  

 

 
While this rezoning appropriately concentrates new development around areas that are highly 
accessible to transit, the trip generation assumptions do not appear to accurately reflect these 
local conditions.  Table 3.3-8 on p. 3.3-33 shows a very low share of incremental trips via 
Metro North: less than 2% for the pm peak.  This should be checked.  It appears that part of 
this low utilization rate is due to the assumptions for office land uses, which drew on census 
tracts that currently have little office use and likely have substantially different employment 
bases than anticipated development.  The census tracts containing the more relevant office 
locations of the major local institutions should be included. 
 
These specific concerns noted above about individual trip generation assumptions should be 
reviewed and revised where appropriate in the Final EIS.  The original source for all 
assumptions should be reviewed for appropriateness for Webster Avenue, and then properly 
cited. 
 
Another omission in the DEIS is an explanation of the pedestrian volumes assumed for the 
HCS intersection analyses.  This was also specifically requested during Scoping.  Pedestrian 
volume is an important factor, because high volumes of pedestrians reduce the level of service 
of an intersection due to friction with turning vehicles.  Fordham Road is already a busy 
pedestrian street, and pedestrian activity would be anticipated to increase with the 
redevelopment of Webster Avenue, as well as the improvements proposed for Fordham Plaza.  
Prior to completing the Final EIS, the pedestrian assumptions should be reviewed and revised 
as necessary.  Any necessary changes in mitigation should also be developed and described. 
 
There is a lack of detail in the DEIS about the analysis of the intersection of Fordham Road 
and Webster Avenue.  Without the detail, it does not appear that the dedicated bus lanes or the 
unsignalized right-turn movement from westbound Fordham Road onto Webster Avenue were 
adequately addressed.   
 
The analysis in the DEIS shows only two lane groups in the eastbound direction: 1) left turns 
(L), and 2) through traffic (T) and right turns (R).  However, through traffic is not allowed in 
the dedicated bus lane, while turning vehicles may use the lane.  Therefore, the through traffic 
volumes (T) should be separated from the bus lane (TR) in the analysis.  Likewise, in the 
westbound direction, the DEIS appears to combine the general traffic with the bus lane as a 
single lane group.  The volumes of these two different lanes need to be separated for accurate 
results.  The right turn from westbound Fordham Road, which is separated from the signalized 
intersection, must also be analyzed.  It is critical to understand if new development on 
Webster Avenue will result in a poor level of service for this approach, which would need 
mitigation. 
 
Neighborhood Character 
There are a handful of properties on through lots between Perry Avenue and Reservoir Oval 
East proposed to be down-zoned to R5B that need some additional study.  This issue was 
raised during Scoping. 
 



The existing houses are currently in fair condition, but there may be a risk of further 
deterioration with the rezoning.  The lot line on Reservoir Oval East consists of a tall retaining 
wall, which supports the street above these properties.  It is unclear whether New York City 
or the adjacent property owners are responsible for maintaining the retaining wall.  
Additionally, there are no sidewalks on Reservoir Oval East, and the Department of 
Transportation (DOT) has previously indicated it would be the responsibility of the property 
owners to install sidewalks.  It is difficult to make an informed decision about the appropriate 
zoning for these lots without better information about these responsibilities. 
 
If the property owners are responsible for maintaining the retaining wall, the financial burden 
may result in a long-term deterioration of all the houses along this stretch.  Such a stretch of 
deteriorated housing would negatively impact the entire surrounding neighborhood.   
 
If the property owners bear responsibility for constructing the sidewalks, it is unlikely this 
improvement will be made if the scale of the allowed buildings is limited.  While a higher 
zoning allowance would not guarantee construction of the sidewalks, it would improve the 
chances the needed sidewalks will be constructed. 
 
It should also be noted that bulkier buildings would not have the same negative impact on this 
small portion of the area as it would on other blocks.  The retaining wall and some nearby 
apartment buildings already limit the light and air in the area.  Neither existing buildings nor 
new buildings built to an R5B zoning would have views of the Williamsbridge Oval Park.  
Instead, their windows would face the retaining wall.  Larger buildings could provide better 
housing conditions for residents and could provide a streetscape that was an appropriate 
complement to the existing buildings around Reservoir Oval West. 
 
With the existing information, it is not possible to determine if the community would be better 
served by protecting the existing housing or allowing moderately larger development.  
Therefore, I suggest you request additional information from DOT to adequately understand 
these issues before finalizing a decision about the most appropriate zoning for this handful of 
lots. 
 
Conclusion 
I have enjoyed working with the Department of City Planning staff and my fellow board 
members, who initiated this rezoning proposal.  With all the land use decisions that have 
become divisive and contentious, it has been refreshing to see the community come together 
with a City agency to craft a positive solution in a true collaboration.  I am confident that your 
staff can review and address these remaining concerns about the DEIS to further improve 
what is already a great proposal. 
 
 
 
Respectfully, 
 
o/s/b 
Jay W. Shuffield 
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To:   Robert Dobruskin, Director  

  Environmental Assessment and Review Division   

Department of City Planning  

    

From:  Naim Rasheed, Director 

  Traffic Planning 

   

Re:   Webster Avenue Rezoning, Bronx   

  Final Environmental Impact Statement 

CEQR No.: 10DCP035X 

   

Date:  February 4, 2010 

 

We have completed our review of the above referenced project. The Department 

of City Planning (DCP), as lead agency on behalf of the City Planning Commission, is 

proposing zoning map amendments along Webster Avenue to permit contextual 

residential development and medium density commercial uses where current zoning is 

oriented to low-scale auto-related commercial uses. In total along Webster Avenue, the 

proposed action is projected to result in new development of approximately 738 dwelling 

units (DUs) and 47,469 square feet (sf) of commercial space Other new development 

resulting from the proposed action is projected to include 24,169 sf of restaurant space, 

16,573 sf of office space, and 7,782 sf of community facility space. The proposed 

rezoning area is generally bounded by 215
th

 Street to the north, the Metro North Railroad 

Harlem Line to the east, Dorothea Place to the south and Decatuer Avenue to the west. 

The action is located in Community District 7 and the Build year is 2020. 

 

The traffic analysis assessed the vehicle delay and levels of service (LOS) at 

seven intersections for the weekday AM, midday, PM and the Saturday Midday peak 

hours. As a result, in 2020 significant traffic impacts were identified at Webster Avenue 

at East Fordham Road and Webster Avenue at Bedford Park Boulevard. The proposed 

mitigation measures include changes in signal timing, parking regulations and restriping.  

However, with the proposed measures at East Fordham Road and Webster Avenue the 

eastbound (weekday AM, midday, PM) and southbound (weekday midday, PM and 

Saturday midday) left turn lanes would be partially mitigated.  A pedestrian LOS analysis 

was not conducted for this project. 

 

The proposed mitigation measures appear reasonable and feasible.  NYCDOT 

will investigate the need for implementing these measures or similar measures when the 

project is built and occupied in 2020.  The applicant should advise NYCDOT six months 

prior to completion and occupancy of the proposed project. 

 



NYC Department of Transportation 

Division of Traffic Operations 

55 Water Street, 6th Floor, New York, NY 10041 

T:212- 839-7710  F: 212-839-7777 

www.nyc.dot.gov 

 

If you should have any questions, please feel free to call me at (212) 839-7710 or 

Henry Colon at (212) 839-7749. 

 

C: A/C Russo, B/C C. Moran, R. Kulikowski (OEC), E. Athanailos, S. Barkho, 

J. Benson, T. Gurung, S. Ahmed, H. Colon, File 
e:docs\Henry C\Webster Avenue Rezoning FEIS sign-off 

 

 

 

 

 

 

 

 




