
 

1  C 200088 ZMX                 

CITY PLANNING COMMISSION 
 
 
February 5, 2020 / Calendar No. 8                                  C 200088 ZMX                 
 
 
IN THE MATTER OF an application submitted by NYC Department of City Planning pursuant 
to Sections 197-c and 201 of the New York City Charter for an amendment to the Zoning Map, 
Section No. 4a, by changing from a C7 District to a C8-2 District property bounded by a line 175 
feet northwesterly of Bartow Avenue, Asch Loop, Bartow Avenue and Baychester Avenue, 
Borough of the Bronx, Community District 10, as shown on a diagram (for illustrative purposes 
only) dated September 23, 2019. 
 
 

The applicant, the New York City Department of City Planning (DCP) seeks a zoning map 

amendment to facilitate a zoning district change from C7 to C8-2 on property located on the 

northern side of Bartow Avenue, between Baychester Avenue and Asch Loop in the Baychester 

neighborhood of the Bronx, Community District 10. The proposed action would address an 

obsolete C7 zoning district. 
 

BACKGROUND 

DCP proposes to rezone an area located on the northern side of Bartow Avenue, between 

Baychester Avenue and Asch Loop (Block 5141 Lots 101, 102, and p/o 110) from a C7 district 

to a C8-2 district. C7 districts are commercial districts that permit uses associated with 

amusement parks, and do not permit residential and community facility uses. C7 districts permit 

a commercial floor area ratio (FAR) of up to 2.0 and height limits are subject to a sky exposure 

plane. Required parking varies by permitted use but is generally one space per 400 square feet.   

 

In the 1960s, the rezoning area was part of Freedomland U.S.A, an 85-acre American history-

themed amusement park. The amusement park was demolished in 1965 and, between 1965 and 

1972, the surrounding land was rezoned (CP 19852, CP 21922A, CP 19852, CP 18946) to allow 

for residential development. Residential development included Co-op City, which was 

constructed between 1966 and 1973, along with several adjacent shopping areas. Today, the land 

is home to Co-op City, the largest cooperative housing development in the United States, 

consisting of over 15,000 residential units within 35 high rise buildings and seven clusters of 
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townhouses, and three shopping centers with approximately 150 stores and 40 offices. The 

proposed rezoning area was not included in these previous applications because a use for the land 

had not yet been determined.  

 

The rezoning area consists of privately-owned property located on the northern side of Bartow 

Avenue, between Baychester Avenue and Asch Loop.  Lot 101 is an approximately 21,025-

square- foot lot developed with a one-story retail building with 25 accessory parking spots 

constructed in 2018 to a 0.47 FAR.  Lot 102 is an approximately 25,065 square-foot lot 

developed with a two-story retail building constructed to 0.53 FAR, with 35 accessory parking 

spaces.  The portion of Lot 110 that is included in the rezoning area measures approximately 

3,885 square-feet and is vacant and unimproved. 

 

Baychester Avenue, which is located to the west of the rezoning area, is the service road of the 

Interstate 95 (I-95) and provides connections to Westchester County and the Connecticut state 

line. Bartow Avenue, a wide street that measures 120-feet wide, is located to the south of the 

rezoning area and is occupied by large one- and two- story chain retailers. Immediately to the 

north of the rezoning area is approximately 58,525 square feet of open space, a fire station, and 

Co-op City.  To the east of the rezoning area is the Bartow Mall, which consists of one- and two- 

story convenience retail establishments.  Directly to the south across Bartow Avenue are fast 

food restaurants and chain retailers. To the west of I-95 are several gas stations, a self-storage 

facility, several laundromats and a variety of service and commercial retailers. The MTA bus 

depot at Gun Hill is located to the west of I-95, approximately 700 feet from the rezoning area. 

In addition to commercial and residential uses, there are industrial uses in the surrounding area, 

including the Co-op City Power Plant.   

 

DCP proposes to change the zoning from a C7 zoning district to a C8-2 zoning district to better 

align the existing uses with the built context of the area, future land use patterns, and community 

needs.  C8-2 zoning districts permit a wider range of commercial uses, as well as community 

facility uses (use groups 4 through 14 and 16).  Uses permitted in C8-2 districts that are not 

allowed in C7 districts include retail, heavier commercial uses, and auto-related uses that are 

consistent with those seen along the Bartow Avenue corridor to the east and west and along 
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Baychester Avenue to the north and south. The bulk requirements for yards, height, setback, and 

parking are similar for both C7 and C8-2 zoning districts. The maximum FAR for commercial 

uses in both C7 and C8-2 districts is 2.0.  Like C7 districts, C8-2 districts have no residential 

equivalent. C8-2 districts permit community facility uses with a maximum FAR of 4.8.  

Required parking varies by permitted use but is generally one space per 400 square feet.  C7 

districts do not restrict the size or height of signage, while C8-2 districts restrict the size and 

height of non-illuminated and illuminated advertising signs and accessory signs. 

 

ENVIRONMENTAL REVIEW  

This application (C 200088 ZMX) was reviewed pursuant to the New York State Environmental 

Quality Review Act (SEQRA), and the SEQRA regulations set forth in Volume 6 of the New 

York Code of Rules and Regulations, Section 617.00 et seq. and the City Environmental Quality 

Review (CEQR) Rules of Procedure of 1991 and Executive Order No. 91 of 1977. The lead is 

the City Planning Commission.  The designated CEQR number is 20DCP035X.  

 

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

Declaration was issued on September 23, 2019.  

 

UNIFORM LAND USE REVIEW 

This application (C 200088 ZMX) was certified as complete by the Department of City Planning 

on September 23, 2019 and duly referred to Bronx Community Board 10 and the Bronx Borough 

President in accordance with Title 62 of the Rules of the City of New York, Section 2-02(b).  

 

Community Board Public Hearing 

Bronx Community Board 10 held a public hearing on this application (C 200088 ZMX) on 

October 17, 2019, and on that date, by a vote of 24 in favor, four opposed, and one abstention, 

adopted a resolution recommending approval of the application.  
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Borough President Recommendation 

This application (C 200088 ZMX) was considered by the Bronx Borough President, who held a 

public hearing on November 14, 2019 and on December 9, 2019, issued a recommendation to 

approve the application.  

 

City Planning Commission Public Hearing 

On December 18, 2019 (Calendar No. 3) the City Planning Commission scheduled January 8, 

2020 for a public hearing on this application (C 200088 ZMX). The hearing was duly held on 

January 8, 2020 (Calendar No. 29). There were no appearances in favor of the application and 

two appearances in opposition.   

 

The NYC Council Member from District 12 spoke in opposition to the application, noting that 

Lot 101 was the site of a recent wind turbine collapse. He expressed concern regarding the large 

monopole on which the turbine was constructed, noting that it still stands and would not be 

required to be taken down should the proposed rezoning be adopted. The Council Member also 

expressed concern about how the turbine structure was permitted and designed, and stated that 

the Department of Buildings (DOB) would be providing a report and more detailed information 

on this matter.  

 

A resident of Co-op City and member of the Riverbay (Co-op City) Board of Directors spoke in 

opposition to the application, noting concerns about the potential uses in Use Group 16, 

including animal crematoriums, that could be permitted as-of-right under the proposed rezoning. 

The speaker also noted that the C4-3 zoning district that is mapped in the area would be 

preferable to the C8-2 zoning district, as it does not permit semi-industrial uses and is already 

mapped in the area. The speaker further noted that it was understood by the Riverbay Board of 

Directors that DOB had determined that the existing sign structures are within 200 feet of a 

mapped arterial highway (I-95) and would have to be removed. The speaker also stated that 

Riverbay’s Board of Directors was not aware of the application to rezone the area and did not 

have the opportunity to opine on the proposed rezoning until October 2019.  

 

There were no other speakers and the hearing was closed. 
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CONSIDERATION 

The Commission believes that the proposed zoning map amendment (C 200088 ZMX) is 

appropriate. The existing uses are inconsistent with the C7 zoning district, which is intended to 

support uses associated with large amusement parks. The uses in the area have not matched the 

C7 zoning district’s permitted uses for 45 years, since the demolition of Freedomland, U.S.A. in 

1965.  Today, Lots 101 and 102 are improved with commercial businesses, and it is not 

anticipated that amusement-oriented uses will return to the area in the future.   

 

C8-2 zoning districts permit a wider range of commercial uses than C7 zoning districts, 

including community facility, retail, and auto-related uses that are consistent with existing uses 

in the area along the Bartow Avenue corridor and I-95. The maximum FAR for commercial uses 

in both C7 and C8-2 districts is 2.0.  Like C7 districts, there is no residential equivalent in C8-2 

districts.  

 

The Commission acknowledges the Council Member’s testimony regarding the existing sign 

structures, signage, and recent wind turbine collapse on Lot 101. The Commission notes that the 

existing uses on the site are being investigated by DOB and that any resultant enforcement issues 

are separate matters from the proposed action and not under the purview of the Commission. The 

Commission also acknowledges testimony regarding the uses that could be permitted as-of-right 

by the proposed C8-2 district, and the stated preference for a C4-3 district. A modification to a 

C4-3 district is out of scope for this application and would be inappropriate regardless.  The 

district permits residential development, the project area is adjacent to a major highway on a 

heavily trafficked commercial corridor.  The Commission does not believe that it is appropriate 

to introduce residential uses in this location 

 

The proposed C8-2 zoning district is well suited for the area to be rezoned.  It will accommodate 

the bulk and use of the existing commercial buildings, as well as permit a wider array of 

potential commercial and community facility uses as-of-right. The Commission believes the 

proposed C8-2 district will better align with the current longstanding commercial uses in the 

rezoning area and, where permitted, apply more appropriate size and height restrictions to 

signage.  
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The Commission acknowledges community concerns expressed at the public hearing regarding 

the potential for semi-industrial uses, and animal and human crematoriums in particular, to be 

permitted as-of-right by the proposed C8-2 district. The Commission notes that these uses are 

unlikely to displace the active commercial uses on Lots 101 and 102 due to regulatory 

requirements and market conditions, and that the City does not have any current plans to site an 

animal crematorium or shelter in the rezoning area.   

 

The Commission recognizes concerns from the community and elected officials regarding the 

safety of the wind turbine, but notes that it is beyond the purview of the Commission. The 

Commission is pleased that DOB will closely monitor future building code enforcement. In 

instances where signage removal is ordered, the Commission encourages City agencies to 

monitor the aesthetic impacts of any associated structures and to consider removal where 

appropriate. 

 

RESOLUTION 

RESOLVED, that having considered the Environmental Assessment Statement (EAS) for which 

a Negative Declaration was issued on September 23, 2019 with respect to this application 

(CEQR No. 20DCP035X), the City Planning Commission finds that the action described herein 

will have no significant impact on the environment; and be it further  

 

RESOLVED, by the City Planning Commission, pursuant to Sections 197-c and 200 of the New 

York City Charter, that based on the environmental determination and consideration described in 

this report, the Zoning Resolution of the City of New York, effective as of December 15, 1961, 

and as subsequently amended, is further amended by changing the Zoning Map, Section No. 4a, 

by changing from a C7 District to a C8-2 District property bounded by a line 175 feet 

northwesterly of Bartow Avenue, Asch Loop, Bartow Avenue and Baychester Avenue, Borough 

of the Bronx, Community District 10, as shown on a diagram (for illustrative purposes only) 

dated September 23, 2019. 
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The above resolution (C 200088 ZMX), duly adopted by the City Planning Commission on 

February 5, 2020 (Calendar No. 8), is filed with the Office of the Speaker, City Council, and the 

Borough President in accordance with the requirements of Section 197-d of the New York City 

Charter. 

 
MARISA LAGO, Chair 
KENNETH J. KNUCKLES, Esq., Vice Chairman 
DAVID BURNEY, ALLEN P. CAPELLI, Esq., ALFRED C. CERULLO, III,  
MICHELLE R. DE LA UZ, JOSEPH I. DOUEK, RICHARD W. EADDY,   
HOPE KNIGHT, ANNA HAYES LEVIN, ORLANDO MARIN, LARISA ORTIZ,  
RAJ RAMPERSHAD, Commissioners 
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