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Executive Summary 
The purpose of this report is to initiate a discourse regarding preservation of affordable housing along the proposed Special 
Jerome Avenue District. The report was drafted in response to testimonies provided during the Bronx Borough President’s 
and Community Board Reviews of the Uniform Land Use Review Process (ULURP), where community members expressed 
concerns regarding displacement of the existing community with the construction of new development. 
 
The report identifies units by analyzing the demographic profile of the neighborhood, including household size, income, 
age, and unemployment, the number of HPD maintenance code violations, and existing subsidy programs. One of the key 
aspects of the analysis is to prioritize units in areas where median household income for a household of four was lower 
than 40% of the 2017 Area Median Income for New York City. As a result of the analysis, 2,075 units within the ¼ mile 
radius of the Special Jerome Avenue District were identified as a priority for preservation. 

As part of creating a discourse, Bronx Borough President Ruben Diaz Jr. and his office would like to continue engaging 
stakeholders in efforts to advance the preservation conversation and address community concerns. 
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Background
Department of City Planning (DCP) proposes a series of land use actions, zoning text amendments, and changes to the 
city map of a 92 block area between East 165th Street and 184th Street in The Bronx to create the Special Jerome Avenue 
District. The existing zoning classifications in the Jerome Avenue Corridor are C8-3 , M1-2, C4-4, R7-1, R8, C1-4, and C2-4.
The changes would allow the construction of medium and high density apartment buildings, mixed-use buildings, mid-
density commercial districts, and commercial overlays for local retail development. 

As part of the Uniform Land Use Review Process (ULURP) Community Boards 4,5, and 7 approved the zonings changes 
and each stated the importance of anti-displacement measures. Furthermore, HPD has proposed preserving 1,500 units 
over two years in addition to the new 4,500 affordable housing units constructed between 2014 and 2017.  Among the 
recommendations provided by Bronx Borough President Ruben Diaz Jr. was the need to increase the preservation of units 
from 1,500 to 2,000. This analysis identifies units for preservation within a ¼ mile of the Special Jerome Avenue District. 

Methodology
The methodology executed in this research analyzes the existing housing stock of 76,050 units. In order to accomplish this, 
block lots that met threshold scores for violations and demographics and were under a subsidy program were counted for 
potential preservation. 
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76,050 Residential Units

Multi-Family 
Walkup, 28%

Multi-Family 
Elevator, 49%

Mixed 
Commercial/Residential, 

23%

Building Stock
Data:

Identification of units for preservation required the use of MapPLUTO data (version 16.2) from the 
Department of City Planning, which merges tax lot data with tax lot features from the Department 
of Finance’s Digital Tax Map. The data also includes information on land use and geographic data at 
the tax lot level.1 

Approach:

In order to identify units for preservation, only those tax lots within a 1/4 mile boundary from the 
special district were considered for analysis. The data pool was further limited to tax lots with a 
residential land use and with more than three units.

1	 NYC Planning. PLUTO and MapPLUTO. https://www1.nyc.gov/site/planning/data-maps/open-data/bytes-archive.
page?sorts[year]=0

Residential tax lots with more than three units by land use



5

Residential lots with 4 or more units
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17,745 Units
large building

81%

small building
19%

HPD Violations
Data:

The Department of Housing Preservation and Development issues Housing Maintenance Code 
violations related to housing quality and safety. Violations are classified according to severity, with 
Class A being the least severe and Class C being the most severe. Data is updated daily and is made 
publicly available through New York City’s Open Data Portal.2 The data used in this analysis was 
accessed December 26, 2017. 

Approach: 

The approach used in this research to study violations builds upon the methodology used by the 
Office of Public Advocate in its identification of buildings for its Watchlist.3 In order to be eligible 
for further analysis, lots must have residential buildings with more than three units. Furthermore, 
only Class B and C violations are counted. Each lot’s score is based on its number of open and 
closed Class B and C violations, collected in the last five years (2013-2017). As in the Public 
Advocate’s approach, each lot’s violations are weighted according to severity, where Class C 
violations received a score of 1.5 and Class B violations received a score of 1. The resulting score 
is added up, divided by 5 (the number of years of data collection, and then divided by the number 
of residential units per lot in order to create a final score. To meet the selection criteria, the lot’s 
final score must be higher than the average: 

●	 For buildings with fewer than 35 units, the score must be greater than .197;
●	 For larger buildings with 35 units or more, the score must be greater than .245.

2	  NYC Open Data. Housing Maintenance Code Violations. https://data.cityofnewyork.us/Housing-Development/Hous-
ing-Maintenance-Code-Violations/wvxf-dwi5. (Dec. 26, 2017). 
3	  Public Advocate for the City of New York. Methodology. https://advocate.nyc.gov/methodology

Violations by building type
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Subsidies
Data: 

Using NYU Furman Center’s Subsidized Housing Database on NYC’s subsidized housing, we 
initially identified 25 affordable housing programs within the ¼ mile area, examples of the programs 
include 420-c Tax incentive program, Low Income Housing Tax Credit, Mitchell Lama, etc.4 The data 
used for this research was accessed December 12, 2017. 

Approach: 

Of the 25 programs identified in the area BBLS in the following programs in the Special District 
Area were given a score of 2. The other eight programs were not included as they focus on new 
construction and the analysis focuses on preservation of existing units. 

4	 NYU Furman Center’s CoreData.nyc. http://coredata.nyc/ (Dec 12, 2017) 
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420-c Tax Incentive Program
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Demographics

Data: 
Utilizing the American Community Survey 2016 5-Year Estimate Data, information on age, 
unemployment, household size, and income by census tract was gathered for the Bronx Borough 
to formulate an analysis and a score for each block and lot. 

Approach: 
Four markers were used to establish a demographic score including unemployment, age, household 
size, and household income. The four markers were identified as aligning to the criteria for eligibility 
of a majority of affordable housing programs. The four markers were weighed separately using the 
below criteria and a final combined score was created for each BBL. 

Seperate Scores:

Age: The percentages for children under the age of the 15 years and adults above the age of 55 for 
each census tract were summed and an average was created for the borough. 
Scores:

●	 1 was given to census tracts with a high percentage of children
●	 1.5 was given to census tracts with a high percentage of seniors 

Unemployment:  Census Tracts with a high percentage of unemployment when compared to 
the unemployment rate of the Bronx Borough for 2016 were given a higher score. The average 
percentage determined by adding all the percentages of individuals over the age of 16 who are not 
in the labor force.
Scores:

●	 1 given to census tracts with a percentage higher than the average percentage of the 
Bronx Borough 

●	 0 all other census tracts  
Household size:  Households with 3 or more people were summed for every census tract, and 
divided by the total households to create a percentage. The percentages of all census tracts in the 
Bronx were summed and an average was calculated. The average was then used to score the data 
by census tract.
 Scores:

●	  1.5- higher than the average plus one standard deviation
●	   1 -between the average and 1 standard deviation

Income:  A majority of HPD programs determine eligibility based on household income and size.5 
For our specific analysis, Block & Lots with a median income at or below 40% AMI for a household 
of 4  were provided a score and Block & lots below 80% AMI and above 40% AMI for a household 
of 4 were provided a score.

Scores
●	 2 was given to census tracts with a median below 40% AMI for a household of four, 38,160
●	 1 was given to census tracts with a median below 80% AMI for household of four, 76,320 

and above 38,160 ( 40% AMI)

Final Score:  Age, unemployment, household size, and household income were combined to provide 
a final score per census tract.  Household income was weighed with a higher score, due to HPD 
income eligibility requirements. Only those census tracts with a combined score higher than 2 
were considered as areas with units for preservation. 

5	  Initially, the approach to income analysis compared each census tract’s percent of households below $35,000 and between 
$35,000 and $75,000 to the average percent of households with those incomes in the Bronx. However, given HPD’s eligibility require-
ments for affordable housing programs, the approach was changed to compare a census tract’s median household income to the 40% 
and 80% AMI thresholds. 
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Findings
A total of 76,050 across 4671 block lots within the ¼ mile radius of the special district area were considered for 
preservation. Only the lots that met all the determined criteria for violations, subsidies, and demographics are identified 
for potential preservation. 

●	 Violations: Of the aforementioned housing stock, only 17,745 units across 407 lots met the 
corresponding .197 and .245 violations/years/unit thresholds for large and small buildings. 

●	 Demographics: 27,674 residential units in 1,636 lots met the demographic thresholds. 
●	 Subsidy: 505 lots, for a total of 24,809 residential units, were under one of the preferred subsidy 

programs, as identified by the Furman Center. 

A total of 2,075 units across 45 lots in the ¼ mile radius met the criteria presented in this research. Addresses, number 
of units, and assessed building value are listed below. 

Address					     Units	     Assessed Building Value 		  Owner

1277 MORRIS AVENUE			   16		  535,500 			   MORRIS AVENUE ESTATES
1254 SHERMAN AVENUE			   60		  553,050 			   1254 S LLC
201 EAST 164 STREET			   131		  2,068,200 			  SHERIDAN COURT MEWSAS
1220 GRAND CONCOURSE			   23		  404,550 			   1220 LLC
1240 WALTON AVENUE			   162		  2,015,100 			  1240 SHEVA REALTY ASS
163 WEST 170 STREET			   32	  	 374,400 			   163 WEST 170TH STREET
1454 UNIVERSITY AVENUE			   50	  	 1,190,250 			  SCS REALTY, LLC
1425 UNIVERSITY AVENUE			   55	  	 888,750 			   1425 U LLC
1346 MORRIS AVENUE			   26	  	 291,600 			   ZEVRONE REALTY CORP
263 EAST TREMONT AVENUE			   14	  	 403,200 			   TREMONT ANTHONY APART
1358 SHERIDAN AVENUE			   30	  	 587,700 			   1358 S LLC
1350 GRAND CONCOURSE			   50	  	 408,150 			   1350 GRAND CONCOURSE
1365 SHERIDAN AVENUE			   42	  	 939,150 			   1365 LLC
1353 SHERIDAN AVENUE			   43	  	 855,000 			   1353 LLC
128 CLARKE PLACE EAST			   64	  	 1,129,950 			  SENIOR LIVING OPTIONS
115 EAST 169 STREET			   38	  	 446,400 			   115 EAST 169TH REALTY
1325 GRAND CONCOURSE			   73	  	 1,722,600 			  CONCOURSE GREEN ASSOC
121 CLARKE PLACE EAST			   48	  	 637,650 			   CLARKE-WALTON LLC
44 WEST 175 STREET			   22	  	 265,050 			   MORRIS HEIGHTS HOUSIN
1387 JESUP AVENUE				    34	  	 928,800 			   1387 JESSUP LLC
1491 MACOMBS ROAD			   90	  	 1,655,100 			  SENIOR LIVING OPTIONS
1515 MACOMBS ROAD			   109	  	 1,757,250 			  1515 MACOMBS RD CORP
1402 NELSON AVENUE			   38	  	 1,372,500 			  JUSTIN’S BRONX PLACE,
74 WEST 174 STREET			   26	  	 345,150 			   ARISTA UAC PROPERTIES
1610 UNIVERSITY AVENUE			   45	  	 813,600 			   1610 UNIVERSITY AVE R
1628 UNIVERSITY AVENUE			   13	  	 481,950 			   ILENE R. SMITH LIMITE
1636 UNIVERSITY AVENUE			   25	  	 460,800 			   G&M PROPERTIES II HOU
1640 UNIVERSITY AVENUE			   25	  	 464,400 			   G&M PROPERTIES II HOU
1669 MACOMBS ROAD			   20	  	 284,400 			   MONTMAC DEVELOPER, L.
1615 UNIVERSITY AVENUE			   31	  	 877,950 			   UNIMAC DEVELOPER LP
1641 ANDREWS AVENUE SOUTH		  61	  	 665,100 			   BRONX PRO PRESERVATIO
1700 MONTGOMERY AVENUE			   50	  	 481,050 			   1710 MONTGOMERY REALT
1725 ANDREWS AVENUE SOUTH		  84	  	 1,483,200 			  ANDREWS PLAZA HOUSING
1821 UNIVERSITY AVENUE			   32	  	 353,700 			   RECLAIM HOUSING DEVEL
2314 MORRIS AVENUE			   37	  	 607,050 			   BURNSIDE HOUSING DEVE
53 EAST 182 STREET				   22	  	 461,700 			   TW EAST ASSOCIATES, L
2352 WALTON AVENUE			   26	  	 386,100 			   NEW FORDHAM HOUSINGDE
2406 WALTON AVENUE			   38	  	 445,050 			   2406 WALTON REATLY
2410 WALTON AVENUE			   38	  	 384,750 			   2410 REALTY, L.L.C.
2201 WALTON AVENUE			   27	  	 338,400 			   LEMLE REALTY CORP
2195 WALTON AVENUE			   43	  	 471,150 			   LEMLE REALTY CORP
2432 UNIVERSITY AVENUE			   45	  	 640,350 			   MT. SHARON LLC
84 WEST 188 STREET			   37	  	 450,450 			   84 W 188 REALTY LLC
83 WEST 188 STREET			   39	  	 505,800 			   83. W 188 REALTY,
1944 ANDREWS AVENUE SOUTH		  61	  	 1,063,350 			  1944 HOLDING LTD
			 

			   Total		  2,075	  	 $33,895,350 
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Under the Hood
 
A Look into New York City’s Auto Repair Industry

ISSUE BRIEF
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New York City is well known for several high-profile 
industries including finance, real estate, and film 
and TV. The city’s economy though is infinitely more 
complex; comprised of a large variety of sectors that 
often remain unnoticed by policy makers. But these 
less visible sectors often provide essential goods and 
services, from cement and heating oil to architectural 
metalworking and elevator repair, which are critical to 
the functionality of the city. One of these industries 
is the auto-repair sector, which employs approx-
imately 10,6001 people across the five boroughs. 

As of 2015, there were 4,246 motor vehicle repair shops 
licensed by the New York State Department of Motor 
Vehicles (NYS DMV).2 Motor vehicle repair businesses—
mechanical and body repair shops—are an important 
source of employment for people who typically face 
barriers to well-paying jobs including people of color, 
immigrants and those with limited educational attain-
ment.  Positions in the auto sector pay better than other 
jobs that do not require a formal degree, such as restau-
rant and retail work. The average annual wage for auto 
repair jobs in New York City is $44,000, compared to 
$25,000 for food preparers.3 

Auto repair businesses tend to locate near major 
highway corridors in active clusters that provide com-
petitive advantages for both the businesses and their 
customers. Despite providing an important source 
of employment, auto businesses are often under 
threat from changing land uses, rising real estate 
prices, and hostile permitting conditions. As indi-
vidual businesses are displaced, the negative impacts 
ripple through the clusters. Relocation is difficult: as 
a designated “heavy use group” these businesses are 
reliant on space zoned for intense commercial (C8) or 
manufacturing use for their operations, zoning designa-
tions that have frequently been rezoned for other uses 
over the past several decades. As less of this land is 
available for auto-related uses, these businesses and 
jobs are increasingly at risk. For those that can relocate, 
it is often very difficult to replicate the benefits achieved 
by the initial clustered location.

1. Conservative estimate based on data from U.S Bureau of Labor Statistics Quarterly Census on Employment and Wages 2015

2. According to New York State law, any business that is wholly or partially engaged with repairing or diagnosing motor vehicles and/or those 
that appraise, evaluate or estimate the extent, value and need of motor vehicle repairs is required to be registered by the NYS Department of 
Motor Vehicles (NYS Department of Motor Vehicles). Motor vehicle repair shops do not include auto dealerships, audio or accessories stores, 
shops that sell only tires, taxi or limo dispatchers or auto part retail shops, such as Auto Zone.

3. NYS Bureau of Labor Statistics Occupational Employment Statistics 2015

In several neighborhoods, real estate pressure has 
been exacerbated by the de Blasio Administration’s 
Housing New York plan which includes the rezoning 
of neighborhoods with high concentrations of auto 
businesses to encourage residential development. 
Real estate pressure, even when it is focused on 
areas adjacent to auto clusters, will likely herald dis-
placement as a result of rising commercial rents and 
changing neighborhood character. Willets Point in 
Queens, Atlantic Avenue in East New York Brooklyn, 
and Jerome Avenue in the Bronx are examples of the 
challenge presented for the industry. Yet there has been 
no formal economic planning for the auto repair sector 
to mitigate these impacts.  

Overview

Positions in the auto sector pay 
better than other jobs that do not 

require a formal degree, such as 
restaurant and retail work.

In recognition of this threat, and growing out of work 
with the Bronx Coalition for A Community Vision and 
its member organization, the United Auto Merchant 
Association, Pratt Center for Community Development 
has developed this issue brief to shed light on the value 
this sector holds for the city, in particular for immi-
grants and people of color. Pratt Center recommends 
that before any additional rezonings proceed, the City 
should conduct a comprehensive study on the industry 
to better understand the pressures facing the auto 
sector and develop necessary policies and programs to 
adequately address the sector’s needs.
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4. U.S Bureau of Labor Statistics Quarterly Census on Employment and Wages 2015

5. ACS PUMS 5 Year 2014

6. ACS PUMS 5 Year 2014

7. NYS Department of Labor Occupation Employment Statistics 2015

8. ACS PUMS 5 Year 2014

9. NYS Department of Labor, Occupation Employment Statistics 2015

Auto Repair Shop Employment

FIGURE 1  

Average Annual Wages Auto Workers 
Compared to All NYC Workers

Source: ACS PUMS 5 Year Estimates, 2014
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According to the U.S. Bureau of Labor Statistics, there 
are 10,594 auto repair employees in New York City, an 
increase of 15% since 2010.4 Available data reveals that 
75% of auto workers are people of color and more than 
64% are foreign-born; significantly higher representa-
tion than that in the city’s labor force overall with 59% 
and 46% respectively.5 The auto repair industry also 
provides employment for those with limited educa-
tional attainment: 68% of employees have a high school 
diploma or equivalent or less.6  

Careers in the auto industry provide decent wages. The 
average annual wage for auto occupations in New York 
City is $44,000.7 Of the 21% of auto repair employees 
who earn more than $60,000 a year, half have a high 
school degree or less.8 By comparison, food preparation 
and retail—two industries that employ large numbers 
of individuals with a high school degree or less—have 
average annual wages $20,000 less a year.9 In fact, the 
auto repair industry offers a higher percentage of middle 
wage jobs (earning between $40,000 and $60,000) 
relative to the city’s overall labor force (see Figure 1).

Despite this source of well-paying jobs, particularly for 
individuals that typically face high barriers to employ-
ment including people of color, immigrants and those 
with a high school degree or less, there has been no 
formal planning for this sector. This is particularly 
problematic in light of the numerous proposed zoning 
changes and real estate pressures impacting the city’s 
main auto repair corridors. When auto businesses are 
displaced and jobs are lost, alternative employment 
opportunities are not often of the same quality.  

= 1,000 employees

64%
Foreign born

AT A GLANCE

AUTO REPAIR 
WORKFORCE 

68%
H.S. diploma or less

75%
People of Color
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10. NYS Open Data Department of Motor Vehicles 2014

How and Where Auto Repair Shops Operate
FIGURE 2  

DMV-licensed Auto Businesses and 
Relationship to Major Thruways

New York City has made long and critical strides to 
improve mass transit and to reduce reliance on cars, a 
trend that Pratt Center strongly supports as vital to a 
sustainable city. Yet many individuals and businesses 
depend on personal transportation for daily needs.  In 
the five boroughs, there were 2,057,433 registered 
vehicles in 2014 (the most recent available data), an 
increase of over 41,000 vehicles from 2013,10 creating 
significant demand for a robust and skilled automotive 
repair sector. 

Auto businesses tend to cluster around major highways 
and arterial roads (see Figure 2). Major auto clusters 
currently exist along the Cross Bronx and Bruckner 
Expressways in The Bronx, the Gowanus Expressway 
and Atlantic Avenue in Brooklyn, Northern Boulevard 
and the Queensborough Bridge in Queens, and under 
the approach to the Bayonne Bridge in Staten Island, 
to name a few. Proximity to these major roadways 
enables customers and tow trucks to easily bring 
vehicles in for service, a critical locational asset. 

DMV-licensed auto business
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FIGURE 3
Auto Business concentrations 
by City Council District

On a more granular scale, the auto repair sector is highly 
clustered in corridors (see Figure 3). The clustering of 
auto businesses along corridors provides another com-
petitive advantage: multiple businesses operating in one 
area facilitates the purchasing of products and services 
from one business to another and keeps prices competi-
tive for customers who can quickly and easily find a range 
of goods and services in one location.  It also attracts 
customers to an area with the knowledge that their 
service need has a high chance of being met by at least 
one establishment in the district. 

The benefits of this clustering extend to auto-related 
economic activity outside of DMV-licensed shops as well, 
and include businesses such as auto retail establishments 
that do not require the same heavier zoning. To illustrate, 
the Jerome Avenue corridor in the Bronx that the City 

proposes to rezone contains 102 shops that are licensed 
by the DMV for repair.  Yet a field survey of the area 
identified a total of 156 auto-related businesses.11 This 
represents an additional increment of 53% of firms whose 
economic livelihood is associated with and supported by 
the repair cluster. Although it is not possible to ascertain 
whether this ratio of associated auto activity is the same 
for all repair clusters without a more in-depth study of 
additional corridors, for every cluster of DMV businesses 

11. This number excludes the number of parking establishments and gas stations. Were these to be included, the associated number of auto-
related firms in the area would be 198.

Housing NY study or zoning 
proposal is underway

City council district

DMV-licensed auto business

Auto business clusters
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FIGURE 4  
Council Districts with Highest Numbers of 
DMV-licensed shops

Ra
nk Council Member

D
is

tr
ic

t

No. of 
Businesses

Housing 
NY Study 
or Zoning 
Proposal

1 Van Bramer 26 303 x

2 Miller 27 202  

3 Rose 49 195 x

4 Crowley 30 181  

5 Menchaca 38 178  

6 Ferreras-Copeland 21 168  

7 Williams 45 157  

8 Salamanca 17 155 x

9 King 12 147  

10 Wills 28 134  

11 Espinal 37 125 x

12 Treyger 47 114  

13 Lander 39 113 x

14 Torres 15 111  

15 Barron 42 102 x

16 Vallone 19 101  

17 Vacca 13 97  

18 Greenfield 44 93  

19 Gibson 16 93 x

20 Constantinides 22 87  

21 Ulrich 32 85  

22 Reynoso 34 80 x

23 Cohen 11 80  

24 Levin 33 79 x

25 Koo 20 77 x

26 Mark-Viverito 8 77 x

27 Cabrera 14 71  x

there is likely to be a larger and more diverse cluster of 
auto-related businesses. Accordingly, the forces that 
impact cluster health and vitality will also impact the 
associated businesses, regardless of the zoning their 
establishment requires.   

Similarly, forces that disrupt clusters may have a greater 
effect on employment than formal data sets would 
indicate. From the outside, an auto repair business may 
appear to be just that, one business engaged in fixing 
motor vehicles. On the inside however, a single auto 
repair shop may actually be home to multiple individual 
businesses, increasing the small business density of a 
particular corridor. The primary tenant of a shop, for 
example, may sublease a lift space to other independent 
auto repair people as subtenants, some of whom may not 
be officially licensed or incorporated. These subtenants 
can have their own independent client base or receive 
excess work orders from the primary shop owner. Auto 
body shops each have their own employees, but they 
will also hire contract workers to handle increased 
work volume. Since both primary and subtenants hire 
contract workers, it is difficult to approximate the exact 
number of jobs at any given establishment. Therefore, it 
is likely that since contract workers and non-licensed es-
tablishments are not adequately represented in publicly 
available data sets, the reported number of businesses 
and the number of employees is misleadingly low. 

As auto corridors are undermined by real estate pressure 
and land use changes they become less effective as the 
cluster of businesses starts to dissipate. When looking 
to find another optimal area and therefore maintain 
these advantages, it is increasingly difficult for multiple 
businesses to relocate together due to a constrained 
real estate market.

Auto repair clusters are both dense and long, and form 
in configurations that often cross political jurisdictions. 
For example, the tightly packed Jamaica auto cluster is 
governed by three Council Districts, while the Atlantic 
Avenue corridor stretches across seven. The multi-juris-
dictional pattern of the clusters adds to the challenges 
of planning for the sector and suggests the need for a 
citywide cross-district approach.  A distributional look at 
the shops by Council District shows that 25% of DMV 
auto shops are in the top five districts, while overall 80% 
percent of all DMV shops are located in approximately 
half of Council Districts. Because of this heavy cluster-
ing, actions that impact shops in these districts will have 
a disproportionate effect on the sector as a whole. 
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Auto repair businesses are permitted to operate in areas 
zoned C8 or M, two zoning districts that are geared 
to commercial and industrial activities and prohibit 
housing. This division of uses minimizes conflicts that 
may arise between residents and businesses that 
rely on numerous vehicles and trucks to function. Yet 
simply having compatible zoning does not fully mitigate 
the challenges that real estate pressure poses for the 
sector. These challenges derive from multiple sources: 
competing uses within the zone, sharply heightened 
pressure when zoning is changed (directly and/or 
nearby), and dwindling available land supply, with even 
fewer sites available for accommodating the clustering 
needed for businesses to succeed. 

The Impact of Land Use 
Actions & Real Estate 
Pressure on the Auto 
Repair Sector

Auto sector stakeholders from Jerome Avenue speak with city planners from NYC Department of City Planning.  Photo by William Mathis, courtesy of Norwood News.

The de Blasio Administration has proposed a series of 
actions that will have a major impact on the auto sector 
citywide. Of the 15 Council Districts that are home to 
more than half of the city’s DMV shops, 40% have a 
Housing New York study or rezoning proposal underway 
(See Figure 4). Decisions about actions that will 
strengthen and support, or otherwise disrupt or cause 
to displace, clusters should be informed by citywide 
knowledge of distributional patterns and needs and the 
amount of car repair capacity that the city as a whole 
requires, alongside local considerations.     

The history of highway development and also that of 
zoning have contributed to the uneven distribution of 
auto repair shops throughout the city.  Having never been 
valued by municipal planners, the auto repair industry 
has clung on in harsh conditions to provide services in 
areas that were historically targeted for disinvestment, 
often the same communities in which auto workers live. 
The lack of investment in facilities that have adequate 
space and proper environmental controls have made 
tenant auto businesses an easy target to blame for 
what is actually the consequence of poor planning.  

To ensure that workers and community members living 
near auto facilities have access to a safe workplace, 
protection from pollution, and access to walkable streets 

requires investment, education and services for workers, 
and design solutions to address potential conflicts. 
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12. NYC Department of City Planning, Jerome Ave Neighborhood Profile

13. East New York Neighborhood Rezoning Community Plan  

Under the zoning in which they are permitted to operate, 
auto repair businesses face competition from other 
allowed uses that can pay higher rents. The differential 
in land value for competing uses in these zones can be 
quite substantial. For example, in the proposed Jerome 
Avenue rezoning area, where currently an active auto 
cluster exists, commercial businesses that can also 
locate in the area, including self-storage, restaurants 
and retail establishments, have market values for space 
that are as much as five and a half times that of an 
auto business (see Figure 5). This illustrates how little 
economic incentive a land owner has to rent to an auto 
shop, and this differential can be expected to increase 
dramatically if more residential uses are allowed 
nearby, as businesses that can pay higher rents seek to 
capitalize on the expanded consumer market. 

When the City rezones an area with numerous auto repair 
businesses to allow housing, the market conditions that 
previously supported these businesses change, often 
rapidly. If an area is rezoned to an R (residential) district, 
new auto uses will not be allowed to move into the area, 
but existing auto uses can legally remain. In practice, 

however, since the new zoning allows substantially 
higher-paying uses, such as housing or commercial 
businesses that support a new residential population, 
auto businesses can rarely afford the higher rents that 
landlords begin to demand. As auto businesses leave 
the area as a result, their absence has a multiplying 
effect on the deterioration of the cluster. Whether other 
auto businesses are located in C8, M, or are grandfa-
thered in new R zones, and regardless of whether they 
have an affordable rent, the reduction in the cluster 
reduces the attractiveness to customers. Disruption of 
auto clusters triggers a cascading negative effect.

While the scale of any given corridor may seem small 
in the context of the entire city, locally the corridors 
represent critical hubs for auto repair businesses and 
jobs. Unemployment in many of these areas is already 
high: the Jerome Avenue rezoning area unemployment 
is 17%12 and in the East New York rezoning area that 
also has an auto cluster it is 19%.13 Rezonings will place 
extreme real estate pressure on these companies to close 
or relocate, resulting in job losses for local residents. 

FIGURE 5   Average Market Value Per Square Foot of Businesses within Jerome Rezoning Area

Auto Repair & 
Body Businesses

Manufacturing 
Businesses

Self Storage Full service 
restaurant

Fast food 
restaurant

Retail 
establishment

Source: New York City's Property Information System (http://nycprop.nyc.gov/nycproperty/nynav/jsp/selectbbl.jsp)
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14. NYC DCP Zoning Designation Database 2016

15. NYC DCP Zoning Designation Database 2016

16. NYS Open Data DMV and NYC DOB Building Information System Database accessed summer 2016

Permitting Difficulties 
Add Another Challenge
An additional challenge for auto businesses is that 
they frequently operate in a building with an inaccu-
rate Certificate of Occupancy (C of O). The New York 
City Department of Buildings (DOB) issues C of Os, 
a document that states a building’s legal use and/
or permitted occupancy. Auto repair businesses are 
required to operate in buildings with a C of O spe-
cifically for auto repair. Technically the New York State 
Department of Motor Vehicles requires a correct C of O 
to issue an auto business license; however, a random 
sampling of a DMV data set found approximately 49% 
of licensed auto repair shops with inaccurate C of Os.16  

Auto businesses with inaccurate C of Os are subject 
to fines from the DMV and a number of City agencies 
including the Department of Consumer Affairs, 
Department of Buildings, and the Fire Department.  

Relocating a business is never an easy endeavor. Moving 
expenses and disruptions in a company’s customer base 
and workforce can be difficult to manage. Even if an auto 
business attempted to move to an adjacent C8 or M zone, 
the same vulnerabilities to competing use groups (e.g. 
retail, restaurants, office, and industrial uses, etc.) would 
exist. And, auto uses face another real estate challenge 
in that they typically require ground floor space to ac-
commodate vehicle access, further limiting their options 
when searching for new space in which to operate.  

Finding such space is increasingly difficult. Between 
2009 and 2015, there has been a decrease of 10 million 
square feet of land zoned as C8 and a decrease of 98 
million square feet of land zoned as M.14 Today, C8 zones 
represent only 1% of available land in NYC and M zones 
only 14%.15 Without a comprehensive strategy to retain 
auto and other industrial businesses, quality jobs for 
New Yorkers with typical barriers to entry will be at risk. 

Changing a C of O is a difficult and lengthy process and 
must be done by the landlord. It requires a building 
inspection, attendance at a public hearing and submis-
sion of paperwork to DOB. Often, an auto business that 
is renting space is unaware of the need to verify that 
their landlord has the correct C of O, even though the 
auto business is the entity that is subject to a majority 
of the fines.  This leaves little incentive for a landlord to 
initiate the process to correct a C of O.

In a rezoning area this challenge multiplies.  Since auto 
uses would no longer be permitted as-of-right in an area 
that was rezoned to a residential district, a new C of O 
would only be obtainable if there were existing permit 
filings on record with the DOB proving that an auto repair 
shop has been operating previously at that location. This 
added regulatory hurdle, coupled with the fact that a 
landlord would likely be able to command much higher 
rent from a different commercial use, paves the way for 
auto businesses and their employees to be displaced.  

In the Jerome Avenue rezoning area, the Department of 
City Planning (DCP) has noted that auto businesses will 
likely be displaced as a result of the rezoning. In recog-
nition, DCP has identified several small adjacent areas 
zoned C8 or M1 where they believe Jerome Avenue auto 
businesses can locate.  Yet these “retention” areas have 
a very low vacancy rate with few currently available 
spaces for auto businesses to move into and 70% of the 
buildings do not have a C of O appropriate for an auto 
repair operation.17 If an auto business moved into one of 
those spaces without the correct C of O, they would face 
immediate challenges for licensing and compliance.

Between 2009 and 2015, there 
was a decrease of 10 million 
square feet of land zoned as 

C8 and a decrease of 98 million 
square feet of land zoned as M.
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Recommendation 1 

To ensure the City maintains auto repair businesses and 
jobs, and has a plan to mitigate the negative impacts 
real estate pressure is placing on the sector, Pratt 
Center recommends the following: 

The City should conduct a comprehensive study on 
the needs of the auto repair sector before proceeding 
with any further rezoning of or adjacent to an auto 
cluster.  

The auto repair sector is a source of well-paying em-
ployment for New Yorkers and an important component 
of the city’s overall infrastructure.  Real estate pressure 
throughout the five boroughs is placing a significant 
burden on auto businesses, threatening to displace 
businesses and jobs and upend long standing industry 
clusters that provide competitive advantages.  Before 
City actions, including rezonings, proceed and ex-
acerbate these pressures further, a comprehensive 
study should be completed to better understand the 
challenges the sector faces and identify strategies to 
mitigate negative impacts. This study should include 
best practices for worker and environmental protection.

Recommendations

Recommendation 2

To address the challenges auto businesses face from C 
of O violations, often beyond their control, Pratt Center 
recommends that the NYC Department of Buildings 
develop the following:

An amnesty program for auto repair businesses 
currently out of compliance that would make 
permitting possible without an appropriate C of O.

An assistance program designed to help owners 
of spaces occupied by auto repair shops easily 
change their C of O to reflect current auto 
operations.

2A

2B

17. Department of City Planning PLUTO, NYC DOB Building Information System Database accessed summer 2016

Auto businesses are a critical part of New York City’s 
complex economy. They provide much needed services 
to residents and are a source of well-paying jobs for 
people of color, immigrants and those with limited ed-
ucational attainment. Real estate pressure is occurring 
along active auto corridors, including those in and 
adjacent to the de Blasio Administration’s proposed 
neighborhood rezonings. As these neighborhoods tran-
sition to residential use, rising rents and a changing 
neighborhood character will place significant real 
estate pressure on auto businesses, forcing many to 
close and jobs to be lost, unless the City puts a plan in 
place to mitigate this risk.

Conclusion
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Methodology

•	 New York State Department of Motor Vehicles 
(DMV) data set: The 2015 data set provides the most 
accurate count of businesses engaged specifically in 
auto repair or body work and lists the date of license 
issuance and expiration. Pratt Center conducted 
analysis on a random sampling of this data.  

•	 U.S Bureau of Labor Statistics Quarterly Census 
on Employment and Wages (BLS QCEW): This 
data set provides information on both the number of 
businesses and employees in this sector.  This data 
is reflective of businesses that self-identify as auto 
repair, and may include a wider range of businesses 
than the DMV data set. This data set includes job 
counts that the DMV does not.  

•	 The NYS Bureau of Labor Statistics Occupation 
Employment Statistics (OES):  This data set was 
used to assess the auto repair and other industry 
annual wages.

•	 New York City Buildings Building Information 
System (BIN): This data set was used to identify 
whether properties occupied by an auto shop had the 
correct Certificate of Occupancy.

•	 The Field Study conducted in the proposed Jerome 
Study Area was performed by Department of City 
Planning in 2014 and provided to Pratt Center for 
Community Development.

•	 Market Value figures are derived from a sample set 
of each use on the chart within the Jerome Rezoning 
area and are averages of ratios of Department of 
Finance Market Value FY17 per square foot.

•	 Public Use Microdata Sample (PUMS): this data 
set, issued by the U.S. Census American Community 
Survey, provided cross tabulated information on the 
demographics of auto sector employees including 
race, education, wages, spoken language and place 
of birth.  Auto sector occupations were defined by the 
following SOC codes for this data set:

►► 7150 .RPR-Automotive Body and Related 
Repairers 

►► 7160 .RPR-Automotive Glass Installers and 
Repairers 

►► 7200 .RPR-Automotive Service Technicians and 
Mechanics 

►► 7210 .RPR-Bus and Truck Mechanics and Diesel 
Engine Specialists 

►► 7220 .RPR-Heavy Vehicle and Mobile Equipment 
Service Technicians and Mechanics 

►► 7240 .RPR-Small Engine Mechanics 

►► 7260 .RPR-Miscellaneous Vehicle and Mobile 
Equipment Mechanics, .Installers, and Repairers

To develop this Issue Brief, the Pratt Center employed multiple available data sources. These include:

This policy brief was written by Jenifer Becker, Elena Conte, and Josh Eichen, with additional analysis by Sadra Shahab.  Content 
was informed by the expertise of Pedro Estevez, President of the United Auto Merchant Association (UAMA), who generously 
shared his knowledge with Pratt Center. Design by Ben Dodd.

All photos courtesy of the Bronx Photo League, Bronx Documentary Center, unless otherwise noted. The views expressed in this 
brief are those of Pratt Center for Community Development and do not necessarily reflect the opinions of those persons pictured.  

Cover photo:  By David “Dee” Delgado & Mike Kamber
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Staten Island 
Auto Businesses 
by Council District
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Manhattan Auto 
Businesses by 

Council District

DMV Licensed Auto Businesses
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Bronx Auto 
Businesses by 

Council District

DMV Licensed Auto Businesses

City Council Districts
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Brooklyn Auto 
Businesses by 
Council District

DMV Licensed Auto Businesses
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OUT OF GAS:
How the City Can Do Better for 
Jerome Avenue’s Auto Workers



The Bronx Coalition for Community Vision (“the 
Coalition”) calls for a comprehensive approach 
to address its four priorities including (i) strong 
anti-harassment and anti-displacement policies 
for residential and commercial tenants; (ii) real 
affordable housing, (iii) good jobs and local hire, 
and (iv) real community participation. To date, 
Mayor de Blasio and the Department of City 
Planning (DCP) have not adopted meaningful 
strategies to advance any Coalition priorities. 
Building off of the Policy Platform released by 
the Coalition in 2015, this document identifies 
a potential pathway for advancing the  goal of 
protecting auto tenants from displacement. The 
Coalition engaged Pratt Center for Community 
Development to develop an alternative proposal 
that retains a greater number of auto businesses 
as just one example of how the City can do 
much more to protect these important jobs. The 
strategies described in this document are not 
meant to reflect a stand alone approach but 
should be considered as part of a  holistic plan 
that advances the Coalition’s set of priorities. 

DCP’s Proposal will Displace the Majority of 
Auto Businesses
According to a DCP survey conducted in 2014, 
there are 145 auto-related businesses in the 
Jerome Avenue rezoning area.1 These businesses 
include auto body mechanics, glass repair and 
tire shops, comprising a closely-knit auto cluster 
that provides both employment for local residents 
and competitive advantages for businesses and 
their customers.

DCP’s proposed rezoning encompasses 73 blocks 
along Jerome Avenue, a corridor characterized 
by local mom and pop shops, many of which are 
auto-related. Currently, the majority of the area 
is zoned C8, a commercial zoning district that 
allows auto-related uses as-of-right and prohibits 
residential development. DCP’s proposal is to 
rezone the vast majority of these blocks to allow 
residential development, retaining only four small 

1  �The following categories from DCP’s survey are included as “auto related”: auto accessory and repair, auto repair, auto sales/rentals and other auto.  Gas 
stations, parking and covered parking are included as Other Businesses. If these were to be included as auto-related businesses the total would be increased 
to 192, representing 25% of all businesses in the rezoning area. 

2  M zones, or manufacturing zones, also allow auto uses as-of-right and prohibit housing

Overview
areas as C8 or M1.2 These four clusters host 40 
auto businesses or just 28%. The remaining 72% 
of auto-related businesses are located on blocks 
where the City plans to change the zoning to 
allow residential development. The introduction of 
housing will displace auto businesses in these areas, 
as property owners can receive a significantly 
greater return on their investment for residential 
uses. As the character of adjacent blocks shift, 
auto businesses in the four C8 and M1 “retention 
zones” will likely face displacement pressures as  
landlords are incentivized to cater to a growing 
residential community. 

How Can Jerome Auto Businesses Be Saved?
The Bronx Coalition for a Community Vision is 
calling for NO REZONING unless auto businesses 
and workers in the area are protected from 
displacement and are given a real opportunity to 
continue making a living. The Coalition’s proposal 
is just one example of how a rezoning can protect 
auto workers from displacement. 

DCP proposes to leave just 4 small areas where 
the zoning stays the same. The City predicts that, 
after a rezoning, 72% of existing auto businesses 
will be eligible to be displaced by new housing, 
a new status that will make it virtually impossible 
to survive. With no new protections, the remaining 
businesses will have to compete with new stores 
and restaurants and likely lead to even more 
closures. 

The Coalition proposes developing additional 
retention areas and expanding supportive services 
to assist auto businesses. Figure 1  demonstrates that 
by expanding the retention areas to 8 clusters, the 
City could retain a much higher percentage (64%) 
of auto business in the neighborhood, resulting in 
only 486 fewer housing units on the four projected 
sites, which could be built elsewhere nearby. A 
guaranteed relocation program would ensure 
that 100% of auto businesses have the opportunity 
to keep operating. Any relocation must seek to 
replicate the benefits of a clustered location close 
to a major thoroughfare.

•	 2



Existing Zoning DCP Proposed 
Rezoning

Proposal with Expanded 
Retention Areas

FIGURE  1

3 � �Relocation can be a strategy that works ONLY if and when: (i) there is enough funding for the project before businesses have to move; (ii) the timing is right 
– new facilities must be completed and ready to be occupied before businesses are forced to close.

1.	 Limiting other uses in the  retention areas to protect the remaining auto businesses 

2.	 Expanding the auto retention areas to preserve a greater percentage of auto businesses

3.	 Supporting auto businesses with new publicly funded programs 
a. �Establishing Amnesty Program for Certificate of Occupancy so businesses can obtain necessary 

permits and licenses, and provide support for ongoing compliance 

b. �Forming an auto business “clinic” to assist companies with business management and administration

c. �Provide training programs for auto business employees and local residents in auto sector 

d. �Creating an advertising campaign to promote Jerome Avenue auto businesses

4.	 Establishing a Guaranteed Relocation Program for Jerome Auto Businesses3

a. �Assist displaced companies to relocate within the Jerome Avenue retention areas 
b. �For companies that cannot stay on Jerome Avenue, develop a site that can house a large group 

of auto businesses BEFORE the rezoning action is completed

THE PROPOSED STRATEGY CALLS FOR:

Jerome Avenue Rezoning & Expanded  
Auto-Business Retention Areas Comparison
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The Jerome Avenue Auto Corridor

4  Auto repair businesses are able to locate as-of-right (i.e. without a special permit) in C8 and M1, M2 and M3 zones.

The Jerome Avenue rezoning area stretches 
along Jerome Avenue from 165th Street to 
184th Street; the Cross Bronx Expressway 
intersects the corridor at approximately 174th 
Street (see Map 1). This portion of Jerome 
Avenue is one of the city’s dense auto 
clusters, with concentrations of auto-related 
businesses on both sides of the street.  

In preparation for the rezoning, the New York 
City Department of City Planning  (DCP) 
surveyed businesses in the Jerome Avenue 
Rezoning Area. Findings from the 2014 survey 
showed that the documented 145 auto-
related businesses in the area comprised 16% 
of all businesses, not including gas stations 
and parking (see Map 2).

Similar to the city’s other auto corridors, the 
businesses along Jerome Avenue form a 
tight network that depend on their clustered 
nature; multiple businesses operating in one 
area. Clustering facilitates the purchasing 
of products and services from one business 
to another and keeps prices competitive 
for customers who quickly and easily find a 
range of goods and services in one location.  
These businesses also benefit from their close 
location to major thoroughfares, such as the 
Cross Bronx Expressway. Its close proximity to 
the number 4 subway line not only enables 
customers to drop off their cars for repair, but 
allows employees to quickly commute to work 
via mass transit.  

MAP 1: Context Map

The area’s current zoning districts, primarily C8 
and M1, prohibit housing, further supporting the 
operation of auto-related businesses without 
the conflict from residential development and 
the pressure of high rents.4

Council District

Community District

Lots in Rezoning Area

°
1,000 0 1,000500

Feet
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Further, auto businesses are a critical source 
of employment, especially for immigrants, 
people of color, and those with limited 
educational attainment. Citywide, careers in 
the auto industry provide decent wages. The 
average annual wage for auto occupations 
in New York City is $44,000.5 By comparison, 
food preparation and retail—two industries 
that employ large numbers of individuals with 
a high school degree or less—have average 
annual wages $20,000 less a year.6 Actions 
that jeopardize the area’s well-paying jobs in 
an area with a 17% high unemployment rate 
must be reconsidered.7

MAP 2
Auto Related Businesses in Jerome Ave 
Proposed Rezoning

5  NYS Department of Labor Occupation Employment Statistics, 2015
6  NYS Department of Labor Occupation Employment Statistics, 2015
7  NYC Department of City Planning Jerome Ave Neighborhood Profile

! Auto Related Businesses

Residential Zones

Heavy Commercial  Zones

°
1,000 0 1,000500

Feet
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Department of City Planning’s Proposal

DCP’s proposal leaves too 
many businesses at risk and 
fails to address many of the 

most urgent issues faced 
by auto businesses along 

Jerome Avenue.

To encourage residential development, 
DCP has proposed to rezone the majority of 
the 73 block area to R7, R8, R9 (high density 
residential districts) and C4-4DL (a regional 
commercial zone that permits high density 
housing). There are three small areas that will 
retain their existing C8 zoning designation and 
another small area that will retain its existing 
M1 zoning. 

Although currently in the proposal stage, the 
Jerome Avenue Corridor has begun to feel 
the weight of displacement. Already, the plan 
has produced a variety of negative impacts 
on auto repair businesses including, month to 
month lease installments and rent increases. 
Further, some auto repair businesses have 
been evicted in anticipation of higher paying 
uses.8 Although the inclusion of these “retention 
zones” within the plan acknowledges the 
critical role of the auto industry in the Southwest 
Bronx, DCP’s proposal puts many businesses at 
risk while failing to address many of the most 
urgent issues faced by auto businesses along 
Jerome Avenue. 

To better serve these businesses and ensure 
that they remain part of the future of the 
Southwest Bronx, the Bronx Coalition For A 
Community Vision calls on the City to modify 
its proposal to ensure greater opportunities 
for auto businesses and employment in the 
rezoning area. As such, the Coalition puts 
forth the following recommendations.

8  United Automotive Merchants Association
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MAP 3
Auto Related Businesses in Jerome Ave 
Expanded Coalition Retention Areas

EXPAND THE RETENTION ZONES

To maintain the Jerome Avenue auto cluster, 
the most critical action is to expand the areas 
where the current zoning does not change, 
allowing auto businesses to continue to 
operate as-of-right. The retention zones under 
DCP’s current plan only host 40 auto-related 
businesses, leaving 105 auto businesses in 
blocks slated for residential development, 
and therefore likely to be displaced (see Map 
3). In theory, auto businesses displaced from 
the rezoned blocks could move to one of the 
“retention zones.” However, these areas have 
very low vacancy: according to DCP, there 
are only 10 vacant properties in the retention 
areas with a total of 83,500 square feet of 
space. The remaining 105 businesses occupy 
613,000 square feet of space, a clear gap 
between the expected need and supply.

The Coalition proposes four additional areas 
where there are currently clusters of auto 
businesses (see Map 4a and 4b):

•	 �An area between 175th and Clifford 
Place on the eastern side of Jerome 
Avenue

•	 �Tremont and (almost) Mount Hope on 
both sides of Jerome Avenue

•	 �Triangular blocks south of the M1-2 
district near 167th Street

•	 �172nd Street to Mt. Eden Avenue on 
both sides of Jerome Avenue

Together, these areas have 53 auto businesses,  
bringing the total number of auto businesses in 
the “retention zone”  to 93, representing 64% 
of all auto businesses in the study area (see 
Table 1). These additional “retention zones” 

1
have 5 vacant properties totaling almost 
25,000 square feet, bringing the total vacancy 
in the eight retention areas to just over 108,000 
square feet across 15 properties.

! Auto Related Businesses
Residential Zones

Heavy Commercial Zones
Additional Proposed Retention
Areas

°1,000 0 1,000500
Feet
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MAP 4a
DCP and Coalition Proposed Retention Zones
(North)

MAP 4b
DCP and Coalition Proposed Retention Zones
(South)
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Most  of the sites in the additional retention 
zones are not projected for housing 
development. Currently, there are four sites 
in the blocks just south of the Cross Bronx 
Expressway that the City has projected a 
total of 486  new units of housing. However, 
if the retention zones were expanded as we 
recommend, there would still be 3,544 dwelling 
units on projected sites and another 6,511 units 
on potential sites in the rezoning area.9  If just 
7.5% of the potential sites were developed, 
the housing production goals remain the 

Number of 
Auto Businesses

Percentage of 
Auto Businesses

Existing area proposed to be rezoned 145 100%

City’s four proposed retention areas 40 27.60%

Coalition’s additional four proposed retention areas 53 36.60%

Total proposed retention areas 93 64.10%

Table 1
Number/Percent of Auto Businesses Per Square Foot

same, while concurrently, including 93 auto 
businesses in the retention zones. Additionally, 
the Coalition has consistently advocated for 
deeper levels of affordability –higher levels 
of subsidy per unit – than the City’s current 
term sheets create. If the overall number of 
dwelling units were to be reduced slightly, 
the Coalition feels that the funds “saved” on 
these units should be redirected to make the 
remaining units more deeply affordable.

9  �Projected sites are considered more likely to be developed within DCP’s ten-year analysis period. Potential sites are considered less likely to be developed 
within that same time period.  However, the criteria for determining a potential site is based partially on subjective criteria and as such could be developed 
after the rezoning action was approved.
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STRENGTHEN RETENTION AREAS BY 
LIMITING ALLOWABLE USES2

Auto businesses in the retention areas are 
not free from displacement pressure.  While 
the “retention zones” maintain zoning that 
allows auto uses as-of-right, they also allow 
other commercial businesses as-of-right that 
can pay more than auto uses typically can 
afford. For example, self-storage, restaurants 
and retail establishments have land values 
as much as five and a half times that of an 
auto business. As a result, landlords will court 
these higher-paying uses, placing real estate 
pressure on auto businesses even in the 
retention zones. 

In addition to a large auto cluster, Jerome 
Avenue is home to a large variety of other 
businesses, most of which are small and locally 

owned. Food stores, salons, and other small-
scale businesses located on Jerome avenue 
provide much needed goods and services 
to area residents and employees. There 
are 60 non-auto businesses in the proposed 
expanded retention zones. Maintaining the 
existing zoning in these expanded retention 
zones will help to keep rents more affordable 
for these key businesses. 

In order to strike a balance between having 
a variety of business types along the retail 
corridor and maintaining affordable rents 
throughout the retention zones,10 the City 
should restrict non-auto businesses to a small 
footprint and require a special permit for self-
storage, hotels, and entertainment uses.   

10  Pratt Center for Community Development, Under the Hood: A Look into New York City’s Auto Repair Industry, February 2017, p. 3
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CREATE AN ENHANCED PACKAGE OF AUTO 
BUSINESS SUPPORT 3

3A.  �Establish a Certificate of Occupancy 
Amnesty Program so businesses can 
obtain necessary permits and licenses 
and provide support for ongoing 
compliance.

Jerome Avenue auto businesses, like many 
auto businesses around the city, have another 
vulnerability that may be exacerbated once 
a rezoning is approved: many auto businesses 
operate in a building with an inaccurate 
Certificate of Occupancy (C of O). Auto 
businesses are required to operate in buildings 
that have a C of O issued by the New York 
City Department of Buildings specifically for 
auto repair. This C of O is required for the 
approval of permits from a number of state 
and city agencies; without it the auto business 
is subject to fines from each of the agencies. 

Auto businesses are subject to a long list of 
regulations from a variety of government 
agencies. Without an accurate Certificate 
of Occupancy from the NYC Department 
of Buildings, the process for obtaining the 
required licenses and permits from the 
following agencies is compromised: 

•	 �NY State Department of Motor 
Vehicles (DMV)

•	 �NY City Department of Consumer 
Affairs (DCA)

•	 Fire Department of New York
•	 �NY City Department of Environmental 

Protection (DEP)
•	 �NY City Department of Environmental 

Conservation (DEP)

TABLE 2
Permits that Cannot be Properly Obtained 
without Correct Certificate of Occupancy 

1 License (DMV)

2 License (DCA)

3 Business Permit for Auto Repairs 
(FDNY)

4 Business permit for compressor (FDNY)

5 Business permit for blow torch (FDNY)

6 Business permit for oxygen tank 
(FDNY)

7 Employee certificate of fitness for 
compressor use (FDNY)

8 Employee certificate of fitness for 
welding machinery (FDNY)

9 Employees certificate of fitness for 
spray paint use (FDNY)

10 Certifications of annual inventory of 
chemicals stored on site (DEP)

11 Business permit for used oil tanks 
(DEC)

12 Business permit for bulk petroleum 
storage (DEC)
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In the Jerome Avenue rezoning area, 
70% of the buildings do not have a C of O 
appropriate for an auto repair operation.11 

However, only the landlord can change the C 
of O, which is a difficult and lengthy process. 
Landlords will have little incentive to take the 
time and effort to make this change if they 
can receive higher rents from a higher paying 
commercial or residential use. This paves the 
way for the displacement of auto businesses 
and employees and makes it harder for auto 
businesses to open in a new space.

To make sure area auto businesses can 
comply with local and state regulations, the 
NYC Department of Buildings should establish 
a Certificate of Occupancy Amnesty Program 
that can be initiated by auto business owners 
regardless of whether they rent their space or 
not. This program should: 

•	    Provide an accurate C of O; and 
•	    �Exempt applicable fines from other 

government agencies stemming 
from the inaccurate C of O. 

Going forward, tenants should be allowed 
to initiate changes to a building’s Certificate 
of Occupancy with a landlord’s consent. 
However, even with a correct C of O, 
complying with the long series of regulations 
can be a difficult and timely process for most 
small business owners. To assist local auto 
businesses in their compliance efforts, the City 
should provide programming funds to offer 
free or discounted legal services to individual 
businesses.   

3B.  �Form an auto business “clinic” to assist 
companies with business management 
and administration.

The vast majority of auto businesses along 
the Jerome Corridor are small, independent 
shops that face the same challenges as 
other similar sized businesses across the city.  
However, as real estate pressure mounts in 
the area, Jerome Avenues shops will need 
to maintain efficient operations to remain 
successful.   

In order to assist local auto businesses, the City 
should provide programming funds to offer 
free or discounted business support services.  
These services can include, helping tenant 
businesses negotiate lease terms, advising 
businesses on administration practices,  and 
informing business owners of their rights. The 
entity that provides these services should be 
located in the Jerome Avenue area with close 
ties to the auto industry for the greatest impact 
of service delivery. Such programming should 
be delivered in a culturally and linguistically 
appropriate manner, and tailored to fit the 
needs of the businesses owners in the area.
 

11 Pratt Center for Community Development, Under the Hood: A Look into New York City’s Auto Repair Industry, February 2017.
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3C.  �Provide training and educational 
programs for auto business employees 
and local residents interested an career 
in the auto sector.

The Jerome Avenue auto corridor provides 
well-paying jobs for local residents, 
especially immigrants with limited English 
skills. Citywide, the average annual wage 
for auto occupations in New York City is 
$44,000.12 In the Jerome Avenue corridor, 
current unemployment is at 17%.13 Access 
to decent jobs is critical to the vitality of the 
neighborhood.

To support career pathways in the auto 
sector—both for incumbent and new 
workers—the City should provide training and 
other educational programming for local 
residents. These trainings should be held in the 
workers’ dominant language and/or support 
the development of English language skills.  
Additionally, trainings in the development 
of worker cooperatives, a legal way for 
undocumented immigrants to earn a living, 
should be offered. 

3D.  �Initiate a marketing and advertising 
campaign to promote Jerome Avenue 
auto businesses.

As non-auto commercial and residential 
uses begin to increase in the area, the 
neighborhood character will undoubtedly 
change.  Any displacement of auto businesses 
will undermine the area’s reputation as an 
auto cluster, encouraging customers to shop 
elsewhere for goods and services.  

To ensure the area continues to be known as 
a place customers can easily travel to for a 
variety of auto repair needs, the City should 
brand the retention areas with appropriate 
signage and initiate marketing and advertising 
efforts to promote the Jerome Avenue auto 
cluster. 

12  NYS Department of Labor Occupation Employment Statistics, 2015
13  NYC Department of City Planning Jerome Ave Neighborhood Profile
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4 ESTABLISH A RELOCATION PROGRAM 
FOR DISPLACED BUSINESSES

Relocating a business is not an easy endeavor, 
even when it involves moving just down the 
block. The moving costs, time, and money 
required to relocate, coupled with general 
business disruption can be quite onerous for 
a small business. Nonetheless, relocation will 
be a reality for many auto businesses in the 
Jerome Avenue area if a rezoning action 
proceeds.  To mitigate this impact, the 
Coalition calls on the City to establish a multi-
pronged relocation strategy for area auto 
businesses before a rezoning is certified.  

The Coalition seeks to retain Jerome Avenue 
auto businesses in the area, but recognizes 
that there is not enough space in the 
retention zones (even once expanded) to 
accommodate the large number of firms that 
will face displacement. As such, it calls for a 
relocation program in the following priority 
order:

4A. �Assist displaced companies to relocate 
within the eight retention zones in the 
Jerome Avenue auto corridor.

As noted above, according to DCP there are 
15 vacant properties in the eight “retention 
zones” (DCP’s and the Coalition’s proposed 
areas combined), comprising approximately 
120,000 square feet.14 The City should work 
with auto businesses located in the rezoned 
areas to move to, and fit out if necessary, 
vacant properties in the “retention zones.” 
In doing so, they can remain a part of the 
Jerome Avenue auto cluster and continue 
to reap the benefits of this prime auto 
location. Each displaced business relocating 
to a “retention zone” should be eligible for a 
relocation grant equal to 12 months of their 
rent from the previous calendar year.

14  DCP’s survey was conducted in 2014 and as such the current status of each of the vacant properties may have changed
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4B. �Develop a site or group of adjacent 
sites that can accommodate a large 
cohort of displaced Jerome Avenue auto 
businesses before the rezoning action is 
completed. 

Auto businesses gain competitive advantages 
by locating close to major thoroughfares 
and in immediate proximity to other auto 
businesses. Any strategy to relocate auto 
businesses outside the Jerome Avenue 
corridor must have these two criteria as 
fundamental requirements.  

The Coalition estimates that, 150,000 to 
300,000 square feet of space will be required to 
accommodate approximately 60 displaced 
auto businesses outside of the Jerome Avenue 
area, depending on the configuration of the 
host facility/facilities.15 In New York City’s tight 
real estate market, it will be difficult to identify 
a group of sites in close proximity to replicate 
the clustered environment along Jerome 
Avenue, and in an area that is guaranteed 
to not face similar displacement in the future.  
As such, the United Automotive Merchants 
Association (UAMA) has worked with Hyke 
Engineering and Management to develop 
a concept for a multi-level facility that will 
house multiple automotive repair businesses.  
Specifically, the facility would:

•	 ����Be owned and operated by a 
cooperative of relocated businesses 

•	 �Be designed so that each business 
would have its own space but share 
common spaces such as training 
classrooms, parking and building 
mechanical  rooms and services such 
as waste disposal and recycling, utilities, 
professional licensing maintenance, 
etc.

•	 �Have street level access and ample 
room for parking

•	 �Be funded by the City of New York, 
including funding for site acquisition, 
individual and common space fit out, 
start up operation costs and advertising 
efforts to promote the new location as 
a center for auto services.

�In 2016, UAMA surveyed Jerome Avenue 
auto businesses, and the vast majority of 
businesses were willing to relocate to such a 
facility provided they retain some ownership 
in the property.  

15  �This assumes that all of the auto businesses outside the expanded retention zones and a smaller number of firms inside the 
retention zones will be displaced due to rising rents or other reasons. 
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Conclusion

In 2013, in an effort to redevelop Willets 
Point, the City initiated eviction proceedings 
for some of the 240 auto businesses that 
for years had been operating as an 
interconnected auto cluster in the area 
despite a lack of basic municipal services. 
Facing mass displacement, about 45 auto 
businesses came together to form the 
Sunrise Cooperative. Through a lawsuit 
settlement the Cooperative was ultimately 
awarded $5.8 million from the City and 
developers to develop an 80,000 square 
foot warehouse in the Bronx into a multi-
business auto complex. However, four years 
later, the Sunrise Cooperative businesses 
are still waiting to move into the new space. 

The delay to move in is largely to key 
missteps on the part of the City. The funding 
behind the retrofit of the space identified 
at 1080 Leggett Avenue was bid out at a 
certain level and then later substantially 
cut through negotiations with developers 
and the City. Had the commitment from 
the City been clear and unwaivering, the 
new complex could have been planned 
to be constructed and operational prior to 
the eviction date.  Initiating a relocation 
strategy before the “receiving site” is ready 
unnecessarily puts companies and jobs 
at risk.  In Jerome, there is the opportunity 
to provide for a seamless and successful 
transition of auto businesses, building on 
the lessons learned and the strengths from 
the design of the facility at 1080 Leggett.

Since the rezoning for the Jerome Avenue 
Corridor was first proposed by the City in 2014, 
the Bronx Coalition for a Community Vision 
has engaged thousands of neighborhood 
residents and workers. Through a robust public 
process, the Coalition has developed a 
detailed vision for a just rezoning for the Jerome 
Avenue area. A rezoning cannot be just if 
residents and workers are unable to stay and 
maintain their livelihoods. The City has yet to 
respond with any viable proposals or creative 
ideas to preserve the rights and livelihoods of 
our residents. The City should choose to learn 
from impacts of past rezonings, many of which 
exacerbated injustice against low-income 
people and communities of color. 

The recommendations in this paper 
demonstrate that there are other plans 
possible. This report represents just one example 
of how to achieve a more just rezoning. It is 
not an endorsement of any specific land-use 
proposal, nor is it separate from the Coalition’s 
other priorities--Real Affordable Housing for 
All, Anti-displacement and Anti-Harassment 
for Residential Tenants, Good Jobs and Local 
Hire, and Real Community Participation. 
We call on the City to include a meaningful 
plan for Anti-Displacement of Commercial 
Tenants in its rezoning proposal. If our 
recommendations are not incorporated into 
the plan before the Uniform Land Use Review 
Procedure (ULURP) starts, we believe that the 
displacement pressures will be so great that 
the negative consequences of the rezoning 
will greatly outweigh any benefits it might 
bring. If not included, we will have no choice 
but to urge our elected officials to vote no to 
any plan that doesn’t promote housing and 
job security for those who need it the most.

LESSONS FROM WILLETS POINT
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