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I. INTRODUCTION 
 
 

 
 
 
 
Pursuant to this Request for Proposals (“RFP”), the City of New York (“City”), through its Department of 
Housing Preservation and Development (“HPD”), is inviting developers (“Applicants”) to submit development 
proposals (“Proposals”) for the design, construction, and management of a high-quality, sustainable, mixed-
income and mixed-use affordable housing development (“Project”) in the East Harlem neighborhood of 
Manhattan. 
 
This RFP is in accordance with the Mayor’s Housing New York: A Five-Borough, Ten-Year Plan, which 
commits to the preservation or new construction of 200,000 units by 2024.  The proposed Project serves the 
Plan’s crucial goals of fostering diverse, thriving neighborhoods and building new affordable housing for all 
New Yorkers. 
 
The Development Site (“Site”) is owned by the City of New York and is located on Block 1617, Lots 20, 22-33 
and 35-54.  The Site consists of approximately 76,600 square feet and is located in Community District 11. 
 
The Project must be affordable and provide housing units at a range of Area Median Income (“AMI”) levels 
that meet the economic needs of the community and further fair housing objectives by promoting diverse 
neighborhoods.  The Development should include quality commercial and community facility uses, as well as 
the required parking and accessory open space to enhance the overall quality of life, health, safety, and active 
living in the neighborhood. 
 
GreenThumb Community Gardens - The Project will incorporate four community gardens that are currently 
operating on the Site.  The Project design and programming is to consider and include various needs and 

Community Workshop for East 111th Street Site: February 25, 2016 



 

  6 

priorities that have been identified through outreach with the gardeners.  The vision is to create high quality 
and active community gardens that will enhance everyday life in the neighborhood. 
 
Community Vision - Through community workshops and outreach, residents have described various priorities 
in site uses, design, and programming, which have been compiled and presented in the Community Visioning 
Report attached to this RFP (Appendix A).  Many of these priorities have also been described in the East 
Harlem Neighborhood Plan, a vision for East Harlem developed through extensive community engagement 
led by City Council Speaker Melissa Mark-Viverito, along with Community Board 11, Community Voices Heard 
and Manhattan Borough President Gale Brewer.  The Project should be responsive to these goals and 
priorities. 
 
Passive House Design - The City of New York has committed to reducing greenhouse gas emissions by 80 
percent by 2050. Launched in September 2014, One City Built to Last outlines a pathway to this level of 
reductions, which calls for a 60 percent average reduction from buildings in New York City.  Recognizing the 
importance of energy efficiency and green building, in January 2011, HPD launched its comprehensive green 
building policy requiring green building certification as a condition of financing.  In an effort to take meaningful 
steps toward achieving the goals laid out in One City Built to Last, HPD is requiring Passive House in this 
RFP, which will inform design possibilities and feasibility at this scale. Passive House is a building standard 
that significantly improves the energy efficiency of buildings, while providing a number of benefits to residents 
and property owners.  Passive House design reliably provides reduction in energy needed for heating and 
cooling of up to 90%, and up to 75% reduction in overall energy use, compared to existing buildings.  It 
focuses on passive measures and building components such as insulation, airtightness and heat recovery to 
provide tenants with superior quality residences, while increasing long term viability for building owners 
through lower utility bills.  Residents benefit from great indoor air quality, comfortable and even temperatures, 
significantly reduced energy bills and acoustically superior homes from increased noise attenuation from 
neighbors and street noise. 
 
City-owned properties provide an opportunity for achieving broad public policy and neighborhood goals for 
NYC communities.  HPD is proud to issue this RFP and undertake a competitive review and selection process 
to ensure that these resources leverage and maximize investments to create livable, valuable, and affordable 
neighborhoods. 
 
 



 

  7 

II. RFP INFORMATION AND TIMELINE 
 
 

 
 
 
 

A. Applicant Eligibility 
 
This is an open, competitive, and transparent RFP process to qualified Developers.  Applicants to the 
RFP may be for-profit or non-profit development corporations that demonstrate the experience and 
capacity to implement the proposed Project. Applicants may also be partnerships between for-profit or 
non-profit entities with community development corporations (CDCs) or community based 
organizations (CBOs) that enhance the overall community development approach of the Project.  In 
addition, M/WBE developers are strongly encouraged to respond to the RFP. 
 
Applicants are responsible for assembling a development team (“Development Team”) that includes 
members with expertise in affordable housing development and management; mixed-use 
development; and, commercial development and leasing, if applicable.  The Development Team will 
be responsible for undertaking all aspects of development and finance, design and construction, 
leasing and property management, and other requirements further described in this RFP. 
 
All Applicants must adhere to the requirements of this RFP.  HPD will select an Applicant based on an 
evaluation of the Threshold Requirements and Competitive Selection Criteria detailed in Section IX. 
Developer Selection Process.   

 

Community Workshop for East 111th Street Site: February 25, 2016 
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B. Inquiries 

 
All communications and inquiries regarding this RFP should be directed in writing to Evan 
Easterbrooks-Dick at:  
 

E-mail:     E111RFP@hpd.nyc.gov 
 

All written questions should be submitted by August 9th, 2016 to be included in the RFP addendum.  
 
 

C. Pre-Submission Conference 
 
A pre-submission conference will be held on at 2:00 PM on June 15, 2016 at 125 Worth Street, 2nd 
Floor auditorium, New York, NY 10013.  The date, time, and location of this pre-submission 
conference and any updates and/or additional communications regarding this RFP will also be posted 
on HPD’s website at the following address: http://www.nyc.gov/html/hpd/html/developers/rfp.shtml   
 
HPD strongly recommends that interested Applicants attend this pre-submission conference, as this 
will be the only opportunity to ask questions and receive answers in person regarding the RFP.  
Responses to all inquiries will be collectively provided at the pre-submission conference and in an 
addendum, which will be posted on HPD’s website and sent to all registered prospective Applicants 
after the pre-submission conference. 
 
People with disabilities requiring special accommodations to attend and/or participate in the pre-
submission conference should contact Evan Easterbrooks-Dick at the email address provided above.   
 
 

D. Passive House Training with NYSERDA 
 
Training will be offered through NYSERDA, in partnership with the Building Energy Exchange (BEex) 
on submitting effective proposals with respect to Passive House design for this site.   Sessions will 
tentatively be held on the below dates.  HPD will confirm the exact date and time of the NYSERDA 
trainings on our website and at the Pre-Submission Conference. 
 

• Session 1: June 21, 2016 
• Session 2: June 28, 2016 

 
             

E. Time and Place of Submission 
 
On or before the submission deadline, the Applicant must submit a development proposal in 
accordance with the instructions and attachments contained in this RFP, as well as in any addenda 
that may be issued to the RFP.  All submissions become the property of HPD.  
 
Proposals must be delivered by hand no later than 4:00 p.m. on August 23rd, 2016 to:   
 
N.Y.C Department of Housing Preservation and Development 
Office of Neighborhood Strategies 
Division of Predevelopment Planning 
100 Gold Street, 9X Area 
New York, NY 10038 
Attention:  Evan Easterbrooks-Dick 

 
Late submissions will not be accepted.  

http://www.nyc.gov/html/hpd/html/developers/rfp.shtml
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III. DEFINITIONS 
 
 
Applicant 
An individual, partnership, limited liability company, corporation, joint venture, or other entity that submits a 
Proposal in response to this RFP. 
 
Area Median Income (AMI) 
Area Median Income shall mean the median income levels as modified by household size for the New York 
metropolitan statistical area as determined by the Department of Housing and Urban Development (HUD.)  
For 2016, 100% of the AMI is $90,600 for a family of four in the New York Metropolitan Statistical Area and 
$63,500 for an individual person. 
 
DCP 
The New York City Department of City Planning 
 
DOB 
The New York City Department of Buildings 
 
DPR 
The New York City Department of Parks and Recreation 
 
Developer 
The entity or entities selected by the City to commence negotiations regarding the development of the Site 
offered through this RFP.  The entity or entities will provide equity, secure financing, assemble a Development 
Team, design, develop, build, market, and manage the Project. 
 
Development Site  
The property being offered for development under this RFP. 
 
Development Team 
The Developer and the professional, technical, and construction entities (e.g. general contractor, architect, 
engineer, legal counsel, marketing, and managing agents) that will participate in the design, development, 
construction, marketing, and/or management of the Project. 
 
HCR 
The New York State Division of Housing and Community Renewal 
 
HDC 
The New York City Housing Development Corporation 
 
HFA 
The New York State Housing Finance Agency 
 
Negotiation Letter 
The written notification sent by HPD to the Developer selected under this RFP regarding the commencement 
of negotiations.   
 
Passive House 
Passive House is a high performance building standard developed by the Passive House Institute (PHI) 
originally in 1990 and continued by the Passive House Institute US (PHIUS) in 2007.  The standards focus on 
building components such as insulation, airtightness and heat recovery. 
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Principal 
An individual, partnership, limited liability company, corporation, or other not-for-profit or for-profit entity that 
will act as the general partner, officer, or managing member of the Applicant, or any entity, known limited 
partner, or other member that has at least a 10% ownership interest in the Applicant. 
 
Project 
The development of affordable housing, ground-floor retail that provides local services and/or an active 
community facility, parking, and accessory open space envisioned for the Development Site, as well as the 
incorporation of GreenThumb community gardens. 
 
Proposal 
Submission from Development Team in response to this RFP. 
 
Subordinated Debt 
The amount equal to the sum of: 
 

1. The difference between the cash portion of the purchase price paid at closing and the appraised value 
of the Development Site, based on an independent appraisal acceptable to HPD; plus 
 

2. The aggregate amount of any City, State, or Federal construction subsidies for the construction of the 
units less the amount required to be repaid from proceeds from the sale of the units, if applicable;  
plus 

 
3. Any additional value as reflected by the difference between the homeownership sales prices and the 

as-built market value of the Site and improvements, if applicable. 
 
Uniform Land Use Review Procedure (ULURP) 
The process, set forth in the City Charter, prescribing the City’s land use review process, including public 
hearings and several levels of government approvals.  Actions requiring ULURP include, among others, 
changes to the City Map, designation or change of zoning districts, Special Permits within the New York City 
Zoning Resolution requiring approval of the City Planning Commission (CPC), and disposition of City-owned 
property. 
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IV. THE SITE 
DESCRIPTION AND CONTEXT 

  
 

 
 
 
 

A. Site Description 
 
The Development Site comprises nearly an entire block bounded by Madison and Park Avenues to 
the west and east, and East 111th and East 112th Streets to the south and north.  Located within the 
East Harlem neighborhood of Manhattan’s Community District 11, the Site consists of all Lots on 
Block 1617 except for 21 and 34, and is approximately 76,600 square feet in area.  The Site is 
currently occupied by a baseball field, used by the East Harlem Little League, as well as GreenThumb 
community gardens.  Four GreenThumb community gardens that are currently located on the Site will 
need to be integrated into any Project in response to this RFP.  The East Harlem Little League will be 
relocated to a baseball field within the surrounding area, with the assistance of the NYC Department 
of Parks and Recreation. 

 
The Site is located within the Milbank Frawley Circle-East URA, which was adopted in 1994 and 
initially part of the former Milbank Frawley Circle Urban Renewal Area (1967).  The Urban Renewal 
Area was amended in 2003 to eliminate the requirement of a 100 foot building set back from Park 
Avenue on Site 35b.  The URA is set to expire in 2034. 
 

Community Workshop for East 111th Street Site: February 25, 2016 
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Current and Proposed Zoning 
 
The Site is currently zoned R7-2 with a C1-4 commercial overlay.  The intention is to rezone the block 
to allow for greater density.  Proposals should assume an R9 zoning along Madison and Park 
Avenues to a depth of 100’, and an R8A zoning toward the middle of the block.  Proposals should also 
anticipate a commercial overlay change from C1-4 to C2-4 to a depth of 100’.  Applicants must submit 
at least one proposal scenario that complies with the intended rezoning; however HPD will consider 
other rezoning scenarios that are accompanied by thorough justification for any proposed alternative.  
The rezoning will be done concurrently with the disposition action in the Uniform Land Use Review 
Procedure (ULURP).   See Section VI.F. Public Land Use, Zoning and Approvals for additional 
information.  The Site is also located in an area that is eligible for zoning and discretionary tax 
incentives through the FRESH program. http://www.nyc.gov/html/misc/html/2009/fresh.shtml    
 
 
 
 
 
 
 
 
 
 
 
 
 
 

http://www.nyc.gov/html/misc/html/2009/fresh.shtml
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B. Neighborhood and Project Context  
 
 
Neighborhood Land Use 
 
The Development Site is located in the East Harlem neighborhood of Manhattan, within Community 
District 11.  The Site is surrounded by a diverse mix of uses, including large, multi-family residential 
buildings, mixed-use buildings, retail, public institutions, and open space.  Among the residential 
buildings in the immediate area is Taft Houses, a large NYCHA development located north of the Site 
across East 112th Street.  Taft Houses is one of many NYCHA developments located nearby the 
Development Site, particularly along East 112th Street.  To the South of the Development Site is a 
recently constructed, multi-family, affordable homeownership building, La Celia.  Running along Park 
Avenue and bordering the East 111th Street Site to the East is an elevated railway for Metro North.  
Also known as the Viaduct, the area underneath this elevated structure has historically been an active 
area in East Harlem for retail.  La Marqueta, located a few blocks north of the Development Site 
underneath the Viaduct, is a kitchen incubator and marketplace supported by NYC Economic 
Development Corporation that represents historic activity in this space.  In terms of public facilities and 
institutional uses, there is a public school located on the block east of the Site, and numerous 
museums, including El Museo Del Barrio and the Museum of the City of New York, along 5th Avenue 
to the west.  Central Park is located only a block to the west of the Development Site. 
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Neighborhood Access 
 
The area is well served by public transportation.  The 110th Street stop on the 6 subway line is located 
a block from the Site to the east, along Lexington Avenue.  The Site is also close to the Central Park 
North stop on the 2 and 3 subway lines, which is located a few blocks to the west.  Several bus lines 
run along Lexington Avenue and 3rd Avenue east of the site, providing service to the north and south.   
An additional bus hub is located one block to the south, at the intersection of East 110th Street and 
Madison Avenue.   
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Neighborhood Demographics 
 
HPD is committed to furthering fair housing throughout New York City neighborhoods.  In order to 
further fair housing objectives, it is important to understand the socioeconomic dynamics at the 
neighborhood level.  The neighborhood profile information below highlights the demographic, 
economic, social and housing characteristics of the East Harlem neighborhood in which the Project is 
located.  More detailed data can be found through the Department of Health and Mental Hygiene and 
the Department of City Planning at the following links: 
 
https://www1.nyc.gov/assets/doh/downloads/pdf/data/2015chp-mn11.pdf 
 
http://www1.nyc.gov/site/planning/community/community-portal-3.page?cd=mn11 

 
 
Economic Profile 
 
a. Median Household Income 
 
 

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
b. Area Median Income Levels 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

https://www1.nyc.gov/assets/doh/downloads/pdf/data/2015chp-mn11.pdf
http://www1.nyc.gov/site/planning/community/community-portal-3.page?cd=mn11
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Demographic Profile 
 
a. Household Types and Sizes 

 
 

 
  

 
 
 
 
 
 
 
 
 
 
 
 
 
b. Age Composition 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
c. Racial/Ethnic Composition 
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Housing Characteristics 
 

a. Renters and Owners     b.  Residential Units by Age of Building 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
c. Residential Units by Building Size       d.    Residential Units by Regulatory Status 
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V. DEVELOPMENT PROGRAM 
GOALS, REQUIREMENTS, GUIDELINES 

 
 

 
 
 
 

A. Development Goals 
 
There are three goals for the East 111th Street development. The goals are consistent with the city’s 
commitment to equity, economy, and the environment: 
 
Equity:  The project must be entirely affordable and include residential units that are affordable to a 
mix of household incomes that meet the needs, and contribute to the diversity, of the community.  
Community facilities, open spaces, and neighborhood serving commercial uses should be accessible 
to the community. 
 
Economy:  The project must be economically viable to ensure that long-term management and 
maintenance, as well as affordability, is sustainable during and beyond the regulatory restriction 
periods. 
 
Environment:  The project must be designed to achieve exemplary energy and health performance 
standards to create high quality residential and urban environments, and to reduce standard energy 
and water consumption, thereby reducing long-term operating expenses for residents and the 
building. 
 

Community Workshop for East 111th Street Site: February 25, 2016 



 

  19 

To achieve these goals, the submission must include the Requirements outlined in the following 
section. In addition, Preferences are provided to guide the development program and design, and 
enhance the quality of RFP Submissions.  Proposals that are responsive to these Preferences will be 
more competitive during the RFP Review stages. 

 
 

B. Development Program Requirements and Preferences  
 

Residential Component 
 

• Proposals must include housing units affordable to a mix of household incomes.  Preference 
will be given to Proposals that include a significant proportion of units that serve very low and 
low-income households. In addition, Preference will be given to Proposals that effectively 
leverage, and limit the amount of, HPD subsidy to achieve maximum affordability levels. 
 

• Proposals must have a distribution of unit types and sizes that is consistent with current HPD 
term sheets and design guidelines. 
 

• Units must remain in the rent regulation system for the duration of the Project or as required 
by law, but in no case less than thirty (30) years.  Preference will be given to Proposals that 
include a viable plan to extend affordability beyond the regulatory restriction period. (See 
Section X.A. Tab K).  

 
• Proposals must explain how the Project affirmatively furthers fair housing.  See 

http://portal.hud.gov/hudportal/HUD?src=/program_offices/fair_housing_equal_opp/promotingf
h 

 
Commercial and Community Facility Space, if applicable  
 

• Proposals should include ground-floor commercial uses, such as a mix of retail and 
community facility uses that will respond to the community needs and activate commercial 
activities along the corridor, as well as add to and enhance the current inventory of community 
uses and spaces available in the neighborhood.  Proposals must include a detailed 
commercial and/or community facility plan, including an attraction and retention strategy, 
leasing terms, and operations plan. (See Section X.A. Tab M). 
 

• Preference will be given to Proposals that evaluate the need for access to affordable fresh 
groceries, and, if applicable, effectively use the FRESH program and other business incentive 
programs. 

 
• The Developer must finish the commercial space to a level approved by HPD, and provide for 

tenant improvement terms in the Proposal, which will be specified in negotiations between 
HPD and the Developer.  The Development Team may propose a leasing and management 
agent of the commercial space.  The costs and sources to support such an arrangement 
should be detailed in the Proposal. 

 
Open Spaces and Community Gardens 
 

• Proposals must comply with standard open space requirements pursuant to the New York 
City Zoning Resolution. 
 

• Proposals must integrate four existing community gardens into the Site plan, which will be 
transferred to the NYC Department of Parks and Recreation – GreenThumb Program, to be 
permanently operated as community gardens (http://www.greenthumbnyc.org).  Other 
Requirements and Preferences for the GreenThumb community gardens include: 

http://portal.hud.gov/hudportal/HUD?src=/program_offices/fair_housing_equal_opp/promotingfh
http://portal.hud.gov/hudportal/HUD?src=/program_offices/fair_housing_equal_opp/promotingfh
http://www.greenthumbnyc.org/
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o The total square footage of the new GreenThumb community gardens shall not be 
less than the square footage pursuant to the current license agreement between HPD 
and the gardeners, and no greater than the space they are currently occupying for 
garden purposes (Jan-2016).  Preference will be given to proposals that use the 
space efficiently, but not excessively, that facilitate the health and vibrancy of the 
gardens.  
 

o At a minimum, Proposals must ensure that the GreenThumb community gardens 
have secure access from/to public right of ways, adequate sunlight, and basic 
gardening infrastructure (water, electricity, lighting, fencing). Page 9 of Appendix B 
lists threshold requirements, or items necessary for the gardens to function, for the 
redevelopment of the community gardens.  Capital development budgets should 
assume $125,000 to incorporate this basic gardening infrastructure.  However, a 
Project may propose a lower development budget for the community gardens, as long 
as the threshold requirements are being met and the development budget includes a 
more detailed cost breakdown.  Any annual utility costs associated with these basic 
gardener needs should be included as maintenance and operating expenses in the 
Financing Proposal (Form K). 
 

o Preference will be given to Proposals that are responsive to the priorities identified by 
the community gardeners. (See Appendix B) 
 

o Preference will be given to Proposals that include a landscape architect or other team 
member with experience in designing, programming, and space planning community 
gardens with community gardeners.  The selected development team will be required 
to engage the community gardeners to incorporate as many of the garden priority 
items, as feasible, into the on-site garden spaces. (See Appendix B) 

 
Community Priorities 
 
Preference will be given to Proposals that incorporate community priorities that were identified through 
the community visioning workshop and outreach, as well as the East Harlem Neighborhood Plan, 
which includes recommendations for public sites. 

 
• Appendix A provides a detailed overview of HPD’s community outreach related to the East 

111th Street Site, and the community priorities that emerged through this engagement 
process. 
 

• The East Harlem Neighborhood Plan is attached to this RFP as Appendix C. 
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C. Architectural and Site Design  
 
The architectural and urban designs should be exemplary in aesthetic quality, and incorporate 
environmental and healthy living design features.  Preference will be given to Proposals that 
demonstrate the capacity of designs to reduce water and energy consumption, create possibilities for 
green infrastructure to manage storm water and heat island impacts, enhance the overall pedestrian 
and urban experience, increase safety, strengthen neighborhood residential and commercial 
corridors, and enhance the overall architectural and urban design context of the neighborhood.  In 
addition, Proposals are encouraged to incorporate active and universal designs aimed at increasing 
community health, accessibility, and well-being of residents. 
 
Design Requirements 
 
Passive House 
 
The Proposal must meet basic Passive House design, construction, and operating standards.  
Appendix D provides more detail about the building standard, design guidelines, and certification 
process associated with Passive House.  Outlined below are the specific requirements and guidelines 
related to the Passive House component of the East 111th Street RFP. 

 
• If selected for the Project, Applicants are required to pursue and submit an application for 

Passive House certification through the Passive House Institute (PHI) or the Passive House 
Institute US (PHIUS). 
 

• Each Project requires a member of the Development Team to be certified by PHI or PHIUS.  
This could be a traditional member of a Development Team or a certified Passive House 
consultant.  Preference will be given to Proposals that have additional members of the 
Development Team that are Passive House-certified. Acceptable certifications include:  

o PHIUS Certified Passive House Consultant (CPHC®)  
o PHIUS Certified Builders Training 
o PHIUS+ Large Building Verifier Training 
o PHI Certified Passive House Consultant & Designer (CPHC&D) 
o PHI Certified Passive House Tradesperson- Building Envelope (CPHT-BE) 
o PHI Certified Passive House Tradesperson- Mechanical Building Services (CPHT-

MBS) 
 

• Applicants must discuss their plan for achieving Passive House certification in their 
Sustainability Narrative within Tab I.  The narrative should convey an understanding of 
Passive House principles and the likely issues to navigate in implementing a Passive House 
building.  This should include, but is not limited to, an overview of the Development Team 
experience with Passive House, a general plan for quality control during the construction 
process, a description of the building façade materials, and a discussion of long-term 
maintenance and capital replacement costs. 
 

• Preference will be given to Development Teams with experience developing certified projects 
through Enterprise Green Communities, USGBC LEED, Energy Star or Passive House.  
Proposals that are selected as finalists for this RFP through the competitive review process 
will be required to provide a basic feasibility assessment of their Passive House design.  This 
would involve a preliminary model to ensure that the Project design is on a path to achieving 
Passive House certification.  These feasibility assessments will provide information on 
anticipated building performance, which will allow teams to make decisions on general 
mechanical systems and better cost estimates. 

 
o Finalists pursuing certification under PHI will be required to submit a preliminary 

model of the design through designPH. 
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o Finalists pursuing certification under PHIUS will be required to submit a preliminary 
feasibility study performed by PHIUS.  Teams will need the following information in 
order to submit to PHIUS for the feasibility study:  

1. Simplified Sketch-up model or Revit model of the envelope 
2. Number of units 
3. Unit sizes 
4. Floor area 

 
• If selected for the Project, the Developer will be required to participate in a study 

commissioned by NYSERDA to document and assess the Passive House construction 
process. Upon request by HPD or NYSERDA, the Developer must periodically provide 
budgets that identify project costs specifically related to green design, energy efficiency 
measures on an itemized basis and building operations. 

 
Site-Specific Guidelines: Building Massing and Streetscape 
 

• The base of the building should address the pedestrian scale by defining a clear street wall 
with active uses, multiple pedestrian entrances, transparency, and/or other material 
articulation and depth to activate the abutting sidewalks and enhance the pedestrian 
experience. Large areas of blank wall should be avoided. 
 

• Proposals should incorporate active ground floor uses fronting on Madison Avenue and, 
depending on the location of the GreenThumb community gardens, potentially on Park 
Avenue.  
 

• Building frontage should have at least 70% glazing for non-residential uses, from 2 feet to 10 
feet above the sidewalk elevation, and wrapping at the corners wherever there is ground floor 
retail use. A minimum ground floor-to-floor height of 15’ is required.  

 
• Noise attenuation measures should be incorporated, particularly along Park Avenue. 

 
• The Site has long, full block frontages along East 111th and East 112th. Designs are to 

incorporate architectural and urban design elements that respond to and enhance the 
character of the built environment in the context of the Site. The design should ensure that the 
building creates variation along the street through the use of scale and massing, setbacks and 
shifts in façade, rhythm and use of architectural elements, fenestration patterns, materials and 
color. Reducing the monolithic character is preferred at both the horizontal and vertical 
planes. Proposals should consider how the building(s) and site design might be, or at least 
read like multiple parcels with variation, views, and interests to create a safe and friendly 
pedestrian experience.  

 
Enterprise Green Communities 
 
Proposals must achieve Certification through Enterprise Green Communities Criteria, which is a 
comprehensive green building framework for affordable housing that provides cost‐effective standards 
for creating healthy and energy‐efficient homes. Enterprise Green Communities offers an online 
certification process for affordable housing developments built using these criteria. All new 
construction and substantial rehabilitation projects receiving funding from HPD are required to comply 
with the 2015 New York City Overlay of the Enterprise Green Communities Criteria. The Overlay can 
be found in Appendix G. Detailed instructions on using the HPD Overlay can be found at:  
http://www1.nyc.gov/site/hpd/developers/green-building.page 

 
With the release of the 2015 Enterprise Green Communities Criteria, a pathway for Passive House 
has been incorporated.  The Project would follow the submission protocols laid out by the respective 
Passive House certification body in lieu of the ENERGY STAR Multifamily High-Rise requirement 
usually required for Green Communities Certification (criterion 5.1b). 

 

http://www1.nyc.gov/site/hpd/developers/green-building.page
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In addition to the documentation requirements of the Green Communities Program, the designated 
Developer will be required to participate in a study commissioned by NYSERDA to document and 
assess the Passive House construction process. Upon request by HPD or NYSERDA, the developer 
must periodically provide budgets that identify project costs specifically related to green design, 
energy efficiency measures on an itemized basis and building operations. 

  
Laying the Groundwork Guidelines 
 
Laying the Groundwork is a set of guidelines for designing efficient, flexible ground-floor space for 
retail and other ground-floor uses in mixed-use affordable housing developments.  The goal of the 
guidelines is to provide practical recommendations for building ground-floor space that is functional for 
retailers and community and cultural organizations while able to meet and evolve with community 
needs.  All proposals for this RFP must comply with the critical success factors in the Laying the 
Groundwork guidelines.  Compliance with other aspects of the Guidelines is encouraged.  The 
guidelines can be found in Appendix F. 

 
HPD, NYC and Federal Code and Guidelines 
 
The following are required in the design of all Proposals in connection with this RFP.  Current, most up 
to date approved guidelines, regulations, and codes shall apply.  

 
NYC and Federal Requirements 

• New York City Zoning Resolution 
o Mandatory Inclusionary Housing 
o Zoning for Quality and Affordability 

• New York City Construction Codes 
• Multiple Dwelling Law 
• Fair Housing Act 
• Section 504 of the Rehabilitation Act of 1973 and Accessibility Requirements 
• Americans for Disability Act, as applicable 

 
HPD Requirements 

• HPD Design Guidelines for Multifamily New Construction and Senior Housing, 
http://www1.nyc.gov/assets/hpd/downloads/pdf/HPD-Design-Guidelines.pdf 

• Enterprise Green Communities Criteria Certification Overlay for NYC HPD Projects, 
http://www1.nyc.gov/site/hpd/Sponsors/green-building.page 

• The ‘Critical Success Factors’ enumerated in Laying the Groundwork: Design Guidelines and 
Other Ground-Floor Uses in Affordable Housing Developments,  
http://www1.nyc.gov/site/hpd/Sponsors/laying-the-groundwork.page 

 
Design Preferences 
 
Preference will be given to Proposals that affirmatively include elements provided in the following 
design guidelines and resources. 

• Active Design Guidelines, http://centerforactivedesign.org/guidelines/ 
o Supplement: Affordable Designs for Affordable Housing 
o Supplement: Promoting Safety 
o Supplement: Shaping the Sidewalk Experience 

• Universal Design,  
http://www.nyc.gov/html/ddc/downloads/pdf/udny/udny2.pdf  

• Sustainable Urban Site Design,  
http://www1.nyc.gov/assets/ddc/downloads/Sustainable/sustainable-urban-site-design-
manual.pdf  

• NYC Department of Design and Construction Resources, 
http://www1.nyc.gov/site/ddc/resources/publications.page 

 
 

http://www1.nyc.gov/assets/hpd/downloads/pdf/HPD-Design-Guidelines.pdf
http://www1.nyc.gov/site/hpd/developers/green-building.page
http://www1.nyc.gov/site/hpd/developers/green-building.page
http://www1.nyc.gov/site/hpd/developers/laying-the-groundwork.page
http://www1.nyc.gov/site/hpd/developers/laying-the-groundwork.page
http://www1.nyc.gov/site/hpd/developers/laying-the-groundwork.page
http://www1.nyc.gov/assets/ddc/downloads/publications/guides-manuals/universal-design-ny.pdf
http://www.nyc.gov/html/ddc/downloads/pdf/udny/udny2.pdf
http://www1.nyc.gov/assets/ddc/downloads/Sustainable/sustainable-urban-site-design-manual.pdf
http://www1.nyc.gov/assets/ddc/downloads/Sustainable/sustainable-urban-site-design-manual.pdf
http://www1.nyc.gov/assets/ddc/downloads/Sustainable/sustainable-urban-site-design-manual.pdf
http://www1.nyc.gov/site/ddc/resources/publications.page
http://www1.nyc.gov/site/ddc/resources/publications.page
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VI. SCOPE 
DEVELOPER OBLIGATIONS 

 
 

 
 
 
 

A. Development Team and Project Management 
 
The Developer will be responsible for assembling a Development Team, including, at a minimum, a 
contractor, architect/planner, marketing agent, managing agent (if applicable).  The Development 
Team will design, construct, and lease (and/or sell) the completed units.   A Certified Passive House 
Consultant will be considered part of the Development Team. Upon designation, the contractor and 
key personnel involved with the construction of the building must attend a Certified Passive House 
Tradesperson training offered by PHIUS or PHI and obtain a certificate of completion.    

 
The Developer is responsible for articulating a clear project management approach to the 
public/private partnership and the development project with the objective of ensuring transparent 
information, project governance, smooth negotiations and communications, as well as risk 
management and quality control.  The Developer should discuss any project management systems or 
tools that will be used, and detail any experience with these methods. 

 
The Developer is responsible for arranging timely commencement and completion of the Project, and 
will be held accountable for the schedules outlined in the Proposal and agreed upon with HPD.  The 
Developer will be required to submit ongoing status reports regarding Project development, financing, 
budget, schedule, marketing, leasing, and management. 

 

Community Workshop for East 111th Street Site: February 25, 2016 
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B. Community Outreach 

 
The Developer will participate in required public forums, hearings, and briefings with the Community 
Board, elected officials, City agencies, and other organizations, as determined necessary by HPD. 
Specific to this Project, the Developer will be required to facilitate planning meetings with the 
community gardeners that will be relocated on the Site, along with staff from the GreenThumb 
Program, as well as with the Community Board 11 Working Group related to the goals, plans, and 
status of the Project. 
 
 

C. Design Requirements and Guidelines 
 
In compliance to the Design Requirements and Guidelines included in this RFP, and within six (6) 
months of selection, the Developer must complete a set of schematic site plans, floor plans, and 
elevations that include any modifications to the original plans included in the Proposal in response to 
this RFP, as agreed upon by HPD and the Developer, and submit them to HPD for review and 
approval. Prior to disposition, the Developer must submit a complete set of final site plans, floor plans, 
elevations, samples of exterior building materials, detailed specifications, and the Passive House pre-
certification certificate to HPD for review. 
 
 

D. Development Program 
 
The Developer is responsible for ensuring that the Development Program Requirements, and to the 
greatest extent possible and feasible Program Preferences are incorporated into the Proposal. 

 
 

E. Environmental Review  
 
The Developer will be responsible for preparing and submitting an Environmental Assessment 
Statement (EAS) in accordance with the guidelines contained in the latest edition of City 
Environmental Quality Review (CEQR) Technical Manual, including an EAS form, graphics and 
technical assessments and appendices, as necessary.  It is anticipated that HPD will serve as the lead 
agency for the CEQR review and will oversee the preparation of all CEQR documentation; however, 
the Developer will be responsible for retaining a reputable environmental consultant, preparing and 
submitting all CEQR documents, and funding the cost of the studies and analysis required for 
completion of CEQR.  The CEQR assessment will consider the discretionary ULURP approvals 
described below.  The Developer will be solely responsible for any mitigation measures identified as a 
result of the CEQR review.   

 
In addition, the Developer will be responsible for preparing associated environmental studies which 
could include, but are not limited to Phase I and Phase II Environmental Site Assessments (ESA), 
Phase IA archaeological assessments and noise/acoustical studies.  The Developer will be 
responsible for implementing any remedial measures identified in connection with the redevelopment 
of the Site as determined by HPD.  HPD does not make any representation or warranty whatsoever 
regarding the condition of the property or the suitability of the property for the uses contemplated by 
this RFP.  The Developer will be solely responsible for providing engineering and institutional controls 
to allow for the re-use of the Site. 

 
 

F. Public Land Use, Zoning and Approvals  
 
HPD will be the applicant for the Uniform Land Use Review Procedure (ULURP) application, with 
assistance from the Developer in preparing the supporting documentation for the application.  The 
Project will also require City Council and Mayoral approval.  Anticipated land use actions requiring 
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approval under ULURP for development of the Site include a zoning map change, the disposition of 
City-owned property, and the designation of the Development Site as an Urban Development Action 
Area Project. 

 
Applicants should be advised that their development timeline should take into account the period 
required for the ULURP application to be certified and approved. HPD design approval and ULURP 
(including certification) may take at least one (1) year from commencement. In addition, the Developer 
may be required to alter the design Proposal before and during the ULURP process to comply with 
any request for modifications. 

 
 

G. Financing 
 
See Section VII: Financing and Affordability. 
 
 

H. Disposition and Disposition Price 
 
Disposition of the Development Site to the Developer will be subject to the following:  

 
• Receipt of all public approvals required for disposition of the Site and development of the 

proposed Project on such Site, including without limitation, approval by the Mayor.   
 

• Execution and delivery of the documents necessary to complete the disposition process within 
a time period specified by HPD.  These documents include, but are not limited to, a Land 
Disposition Agreement (“LDA”), as required.  
 

• The Site will be conveyed in accordance with the terms of the LDA to be entered into between 
the Developer and HPD and will be conveyed in “as-is” condition, including without limitation, 
all environmental conditions and hazards.  The LDA will contain covenants running with the 
land that require the Developer to develop the Site in accordance with plans and 
specifications determined and approved by HPD. 

 
• The simultaneous closing of a bona fide construction loan required to finance the full 

development of the Site.   
 
 

I. Construction 
 
The Developer is responsible for overseeing the design, bidding, and construction process generally 
described below: 
 
Bidding and Contracting.  The Developer is responsible for managing all phases of the design process 
to ensure the implementation of integrated design strategies to achieve high performing buildings and 
sites.  The Developer is responsible for ensuring competitive construction pricing and delivery to make 
certain that the building is deliverable according to the Development Project budget and schedule, 
which shall be consistent with HPD term sheets and agreements. 

 
The Developer is responsible for procuring and managing the construction of the Project, and 
ensuring smooth negotiations and contracting with any sub-contractors for the construction and 
operations of the completed development. 

 
Completion and Close-out.  The Developer is responsible for implementing all professional industry 
standard practices in construction monitoring, construction completion, compiling all warrantees and 
guarantees, any applicable commissioning, and transferring the completed building to property 



 

  27 

management and maintenance personnel, and coordination with HPD marketing departments as units 
are completed and ready for leasing or sales. 

 
 
J. Marketing, Sales/ Leasing 

 
Marketing of the rental, retail and sale of the homeownership units, if applicable, is the sole 
responsibility of the Development Team.  In carrying out these functions, the Developer must comply 
with HPD and HDC’s marketing requirements, which are designed to ensure that the availability of the 
units is disseminated as widely and fairly as possible.  The Development team must also comply with 
tenant/household preferences included in HPD and HDC’s marketing requirements. The rent and/or 
sales prices of the units projected in the Proposal are to be determined by the Developer in 
accordance with HPD, as stated in applicable term sheets or otherwise. The marketing of the units will 
be monitored by HPD staff to ensure compliance with these requirements.  The HPD-HDC Marketing 
Guidelines will be part of the LDA that the Developer will execute.  (See Appendix H). 

 
The Developer must comply with the applicable term sheet income tiers in connection with developing 
operating budgets for the Project. The City is committed to widening opportunities for affordable 
housing for all New Yorkers. Please note that all applicants, regardless of preference, must meet the 
income, employment, and other eligibility criteria set for each property for which they are applying. 

 
 

K. Operating Rents – Rent Stabilization 
 
The Developer is responsible for ensuring that initial rents will be established in accordance with the 
regulatory agreement consistent with the income requirements outlined in this RFP.  Prior to initial 
occupancy all units must be entered into the New York State Rent Stabilization system at rents 
specified in the regulatory agreement.  Units must remain in the system for the duration of the Project 
or as required by law, but in no case less than thirty (30) years.   The Developer may submit a 
proposal to extend the affordability period for an additional number of years in Tab K – Financing 
Proposal (See Section X.A. Tab K).  Preference will be given to Proposals that include an extended 
affordability period and present feasible plan.   
 
 

L. Property Management and Maintenance 
 
The Developer is responsible for providing professional property management services, and having all 
standard asset management systems in-place to qualify income levels pursuant to funding 
requirements, as well as to submit property management data and operating budgets to HPD, upon 
request. 

 
The Developer is responsible for professional maintenance services, as well as supporting or 
facilitating resident programming and community rules that promote health, safety, and quality of life 
at the Project. 

 
 

M. Local Hiring / HireNYC 
 
Proposals must have a plan for outreach to residents of the Community District within which the 
proposed project is located related to employment opportunities generated by the proposed project   
including training programs, job placement activities, Applicants’ own staffing practices, and/or 
Applicants’ contracting practices on the proposed project.  Proposals will be evaluated on the strength 
of the plan.  
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The Developer, General Contractor, and certain Subcontractors will be required to participate in 
HireNYC, a workforce development program which connects the City’s real estate development 
projects to the City’s workforce development services.  Development partners will be required to enroll 
with Workforce1 through an on-line system hosted by the Department of Small Business Services, to 
share job openings in entry-and mid-level construction positions with Workforce 1, and to interview the 
qualified candidates that Workforce 1 refers for those openings.  For more information about 
HireNYC, go to the following links:  
 
http://www1.nyc.gov/site/hpd/developers/HireNYC.page  
 
http://www.nyc.gov/html/sbs/wf1/html/contact/targeted_hiring.shtml  

 
 
 

http://www1.nyc.gov/site/hpd/developers/HireNYC.page
http://www.nyc.gov/html/sbs/wf1/html/contact/targeted_hiring.shtml
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VII. FINANCING AND AFFORDABILITY 
GENERAL TERMS 

 
 

 
 
 
 
The Site is expected to be conveyed to the selected Developer for a nominal price of $1.00 per tax lot.  In 
addition, the Developer will deliver an enforcement note and mortgage in the amount equal to the appraised 
value of the land, which may be payable at maturity.  City, State, and/or Federal subsides may be available to 
enhance housing affordability.  Proposals must comply with all the terms of any subsidy programs that are 
utilized.  Applicants are responsible for securing all necessary construction and permanent sources of 
financing.   

 
A.   Financing 

 
It is the responsibility of the Developer to obtain construction and permanent financing from lenders in 
amounts consistent with the Proposal.  Developers may use different lenders for construction and 
permanent financing.  The amount of the Developer’s equity will be determined by the lender(s).  The 
Developer will be required to submit a term sheet and letter of intent from a lender indicating 
willingness to lend an amount for construction financing of the Project within a period of time to be 
defined in a Negotiation Letter executed upon the selection of the Developer.  
 
Proposals must include a primary financing scenario that does not propose competitive financing 
sources from Federal, State or City governments including but not limited to HCR or HPD 9% Low 
Income Housing Tax Credits or any other programs offered by HFA, HCR, or HPD.  As-of-right 4% tax 
credits are not considered competitive. 

 

Community Workshop for East 111th Street Site: February 25, 2016 
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Developers may propose additional subsidy sources. Competitive subsidy sources, if proposed, must 
be included in an alternative financing scenario, separate from the primary non-competitive financing 
scenario.  Proposals should aim at maximum leverage of private and other public subsidy financing. 
Proposals will be evaluated based on the leveraging of funding sources and efficiency of proposed 
financing plans. Preference will be given to Proposals that maximize affordability with the least amount 
of subsidy.  
 
The Developer must provide an equity contribution in the form of cash and/or payment of pre-
development costs, secure necessary construction and permanent financing, provide guarantees if 
required, and meet any other terms and conditions as required by HPD, other lenders, and/or 
investors. 

 
For more information, refer to: 

• Section X.A. and Tab L – Financing Letters of Interest for information on letters of interest 
from lenders. 
 
 

B. Transfer Taxes and Disposition Price 
 
The Developer will pay all transfer taxes associated with the conveyance of the Site to the  
Developer, and all transfer and recording taxes associated with project financing. 
 
Upon conveyance, it is expected that the Developer will pay a nominal disposition price of $1.00 per 
lot and will deliver an enforcement note and mortgage in the amount equal to the appraised value of 
the land, which may be payable at maturity.  
 
 

C. HPD – HDC Term Sheets 
 
Proposals must comply with all terms of any HPD subsidy program utilized.  Please refer to 
http://www1.nyc.gov/site/hpd/developers/term-sheets.page for further information and program term 
sheets.   
 
Proposals that assume HDC bond financing (and subsidy financing, if applicable) must comply with all 
terms of the applicable HDC term sheet.  Please refer to 
http://www.nychdc.com/pages/Termsheets.html for further information and program term sheets. 
 
 

D. Other Funding Programs 
 

NYSERDA 
 
The NYSERDA Multifamily New Construction Program offers support for Passive House buildings.  
Please refer to http://www.nyserda.ny.gov/-/media/Files/About/Clean-Energy-Fund/CEF-Resource-
Acquisition-Transition-Chapter.pdf for further information.  The multifamily new construction program 
is referenced on pages 63-71.  Additional support will be offered for Passive House buildings also 
pursuing renewables in the tier 3 level of subsidy.     
 

 Commercial & Retail Incentives 
 
The following retail incentive programs may be available:  
 

• New York City Economic Development Corporation (NYCEDC)’s guide to financing and 
incentives can be found at: 
http://www.nycedc.com/FinancingIncentives/Pages/FinancingIncentives.aspx. 

http://www1.nyc.gov/site/hpd/developers/term-sheets.page
http://www.nychdc.com/pages/Termsheets.html
http://www.nyserda.ny.gov/-/media/Files/About/Clean-Energy-Fund/CEF-Resource-Acquisition-Transition-Chapter.pdf
http://www.nyserda.ny.gov/-/media/Files/About/Clean-Energy-Fund/CEF-Resource-Acquisition-Transition-Chapter.pdf
http://www.nycedc.com/FinancingIncentives/Pages/FinancingIncentives.aspx
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• Food Retail Expansion to Support Health (FRESH) Program: promotes the establishment and 
retention of neighborhood grocery stores in underserved communities by providing zoning and 
financial incentives to eligible grocery store operators and developers. 
 

• NYC EDC Capital Access Loan Guaranty Program: Provides up to a 40 percent guarantee on 
loans for qualified NYC micro (under 20 employees) and small (21-100) businesses 
experiencing difficulty in accessing loans.  

 
• NY Healthy Food & Healthy Communities Fund: A $30 million statewide program created to 

provide grants and loans for food markets in underserved communities.  Information on this 
program is available at: http://www.liifund.org/products/community-capital/capital-for-healthy-
food/new-york-healthy-food-healthy-communities-fund/ 
 

• New Market Tax Credits: The NMTC Program attracts investment capital to low-income 
communities by permitting individual and corporate investors to receive a tax credit against 
their Federal income tax return in exchange for making equity investments in specialized 
financial institutions called Community Development Entities (CDEs). 

 
 

E. Real Property Taxes and Exemptions 
 
The Development Site will be subject to New York City real property taxes and charges.  However, the 
tax exemptions described below may be available for eligible projects.  Specific benefits may vary 
depending on characteristics of the project.  For details of each program, it is necessary to consult the 
relevant statute and rules.  Applicants should indicate in the Project Narrative which tax exemption 
program(s), if any, they plan to utilize. It is the responsibility of the Developer to apply for and meet the 
requirements of the specific tax benefit program(s).   HPD makes no representations or warranties as 
to the continued availability of these benefits or as to the Project’s eligibility to receive these benefits. 
 
The Urban Development Action Area Program (“UDAAP”) tax exemption is subject to approval by the 
City Council.  The City Council may grant an exemption from the New York City real property taxes on 
the buildings/improvements for up to twenty (20) years.  If the Council grants the full 20-year 
exemption, the improvements on the Site would be fully exempt from the New York City real property 
taxes on the buildings/improvements for the first ten (10) years with a gradual phase-in of full taxes 
over the remaining ten (10) years (10% per year).  The full amount of the New York City real property 
taxes on the land must be paid each year.  
 
The 420-c tax exemption provides an exemption from New York City real property taxes for up to sixty 
(60) years for housing financed or previously financed in part with Federal Low Income Housing Tax 
Credits.  In order to be eligible for this tax exemption, at least 70% of the units must be subject to the 
income and occupancy requirements of Internal Revenue Code Section 42.  Projects must be owned 
or leased for at least thirty (30) years by a corporation, partnership, or limited liability company, of 
which at least fifty percent (50%) of the controlling interest is held by a charitable organization with 
501(c)(3) or (4) tax exempt status whose purposes include the provision of low income housing, or a 
wholly-owned and wholly-controlled subsidiary of such a charitable organization. HPD must approve 
the regulatory agreement that imposes tax credit restrictions on the project's dwelling units and may 
also require a payment in lieu of taxes (PILOT.) 
 
The 420-a tax exemption program provides a full exemption from New York City real property taxes 
for certain property owned by eligible not-for-profit institutions.  If the community facility is the only 
portion of the Project that will receive a 420-a tax exemption, it must be in a separately assessed tax 
lot from the rest of the Project. 
 
The Article XI tax exemption provides a complete or partial tax exemption from New York City real 
property taxes for up to 40 years for the new construction or rehabilitation of affordable housing 
carried out by a Housing Development Fund Company (HDFC).  An HDFC is a corporation formed 

http://www.liifund.org/products/community-capital/capital-for-healthy-food/new-york-healthy-food-healthy-communities-fund/
http://www.liifund.org/products/community-capital/capital-for-healthy-food/new-york-healthy-food-healthy-communities-fund/
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under Article XI of the Private Housing Finance Law to build and operate low-income housing.  The 
formation of each HDFC which is a sponsor of an HPD project is individually approved by HPD. 
 
Please refer to http://www1.nyc.gov/site/hpd/developers/tax-incentives.page for further information 

 
 

F. Resale, Refinancing, and Recapture Restrictions 
 
Residential Rental Component.  The portion of the HPD enforcement mortgage attributable to any 
residential rental component of the Project is subject to repayment from refinancing and resale profits, 
and is non-evaporating.  
 
Homeownership Component (if applicable).  Homeowners must agree to occupy the multi-family unit 
as a primary residence for 15 years following the initial purchase of the home. The HPD enforcement 
mortgage will be converted into an obligation of purchasers who acquire the units. The debt will be 
apportioned for each according to a formula determined by HPD. 
 
Upon resale or refinancing, initial purchasers and subsequent owners may be required to make 
payments to the City out of resale profits and refinancing proceeds, where applicable.  The use and 
recapture of any State and Federal funds will be guided by the specific guidelines for such funding 
source.   
 
Retail/Commercial and Community Facility Components.  The portion of the HPD enforcement 
mortgage attributable to the retail/commercial and community facility components of the Project is 
repayable from refinancing and resale profits, and is generally non-evaporating and non-extinguishing. 

 

http://www1.nyc.gov/site/hpd/developers/tax-incentives.page
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VIII. ADDITIONAL REGULATIONS AND REQUIREMENTS 
 
 

A. Fair Housing Requirements 
 

 The Developer is required to comply with all applicable Federal, State, and local laws, orders, and 
regulations prohibiting housing discrimination. 

 
 

B. Warranty Coverage 
  
 Units must be sold with a warranty that is the same as the housing merchant implied warranty 

described in Section 777(a) of the New York State General Business Law. The warranty shall be 
applied to all units, regardless of the number of stories of the building in which they are located, and 
may not be limited, modified, or excluded by the methods provided for in Section 777(b). 

 
 
C. Section 3 Clause 

 
 The project resulting from this RFP may be subject to Section 3 of the Housing and Urban 

Development Act of 1968 (12 U.S.C. 1701u) and the implementing regulations at 24 CFR part 135.  If 
applicable to the project, (i) to the greatest extent feasible, opportunities for training and employment 
arising in connection with the planning and carrying out of the project must be given to "Section 3 
Residents" as such term is defined in 24 CFR 135.5; and (ii) to the greatest extent feasible, contracts 
for work to be performed in connection with any such project must be awarded to "Section 3 Business 
Concerns" as such term is defined in 24 CFR part 135.5. 

 
 

D. HOME Funds and Davis-Bacon 
 

 Every contract for the construction of housing (rehabilitation of new) that contains 12 or more units 
assisted with Federal HOME funds will be required to comply with Davis-Bacon and the Contract 
Work Hours and Safety Standards Acts. 

 
 
E. Equal Opportunity 

 
 Agreements resulting from this RFP will be subject to the provisions of Executive Order 50 and its 

implementing regulations as stated in Appendix I (Equal Opportunity). A representative from the 
Developer and each entity with which the Developer partners will be required to attend a class 
administered by HPD outlining the requirements of Executive Order 50 and to submit Equal 
Opportunity forms provided by HPD verifying their compliance with its provisions. 
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IX. DEVELOPER SELECTION PROCESS 
 
 

 
 
 
 

A. Review 
 
HPD will evaluate each Proposal and each Applicant according to the threshold requirements 
(“Threshold Requirements”) below, taking into account the information provided in the Proposal, 
references, and any other available information about the Applicant’s performance.  Proposals that 
are not complete or do not conform to the requirements of this RFP will be eliminated from further 
consideration, unless HPD permits the Applicant to correct the omission (see subsection B below).  
 
Proposals that meet all Threshold Requirements will be comprehensively evaluated, rated, and 
ranked according to the competitive selection criteria (“Competitive Selection Criteria”) below.  HPD 
may request additional information, interviews, presentations, or site visits.  The selected Applicant will 
be chosen from among the highest rated and ranked Proposals.  HPD may disapprove the inclusion 
of any member of an Applicant’s Development Team and/or require the selected Applicant to 
substitute other individuals or firms.   

 
 

B. Threshold Requirements  
 

Completeness of Proposal 
 
The Applicant must submit a Proposal that contains all documentation required under Section X.A 
Submission Information and Requirements. All of the required forms must be fully completed and 
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application requirements met at the time of submission. Upon review, however, HPD, at their 
discretion, may notify an Applicant that additional information or clarification is necessary. 
 
Comparable Development Experience 
 
The Applicant must have at least one Principal who has had prior development experience, as 
Principal, by successfully completing new construction of at least one project of comparable size and 
scope to the one proposed in this RFP. “Comparable Development Experience” is defined as the 
successful completion of the construction of at least one new construction project of at least two 
hundred (200) residential units within the past seven years. 
 
At least one member of the Development Team, or a consultant, must be certified through the 
Passive House Institute (PHI) or the Passive House Institute US (PHIUS). 
 
Comparable Management Experience 
 
The Applicant, or the Applicant’s Property Management agent, must have at least one Principal with 
comparable rental management experience. “Comparable Management Experience” is defined as the 
successful management of at least two hundred (200) residential units in New York City within the 
past seven (7) years. The Principal must have been the owner and manager, or the owner acting 
through a management entity, to fulfill this qualification. No changes in managing agent may be made 
without prior HPD approval.   
 
Current Development Capacity and Development Schedule 
 
Applicants must demonstrate the current capacity to develop, finance, construct, and manage the 
Project, and pursuant to Developer Obligations (See Section VI.A).  An Applicant’s current workload 
and other pending project obligations will be considered in assessing capacity for undertaking the 
Project proposed by the Applicant within HPD’s proposed timeframe prescribed for the Project. 
 
Applicants must demonstrate a comprehension of the predevelopment, development, construction, 
and marketing/lease-up phases and requirements of the Project.  Schedules should be detailed and 
efficient, and demonstrate the capacity to complete the proposed project in timely manner and within 
the proposed Development Schedule. 

 
Conformance with RFP 
 
Proposed Project must meet all Program Requirements.  (See Section V.B. Development Program 
Requirements and Preferences). 
 
Ability to Finance 
 
Applicants must demonstrate adequate financial resources to develop a project of the scope proposed 
in their submission. HPD will evaluate the Applicant’s assets, bank or other lender references, and 
current commitments in order to assess the Applicant’s capacity to secure construction and 
permanent financing, meet construction lender’s equity requirements, absorb any cost overruns, and 
commence and complete construction of Applicant’s entire Project in a timely manner.   
 
Feasibility of Development Proposal 
 
The Applicant must submit a Proposal with a financing plan that is considered feasible and in 
accordance with HPD financing term sheets and professional industry standards.  Proposed total 
development costs and operating budgets must be within current industry parameters. Proposed 
income from rents for the residential units, and any additional income from commercial space, or 
other sources, must be deemed realistic based upon Proposal information and market comparables.  
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Adverse Findings 
 
An Applicant’s Proposal may be rejected at any time during or after the evaluation process if there are 
any adverse findings regarding the Applicant, any entity or individual associated with the Applicant, or 
any property owned and/or managed by them.  Such adverse findings may include, but are not limited 
to: 

 
• conviction, administrative violation, judicial or administrative finding, pending judicial or 

administrative case, or pending litigation for harassment, arson, fraud, bribery, grand larceny, 
any felony or crime of dishonesty, or noncompliance with fair housing or anti-discrimination 
laws, any applicable codes or ordinances, labor laws, or construction laws. 
 

• defaults or poor performance under any government-assisted program; 
 

• suspension or debarment by any governmental entity; 
 

• mortgage arrears, default, or foreclosure proceedings; 
 

• tax arrears, tax foreclosure or enforcement proceedings, or sale of tax liens; 
 

• voluntary or involuntary bankruptcy proceeding; 
 

• negative findings by the Department of Investigation; 
 

• non-compliance with Conditions, Terms and Limitations, as stated in the RFP  
(See Section XI); or 

 
• findings regarding Conflicts of Interest, as stated in this RFP. (See Section XI). 

 
 

C. Competitive Selection Criteria 
 
Proposals that satisfy the Threshold Requirements above will be evaluated and ranked according to 
the Competitive Selection Criteria described below.   In evaluating Proposals under these criteria, the 
combined experience and resources of all Principals of the Applicant will be considered.  HPD may 
request additional information, site visits, interviews, or other presentations by the Development 
Team. 

 
 

Development Financing and Affordability 
Weight: 35% 
 
Financing 
 
Proposals will be evaluated based on the reasonableness of estimated development and operating 
costs, proposed rents and other income, demonstrated financial condition to complete the Project, the 
feasibility and terms of the financing sources proposed to finance the Project, and the ability to support 
operating expenses, capital costs, and debt service.  Applicants must include detailed market 
comparables for all underwritten income assumptions. 

 
Affordability 
 
Proposals will be evaluated on the range of affordability levels of the residential units to meet the 
economic needs of households in the community, as well as their ability to achieve fair housing 
objectives in the neighborhood by preventing displacement, promoting diversity or otherwise 
affirmatively furthering fair housing.  Mixed-income proposals must meet HPD term sheet 
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requirements.  Proposals will be evaluated on the soundness of the underwriting to achieve long-term 
affordability beyond the standard regulatory agreement period regarding affordable rent restrictions.  
Preference will be given to Proposals with a feasible plan to reach deep affordability levels for low-
income and very low-income households, where that is consistent with the City’s obligation to 
affirmatively further fair housing.  Preference will be given to financial plans that effectively leverage 
other public and private funding resources and require the least amount of HPD subsidy.  Additionally, 
preference will be given to Proposals that are responsive to the community priorities identified through 
HPD’s outreach and a community workshop, as well the East Harlem Neighborhood Plan (see 
Appendices A and C). 

 
 

Program  
Weight: 15% 
 
Proposals will be evaluated based on the quality of the overall development program to meet 
community needs, including the community priorities identified through HPD’s outreach and 
community visioning workshop, as well as the East Harlem Neighborhood Plan (see Appendices A 
and C). Proposals should leverage the Site as a public resource to achieve the goals stated in the 
RFP (see Section V). Commercial and Community Facilities Plan will be evaluated based on the 
soundness of tenancy, tenant mix, marketing, management, and lease terms to secure tenancy.  
Plans should strengthen and preserve commercial corridors and meet community needs (see Section 
IX.H.-Tab M). 
 
 
Development and Property Management Experience and Capacity  
Weight: 20% 
 
Previous development and property management experience will be evaluated as it reflects the 
Applicant’s demonstrated ability to successfully carry out a quality project of this type, size, and 
complexity in a timely manner. The following Applicant Experience factors will be evaluated: 
 
Development 
 

• Extent of the Applicant’s experience, in terms of number, size, type, and scale of projects 
completed within the last seven (7) years; 

 
• Extent of the Applicant’s experience developing and managing residential space and 

managing and operating retail and/or community facility space within the last (7) years; 
 

• History of delivering quality projects on time and within budget;  
 

• Experience developing mixed-income urban projects using public and private financing 
sources;  

 
• Experience developing mixed-use urban projects; 

 
• Experience in public/private partnerships; 

 
• Project management approach and development capacity; 

 
• Proposals will be evaluated on unit types, as well as amenity spaces and services to meet the 

needs of the target households.  Proposals will also be evaluated on the strength and interest 
of the commercial and/or community facility tenancy, if applicable. 
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Design and Construction Management or Oversight 
 

• Quality of design and construction in projects completed or currently being built by the 
Applicant and/or its Principals; 

 
• Extent of the Applicant’s experience developing high-performance buildings, specifically, 

certified projects through Enterprise Green Communities, LEED, Energy Star, or Passive 
House; 

 
• Extent of the Passive House certification among members of the Development Team. 

 
Marketing, Leasing/Sales and Property Management 
 

• Experience developing and implementing affirmative fair housing marketing plans; 
 

• Marketing Plan will be evaluated based on the demonstrated understanding and soundness of 
the Plan to affirmatively further fair housing; 
 

• Experience operating developments with Commercial and/or Community Facility Uses in 
comparable markets, if applicable; 

 
Community and Economic Development 
 

• Experience in community and economic development; 
 

• Consistent with the requirements of the HireNYC Program, 15% of the criteria points in this 
category will be awarded to Applicants who demonstrate a plan for outreach to residents of 
the Community District within which the proposed project is located related to employment 
opportunities generated by the proposed project; 

 
• Local Hiring Plans will be evaluated based on outreach and coordination strategies for 

providing job training, job placement, and other opportunities for residents of the Community 
District.  Said outreach may be demonstrated by activities including, but not limited to, training 
programs, job placement activities, and connection to HireNYC objectives, as well as 
Applicants’ own staffing practices, and/or Applicants’ contracting practices on the proposed 
project.  Applicants will be required to comply with their outreach plans and will be required to 
regularly report on their outreach activities; 

 
• Proposals will be evaluated based on Applicants’ demonstration that their programming (such 

as training programs or job placement activities), their own staffing practices, or their use of 
M/WBE firms on the proposed project, will help to increase the participation of racial or ethnic 
minorities and/or women in the construction or management of the Development. 

 
 

Architecture and Urban Design 
Weight: 30% 
 
Proposals will be evaluated on overall quality of urban design and architecture, as well as the Project’s 
contribution to the neighborhood.  Proposals will be evaluated based on two critical criteria:  Building 
and Site Performance; and Architecture and Urban Design.  Preferences will be given to Proposals 
that exceed Design Requirements and incorporate Design Preferences to create a high-quality Project 
that contributes to the physical, social, and economic character of the neighborhood. (See Section V). 
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In addition, Proposals will be evaluated on their consideration and approach for integrating the 
following community development objectives: 
 

• Community priorities that were identified through HPD’s outreach and community visioning 
workshop, as well as the East Harlem Neighborhood Plan (See Appendices A and C). 
 

• Needs and priorities for the four GreenThumb community gardens to be integrated into the 
Project (See Appendix B). 

 
Passive House 
 
Proposals must conform to Passive House standards and pursue certification through PHI or PHIUS.  
Passive House designs will be evaluated on their ability to achieve exemplary building performance 
benchmarks and create healthy living environments.  In addition, designs will be evaluated on 
achieving efficiencies that reduce “premiums” on construction costs, as well as long-term operating 
costs for tenants and the building owner.  

 
Building and Site Performance 
 
Designs will be evaluated on the performance of the building and demonstrated ability to significantly 
reduce energy and water consumption, improve air quality and comfort, as well as the effective 
incorporation of sustainable best management practices and other green infrastructure measures.  
Designs will be evaluated on distribution of unit sizes, quality of unit layouts, efficiencies of building 
design and floor plans to meet the needs of the target tenant population, and consistency with the 
required HPD Design Guidelines. In addition, designs will be evaluated on the other Design 
Preferences that have been incorporated into the Project, particularly regarding active design, 
universal design, and healthy homes. 

 
 Architecture and Urban Design 
 

Designs will be evaluated on the approach for creating contextual architecture and urban designs that 
strengthen or enhance existing neighborhood commercial corridors and/or residential areas.  
Architectural designs will be evaluated based on set-backs, heights, massing, materials, projections 
and articulations, scale and other architectural elements that build upon existing, or establish quality, 
neighborhood character.  Urban designs will be evaluated on demonstrated strategies that create 
ground floor spaces, sidewalks, green/open spaces, circulation patterns, and shared spaces that 
enhance access, connectivity, safety, and quality of the pedestrian experience. 

 
 

D. Selection 
 
Selection of a Developer under this RFP means only that HPD will commence negotiations with such 
Applicant regarding the proposal for the Development Site.   
 
Negotiation Letter 
 
Upon such selection, HPD will send written notification (“Negotiation Letter” or “Letter”) to the 
Developer regarding the commencement of negotiations.  This Negotiation Letter will set forth certain 
information regarding the Project and procedures that will form the basis for such negotiation. 
 
Form A-2 is an Applicant’s Letter that describes this process.  Each Proposal must include this letter 
signed on behalf of the Applicant by a Principal.  HPD reserves the right to terminate negotiations with 
or without cause after the issuance of such Negotiation Letter.   
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Pre-Development Timetable 
 
The Negotiation Letter will include a development schedule setting out the major actions and 
timeframes necessary to start construction within 12 or 24 months from the date of the Letter, 
depending on the site.  Failure of the Developer to follow the development schedule may result in the 
termination of negotiations and the selection of another Developer.  The selected Applicant(s) must 
begin pre-development work within thirty (30) days of the date of the Negotiation Letter.  

 
Disclosure 
 
The Developer who receives a Negotiation Letter from HPD must thereafter disclose all previous 
participation with City-assisted projects.  Such entity or entities and all Principals thereof will each be 
required to submit completed Entity and Individual Disclosure Statements which will be forwarded to 
the Developer.  HPD will provide copies of these forms upon request to any Applicant. 
 
No Obligation 
 
This RFP does not represent any obligation or agreement whatsoever on the part of HPD.  Any 
obligation or agreement on the part of HPD may only be incurred after HPD and the Developer enter 
into a written agreement approved by the Mayor and the Corporation Counsel.  HPD may use the 
Proposals submitted pursuant to this RFP as a basis for negotiation with Applicants as it deems 
appropriate. HPD may reject at any time any or all Proposals, amend or withdraw this RFP in whole or 
in part, negotiate with one or more Applicants, and/or negotiate and dispose of the Development Site 
on terms other than those set forth herein (including to parties other than those responding to this 
RFP).  HPD may also, at any time, waive compliance with, or change any of the terms and conditions 
of this RFP, entertain modifications or additions to selected Proposals, or withdraw or add an 
individual Development Site or parcels from or to this RFP. 
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X. SUBMISSION INFORMATION AND REQUIREMENTS  
 
 

 
 
 
 

A. Proposal Content and Tabbing 
 
Each Proposal must contain the forms and supporting documentation described below.  Each copy of 
the Proposal must be tabbed as indicated below.  Proposals that are incomplete or not in 
conformance with the requirements of this RFP will be eliminated from further consideration. All 
Proposal Forms can be found in Appendix J. 

 
 

TAB A – Completeness Checklist and Applicant’s Letter 
 
Each Applicant must submit a Completeness Checklist (Form A-1) and Applicant’s Letter (Form A-
2).  The letter must be printed on the Applicant’s letterhead and signed by an authorized 
representative of the Applicant.  
 
 
TAB B – Proposal Summary and Project Narrative  
 
Applicants must complete the Proposal Summary (Form B).  The Proposal Summary must be 
consistent with the entire Proposal (e.g. Financing Proposal and Design Narrative). 
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In addition, Applicants must include a narrative of one or more pages that describes the Proposal.  
The narrative must include, at a minimum, the size of the Project, proposed uses (residential, 
commercial, parking, open space), a breakdown of all residential units by number, type and 
affordability, the income and rent levels contemplated, the sources and amounts of financing, 
including any tax exemption assumptions, and a brief description of the most relevant development 
experience of at least the Principal(s) who would manage the Project.   
 
 
TAB C – Applicant Description  
 
All Applicants must complete the Development Team Information and Applicant Questionnaire 
(Forms C-1).  Applicants that include a non-profit organization as a member of the Development 
Team must also complete the non-profit section of the Applicant Description (Form C-2). 
 
If the Applicant is a joint venture, the Principals of each entity that make up the joint venture must be 
identified, and a Principal of each entity must sign the Form. 
 
Applicants must include a chart or diagram explaining the intended form and structure of any 
proposed partnership or joint venture. The structure and percentages of ownership and investment 
must be included.  
 
Applicants must provide resumes of Principals and key staff for daily project management on the 
Development Team. Applicants are encouraged to provide communications and marketing materials 
for the firm and project portfolio, and provide a staffing and governance plan indicating which 
Principals, partners, and staff members would have primary roles and responsibilities for decision-
making and daily project management roles for implementing the Project.  Organizational charts, 
schedules, and project budgets should demonstrate the project management approach and capacity 
to manage complex development projects within a public/private partnership.   
 
 
TAB D – Development Experience, Management Experience and Current 
Workload 
 
Each Principal of the Applicant must complete Forms D-1 through D-3.  If an individual has no 
experience, this shall be indicated by including a form marked “None”.  Forms D-1 and D-2 should be 
submitted as Excel files in original formatting on the flash drive. 
 
A separate form shall be provided for each Principal with residential management experience.  Care 
should be taken to provide accurate information about references. In addition, a separate form shall 
be provided for a Principal or managing agent proposed to manage the Development.   
 
 
TAB E – Assets Statement  
 
Each Principal of the Applicant must submit audited or reviewed financial statements describing in 
detail the Principal’s financial status in the two (2) most recent fiscal years preceding the deadline for 
the submission of Proposals in response to this RFP.  Publicly-owned companies must submit the 
latest annual report and Form 10K as well as any Form 10Q submitted after such Form 10K.  As an 
alternative, the Assets Statement in Form E may be used.   
 
 
TAB F – Development Schedule  
 
Applicants must provide a development schedule and phasing plan (if applicable), including 
benchmarks for commencement and completion of design and construction drawings, New York City 
Department of Buildings plan approval, site due diligence and preparation, bidding, financing, 
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construction commencement and completion, marketing and lease-up, and occupancy of the Project.  
In order to complete the timeline, assume at least one (1) year for HPD approvals for pre-
development work and ULURP certification.     

 
 
TAB G – Design Team Experience & Narrative 
 
Applicants must submit design team’s resume, focused on projects in the last ten (10) years, and 
qualifications detailing applicable residential and mixed-use development experience.  This should 
include any high-performance buildings that were certified through Enterprise Green Communities, 
USGBC-LEED, Energy Star, or Passive House. 
 
Applicants must provide a detailed narrative description outlining the proposed architectural and 
design concept for achieving the vision and goals outlined in this RFP.  The design description should 
include unique elements and strategies for addressing key contextual characteristics of the Site and 
neighborhood, as well as construction methodologies that make the design, construction and 
operation of the building more durable, sustainable, and cost efficient.  For this RFP, the design 
description must include Passive House elements, and any additional sustainable, health, active 
design, and universal design elements incorporated into this Project.  This narrative must also 
describe the integration of the four GreenThumb community gardens into the project, including their 
location within the Site, the build-out of their spaces and infrastructure to be provided, and how the 
Project is responsive to their basic needs and priorities (see Appendix B). 

 
Finally, the design narrative is intended to highlight elements of the photos, plans, elevations and 
renderings, infrastructure and construction, and zoning analysis as part of the Architectural 
Submission (See Tab H). 

 
 

TAB H – Architectural Submission  
 
All plans must be prepared by a Registered Architect or Professional Engineer.  All materials must be 
on paper size of 11” by 17” or smaller and must be easily reproducible.  The following must be 
included:   

 
Photographs and Area Plan 
 

• Photos: images of the Development Site and the Development Site’s relation to surrounding 
buildings, streets, sidewalks, and open spaces, at least 3” x 5” in size. Photos must be keyed 
on the area plan outlined below. The photos should be clear enough to be reproducible.  
Applicants are encouraged to submit photos of other neighborhood and community 
characteristics and conditions that informed the designs. 
 

• Area Plan: A copy of the most recent Sanborn map of the area; indicate vehicular traffic 
directions and locations of bus stops in a two-block radius. 

 
• When discussed in the design narrative (Tab G), this section should highlight the 

neighborhood character and site conditions that provided direction for design solutions, as 
well as socio-economic and cultural characteristics and history that informed the design 
approach. 
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Site Plan 
 

• Site plan indicating all components of the Project and other development within one block of 
the Development Site. 

 
• Circulation and open space plan with walkways, sidewalks, garage and parking areas, 

building entrance/egress points, streetscape improvements, landscapes, outdoor furniture, 
and plant materials, fences, gates, lighting, easements, and encroachments, with dimensions. 

 
• Sites plans are to be dimensioned, clearly illustrated, and include setbacks, encroachments, 

easements, and other relevant site plan conditions and features. 
 

• Plans should include a North arrow, actual scale and graphic scale. 
 

• For this RFP, site plans will include the location, infrastructure, connections, and other 
improvements for the GreenThumb community gardens. 

 
• The design narrative (Tab G) should discuss each of these elements, as well as the 

programming of open space, connections to neighborhood resources and transportation 
systems, and unique urban design elements. 

 
Elevations and Renderings 
 

• Elevations: Dimensioned (at the same scale as floor plans) and clearly illustrated elevations of 
all building facades.  Finishes, construction materials, ceiling heights, and floor elevations 
(level) must be shown and labeled on drawings.  

 
• Renderings:  Applicants are encouraged to submit architectural renderings to provide a better 

understanding of the development concept. Perspective drawings/renderings are optional, 
and do not replace the submission of required elevations. (Physical models will not be 
accepted). 

 
• The design narrative (Tab G) should discuss each of these elements, as well as how these 

design elements related to the contextual architecture and urban design of the neighborhood, 
the unique character of materials that provide durability and aesthetic quality, and how the 
fenestration provides quality light and air, as well as addresses solar gain. 
 

Floor Plans / Unit Plans 
 

• Floor Plans: dimensioned (at the same scale as the elevations) and clearly illustrated typical 
floor plans.  Include floor plans of floors with building amenities and shared spaces.  Floors 
plans and narrative description should indicate unit distribution throughout building. 
 

• Unit Plans: A unit plan for each unit is not required.  However, submissions must include 
dimensioned plans of typical units illustrating total square footage, circulation, bedrooms, 
living room, dining, kitchen, closets, bathroom(s), and other standard or unique unit features. 

 
• Unit plans must be 1/8”=1’0”. Unit and bedroom dimensions should be as illustrated in the 

HPD Design Guidelines for Multifamily New Construction and Senior Housing. 
 

• Active and Universal Design:  Plans should illustrate any active and universal design features. 
 

• The design narrative (Tab G) should discuss each of these elements, as well as the following: 
 

o Total project square footage, location, and uses.  Detail by gross, and net 
rentable/ saleable, including basements, circulation, mechanical rooms, storage 
areas. 
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o How the typical unit plan accommodates the needs of the target market. 

 
o How the typical floor plan maximizes efficiencies and creates safe, high quality 

circulation patterns. 
 

 Infrastructure and Construction 
 

• Infrastructure Plan: Dimensioned plan of relevant and known infrastructure features, 
including, but not limited to easements, encroachments, public utilities, and other conditions 
that influence the site planning, development, and construction of the Site. 
 

• Green Infrastructure: Dimensioned drawings of sustainable site design features and green 
infrastructure to manage storm water or other environmental conditions. 

 
• The design narrative (Tab G) should discuss each of these elements, as well as, if applicable, 

a general discussion of the rationale for the proposed phasing of the development and how 
this phasing plan is impacted by the requirements for providing infrastructure and other public 
improvements. 

 
Zoning and Site Due Diligence 
 

• Zoning: Zoning map for the Development Site, and a detailed zoning computation and 
analysis to demonstrate compliance with, or variance(s) from existing zoning. 
 

• Building: Building Code analysis and information indicating occupancy group and construction 
classification. 

 
• FAR: Square footage analysis with detail breakdown of residential, commercial/ community 

facility, parking, open space, and other components of the development program. 
 

• Building Envelope: mass, height, set-back and other building envelope analyses. 
 

• The design narrative (Tab G) should discuss each of these elements, as well as a planning 
analysis and site capacity study describing compliance with, or variance from applicable 
zoning and other legal requirements, as well as any known environmental concerns and how 
the Applicant intends to address them. 
 

 
TAB I– Sustainability and Resiliency 
 
Applicants should provide a concise narrative describing sustainability and resiliency elements 
included in their proposal.  Address any unique design and construction features that involve resiliency 
concerns for site and building operations. 
 
Passive House 
 
The Applicant’s narrative on sustainability and resiliency should clearly describe and illustrate the 
Passive House elements of the Project, and outline a preliminary plan for achieving certification 
through PHI or PHIUS.  The narrative should convey an understanding of Passive House principles 
and the likely issues to navigate in implementing a Passive House building.  This should include, but is 
not limited to, an overview of the Development Team experience with Passive House, a general plan 
for quality control during the construction process, a description of the building façade materials, and a 
discussion of long-term maintenance and capital replacement costs.  Applicants should also complete 
and include the 2015 New York City Overlay of the Enterprise Green Communities Criteria (found in 
Appendix G) in this tab.   
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TAB J – Environmental Proposal  
 
Applicants must submit a proposal for environmental testing and/or remediation, if applicable.  The 
Developer should select a reputable environmental planning consultant with experience in the 
preparation of CEQR documents for rezonings.   

 
 
TAB K – Financing Proposal 
 
Applicants must submit a completed Financing Proposal (Form K) in both hard copy and Excel 
format.  Electronic copies of the forms can be downloaded from the HPD website. If portions of the 
Project are separately financed, the Applicant should provide separate proposals for each portion.   
 
All proposals must reflect the rent price affordability calculations (based on AMIs), and utility 
allowances described in Form K.  In addition to the minimum affordability requirements described 
throughout this RFP, any subsidy programs that are utilized will determine any additional, affordability 
requirements, as applicable.  
 
An estimate of the square footage construction costs using both net and gross square footage must 
be provided along with the Project budget. 

 
Specific information about the superintendent’s unit(s) should be included, as appropriate, in Form K.  
If the superintendent is not located onsite, a letter explaining alternative provisions for janitorial 
services that satisfy the Housing Maintenance Code must be included in this tab. 
 
In addition to Form K, a narrative description that clearly explains the financing structure of the Project 
should be included. The narrative must explicitly identify proposed subsidy/financing programs. All 
proposals must include a primary financing scenario that does not rely on competitive financing 
sources from Federal, State or City Governments, including but not limited to HDC or HPD 9% Low 
Income Housing Tax Credits or any other competitive programs offered by HFA, HCR or HPD.  The 
narrative may also include an alternative financing scenario for proposals that incorporate the use of 
competitively allocated funds, such as 9% Low Income Housing Tax Credits and NYS Housing Trust 
Fund subsidies, among others.   
 
Units must remain in the rent regulation system for the duration of the Project, but in no case less than 
thirty (30) years.  The Developer may submit a proposal to extend the affordability period for an 
additional number of years in this Tab.  Preference will be given to Proposals with a feasible plan for 
long-term affordability beyond the regulatory period.   
 
Market comparables, in the form of detailed rental listings of at least three properties/projects within 
less than a mile of the Site and with similar operations, must be provided. Applicants must provide 
detailed market comparable for all underwritten income assumptions.   
 
The plans and costs for ongoing maintenance of open space(s) must be included in the narrative and 
budget. 
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TAB L – Financing Letters of Interest  
 
Private and Public Funds 
 
Private Financing 
 
If private financing is proposed, a letter, or letters of interest, from a private lender or lenders must be 
included.  Letters must be dated no earlier than two (2) months from the date of submission of the 
Developer’s proposal.  Applicants may use different private lenders for construction and permanent 
financing. The letters must be provided on the lender's letterhead, signed by a representative of the 
lender, and must state the amount and terms of the financing. The letter(s) must indicate a willingness 
to provide construction and permanent financing in amounts and with terms consistent with the 
proposal, and must include the following: 
 

Construction Loan 
 
• The amount of financing that the lender would consider based on the lender’s preliminary 

determination of feasibility, based on expected development costs, operating 
income/expenses, and associated residential rent levels; and 
 

• The interest rate (fixed or variable), the equity requirement, applicable fees, and other terms 
under which the lender would provide construction financing. 

 
Permanent Loan 
 
• The amount of financing that the lender would consider based on the lender’s preliminary 

determination of feasibility, based on expected development costs, operating 
income/expenses, and associated residential rent levels; and 
 

• The interest rate (fixed or variable), the equity requirement, applicable fees, and other terms 
under which the lender would provide permanent financing; and 

 
• The maximum loan to value ratio and other underwriting criteria, including treatment of rental 

income, minimum maintenance and operating expenses, and debt service coverage 
requirements. 

 
Public Financing 
 
If HDC bond financing is proposed, a letter of interest from HDC is NOT required.  However, a letter of 
interest from a credit enhancer acceptable to HDC must be provided and must include underlying 
credit terms including, as applicable, the amount of the proposed letter of credit, the terms of 
agreement, applicable fees and any other conditions. 
 
If the use of public funds from sources other than HPD or HDC is proposed, a written indication of 
interest (e.g. a letter of interest, a commitment letter or an award letter) dated no earlier than two (2) 
months from the date of submission of the Developer’s proposal, must be included.  Each letter must 
be on the organization’s letterhead and signed by a representative of that organization. 
 
Competitive Sources 
 
Any Proposal that includes funding or financing that is awarded on a separate competitive basis must 
submit an alternative scenario using non-competitively awarded sources and must provide appropriate 
letters of interest from those sources. 
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TAB M – Commercial/Retail and, if applicable, Community Facility Plan & 
Experience  
 
Proposals must provide a Plan for Commercial use and Community Facility use, if applicable.  Site 
planning, building arrangement, building systems, interior layouts, building materials, amenities, core 
and shell improvements, tenant improvements, and streetscape treatment will be considered.   All 
Proposals must include a narrative that describes, at a minimum, the business attraction and retention 
strategy and the management/operations plan, which is feasible and responsive to the community’s 
needs and priorities identified through HPD’s community outreach process.  The Plan must specify 
use and services to be provided, staffing and/or partners who will provide the services, operating 
budget and funding sources. A letter or letters of interest from prospective Commercial or Community 
Facility tenants must be provided.  Agreements with community service providers, if applicable, are 
encouraged.  If private financing is proposed, a letter or letters of interest from a private lender or 
lenders must be included.  Developers should also describe their prior experience operating projects 
with Commercial or Community Facility Uses in comparable markets.  Identify the neighborhoods, 
square footage, and key highlights of the tenant mix. 
 
Market comparables, in the form of detailed rental listings of at least three retail spaces within less 
than a mile of the Site or a comparable retail location with similar retailer types, must be provided.  If 
the Proposal includes a retailer not currently found in the area, provide estimated rents that can be 
feasibly achieved at the Site. 
 
 
TAB N – Marketing Plan  
 
Applicants must provide an affirmative marketing plan for the lease-up and/or sales of all affordable 
housing units. The marketing plan should include information about the anticipated target markets of 
the Project; pricing structures and amenities; community outreach strategy; and other relevant 
information. Proposals must explain how the Project affirmatively furthers fair housing.  The strength 
of the marketing plan to affirmatively further fair housing will be evaluated.  See 
http://portal.hud.gov/hudportal/HUD?src=/program_offices/fair_housing_equal_opp/promotingfh for 
more information.  The marketing plan must comply with the HPD-HDC Marketing Guidelines 
(Appendix H). 
 

 
TAB O – Local Hiring / HireNYC 
 
Applicants must demonstrate a plan for outreach to residents of the Community District within which 
the proposed project is located related to employment opportunities generated by the proposed 
project.  Said outreach may be demonstrated by activities including, but not limited to, training 
programs, job placement activities and connection to HireNYC objectives, as well as Applicants’ own 
staffing practices, and/or Applicants’ contracting practices on the proposed project.  Applicants will be 
required to comply with their outreach plans and will be required to regularly report on their outreach 
activities. 

 
  

Tab P – Minority and Women Business Enterprise (M/WBE) 
 
Applicants are encouraged to submit a narrative that demonstrates that their programming (such as 
training programs or job placement activities), their own staffing practices, or their use of M/WBE firms 
on the proposed project, will help to increase the participation of racial or ethnic minorities and/or 
women in the construction or management of the Development. 

 
 

http://portal.hud.gov/hudportal/HUD?src=/program_offices/fair_housing_equal_opp/promotingfh
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Tab Q – Trade Secrets 
 
All proposals and other materials submitted to HPD in response to this RFP may be disclosed in 
accordance with the standards specified in the Freedom of Information Law, Article 6 of the Public 
Officers Law (FOIL).  The entity submitting a Proposal may provide in writing, at the time of 
submission, in Tab O, a detailed description of the specific information contained in its submission, 
which it has determined is a trade secret and which, if disclosed, would substantially harm such 
entity’s competitive position. This characterization shall not be determinative, but will be considered by 
HPD when evaluating the applicability of any exemptions in response to a FOIL request. 

 
 

B. Proposal Format 
 
Each Proposal must include one (1) bound original, one (1) bound copy and one (1) flash drive with all 
components of the Proposal.  An authorized representative of the Applicant must sign the original 
proposal.   
  
Each Site will require a separate design and financing Proposal.  Each Proposal must be tabbed as 
indicated above in Section A. Proposal Content and Tabbing.  The tabs should run down the right 
hand side of the bound Proposal document. 
 
All forms associated with the Proposal must follow the format included in this RFP.  All Forms 
included in Appendix J (Proposal Forms) will be made available for download on the HPD website.  
Forms D-1, D-2 and Form K (Financing Proposal) must be submitted as Excel files and in original 
formatting on the flash drive.   
 
Please keep all aspects of your proposal confidential to your team while the review process is 
occurring. 

 
 

C. Proposal Modifications 
 
An Applicant may submit a complete modified Proposal to replace all or any sections of a previously 
submitted Proposal up until the submission deadline of August 23rd, 2016.  HPD personnel will not 
insert pages or otherwise modify the Applicant's Proposal.  The Applicant has the full responsibility for 
ensuring that its final Proposal has been submitted in the desired form by the submission deadline.  
The front cover of a modified Proposal must identify the submission as a modified proposal and 
include the date on which the modified Proposal is submitted. 
 
Modifications received after the submission deadline due date will not be considered. If HPD 
determines, upon review of a Proposal, that any items are missing and/or incomplete, HPD, in its sole 
discretion, by written notification given to the Applicant, may permit the Applicant to provide or clarify 
such items.  Failure to provide complete information in a timely fashion could result in rejection of the 
Proposal.  

 
 

D. RFP Addenda 
 
HPD reserves the right to amend or withdraw this RFP at any time.  In order to be considered, 
Proposals must conform to any amendments that may be issued to this RFP.  Amendments may 
include, without limitation, any requirements and terms or conditions contained in this RFP.  HPD will 
advise each Applicant of any clarifications or revisions. 
 
If, in HPD’s judgment, additional time is required for Applicants to prepare their Proposals, HPD 
reserves the right to grant an extension of the deadline for submission of a Proposal, and such 
extension will then be granted to all Applicants. 
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E. References and Requests for Further Information 
 
Submission of a Proposal shall constitute permission from the Applicant for HPD to make such 
inquiries concerning the Applicant as HPD deems necessary. HPD reserves the right to communicate 
with any of the Applicants, but HPD is not obligated to do so.  HPD may discuss the Proposals of any 
Applicants concurrently or sequentially, as HPD may determine. No Applicant has any rights against 
HPD arising from any such invitation to a discussion, or from any negotiations that may arise pursuant 
to the discussions. 
 
Applicants must comply with all requests for information and, if requested by HPD, appear for 
presentations or discussions. If any Applicant fails to do so within the time period given (or within any 
time extension that HPD may grant), HPD may deem this as a failure and act of non-compliance with 
the RFP, which will permit HPD to select another Applicant or to solicit new Proposals. In furtherance 
and not in limitation of the foregoing, before a final selection is made, an Applicant may be required to 
produce more detailed information concerning the professional background of those persons who own 
and manage such Applicant, a report on the financial background of such Applicant, and information 
concerning the nature and status of any past or pending threatened charges or actions (including 
lawsuits, criminal or disciplinary actions, administrative proceedings by any governmental or regulatory 
agency or bankruptcy action) against such Applicant or any of its partners, directors, officers, 
employees, shareholders, subsidiaries, or affiliates, as the case may be. 
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XI. CONDITIONS, TERMS, AND LIMITATIONS                                                                                                                             
 

 
This RFP is subject to the specific conditions, terms, and limitations stated below: 
 
The Site is to be disposed of in its “as is” condition.  The City, its officers, agents and employees make no 
representation whatsoever as to the physical condition of the Site or its suitability for any specific use. 
 
The Site shall be subject to New York City real property taxes and charges.  Tax benefits may be available 
under the UDAAP, 420-c, 420-a, and/or Article XI tax exemption programs. 
 
The proposed Project shall conform to, and be subject to, the provisions of the New York City Zoning 
Resolution, Building Code, and all other applicable laws, regulations, and ordinances of all Federal, State, 
and City authorities having jurisdiction, as the same may be amended from time to time. 
 
Valid permits and approvals, as required by City, State, and Federal agencies, shall be obtained by the 
Developer prior to commencing work. 
 
The commencement of negotiations with a Developer will depend on satisfaction of the additional 
documentation and review requirements described in this RFP, and will be subject to the subsequent 
approval of the Mayor. 
 
The City will convey the Site pursuant and subject to the provisions of the LDA.  HPD will recommend to the 
Mayor the acquisition price as stated.  Where required, all documentation, including but not limited to the 
deed and LDA, shall be in form and substance satisfactory to the Mayor and Corporation Counsel.  The 
conveyance will be subject to satisfaction of the applicable provisions of the City Charter and Article 16 of 
the New York State General Municipal Law. 
 
No transaction will be consummated if any Principal of any selected Developer is in arrears, or in default 
upon any debt, lease, contract, or obligation to the City of New York, including without limitation, real estate 
taxes and any other municipal liens or charges.  The City reserves the right not to review any Proposal by 
any such Applicant. 
 
The Developer and any contractor it retains must pass a City background check before closing. 
 
No commission for brokerage or any other fee or compensation shall be due or payable by the City, and the 
submission of a Proposal will constitute the Applicant undertaking to indemnify and hold the City harmless 
from and against any such claim for any such fee or compensation based upon, arising out of, or in 
connection with any action taken by the Applicant, the selection of the Applicant’s submission and invitation 
to the Applicant to respond to this RFP, the conditional designation of a Developer pursuant to this RFP, or 
the sale of the Site. 
 
The City is not obligated to pay, nor shall in fact pay, any costs or losses incurred by any Applicant at any 
time, including the cost of responding to the RFP. 
 
The selection of an Applicant will mean only that HPD may commence negotiations with that Applicant 
regarding the development of the Development Site.  HPD will send the Negotiation Letter to the selected 
Applicant.  The selected Applicant must begin pre-development work within thirty (30) days of the date of the 
Negotiation Letter.  The selected Applicant will be expected to start construction on the date specified in 
their Development Schedule; however, the Applicant must expect to commence construction no later than 
twelve (12) months from the date of the Negotiation Letter. 
 
This RFP does not represent any obligation or agreement whatsoever on the part of the City.  Any obligation 
or agreement on the part of the City may only be incurred after the City enters into a written agreement 
approved by the Mayor and Corporation Counsel.  The City is under no legal obligation to convey the 
Development Site offered through this RFP through a competitive process.  The City reserves the right to 
use the Proposals submitted pursuant to this RFP as a basis for negotiation with Applicants as the City 
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deems appropriate.  HPD may reject at any time any or all Proposals, amend or withdraw this RFP in whole 
or in part, negotiate with one or more Applicants, and/or negotiate and dispose of the Development Site on 
terms other than those set forth herein (including to parties other than those responding to this RFP).  HPD 
may also, at any time, waive compliance with or change any of the terms and conditions of this RFP, 
entertain modifications or additions to selected Proposals, or withdraw the Site or portions of the Site from or 
add individual parcels to this RFP. 
 
Selection of an Applicant’s Proposal will not create any rights on the Applicant’s part, including, without 
limitation, rights of enforcement, equity or reimbursement, until after the approvals of the City Council, 
Mayor, and Corporation Counsel, and until the deed, LDA and all related documents are fully executed and 
approved.  The terms of the deed and LDA after execution, shall govern the relationship between the City 
and the Developer.  In the event of any variance between the terms of this RFP and the deed or the LDA, 
the terms of the deed and/or LDA will govern. 
 
All determinations as to the completeness or compliance of any Proposals, or as to the eligibility or 
qualification of any Applicant, will be within the sole discretion of the City. 
 
This RFP and any agreement resulting there from are subject to all applicable laws, rules, and regulations 
promulgated by any Federal, State, or municipal authority having jurisdiction over the subject matter thereof, 
as the same may be amended from time to time. 
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XII. CONFLICTS OF INTEREST 
 

 
Current and former employees of the City of New York may respond to this RFP only in accordance with 
Chapter 68 of the New York City Charter governing ethics and conflicts of interest affecting City personnel.  
Section 2604(c)(7) of the City Charter contains specific prohibitions that exclude enumerated groups of 
employees from participating in the sales process.  In addition, current HPD employees may not respond to 
this RFP. 
 
Persons in the employ of the City considering the submission of a Proposal are advised that opinions 
regarding the propriety of their purchase of City-owned property may be requested from the New York City 
Conflicts of Interest Board.  This body is empowered, under Section 2602 of the City Charter, to issue 
advisory opinions on conflict of interest questions and other matters of ethical considerations.  It is not 
necessary, however, that such an opinion be obtained prior to responding to this RFP. 
 
Former employees of the City of New York are also advised that the City Charter imposes certain 
restrictions on post-employment and business relationships with the City.  Such individuals should consult 
the specific provisions on this issue contained in the City Charter. 

 
 



 
 
 

APPENDIX A:  
Community Visioning Report 



East 111th Street Site 
Community Visioning 
Summary Report

April 25, 2016

Office of Neighborhood Strategies
NYC Department of Housing Preservation & Development
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On February 25th, 2016, the Department of 
Housing Preservation and Development (HPD), 
with the help of the Office of City Council 
Speaker Melissa Mark-Viverito, Manhattan 
Community Board 11 (CB11), the Office of 
Manhattan Borough President Gale Brewer, and 
the Department of City Planning (DCP), facilitated 
a community visioning workshop to gather 
public input for the future development of new 
affordable housing, community gardens, and 
neighborhood amenities on the East 111th Street 
Site in East Harlem.
 
This public report summarizes the results 
of the workshop and additional feedback 
received through email and post-workshop 
questionnaires. This report is also available on 

01 Introduction

HPD’s website at http://www1.nyc.gov/site/
hpd/community/east-111-street.page  and will 
be attached to the Request for Proposals (RFP) 
issued for this Site. RFP applicants are strongly 
encouraged to consult it.
 
The purpose of the workshop was to understand 
community priorities, gather ideas for future 
development on the site, and enable meaningful 
and interactive participation from those who live 
and work in East Harlem and have an intimate 
understanding of neighborhood conditions and 
needs. HPD also held meetings with community 
gardeners to ensure their needs are met. Input 
gathered from the engagement process informed 
the development of the RFP for the site.

Why: Development, Informed by the Community
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The workshop was held at the Clinton Houses 
Community Center. Over 100 community 
members participated, including families, seniors, 
CB11 members, garden representatives, and 
local groups, with the majority living and working 
within a half mile of the site. About 36 HPD and 
DCP staff members facilitated at 11 different 
tables.

HPD designed participatory and interactive 
activities to gather community input on needs 
and desires, including:
• Housing types
• Community facility uses
• Retail types
• Affordability levels
• Site layout and urban design

Outreach for the event was conducted with 
the help of the Manhattan Borough President’s 
Office, Office of Speaker Melissa Mark-Viverito, 
CB11, and local community organizations 
through door-to-door canvassing, street flyering, 

and email blasts to local groups.

In addition to the workshops, HPD created a 
paper and online feedback form with similar 
questions that were asked through activities 
at the workshop. Project partners collected 
feedback over the phone and in district offices. 
The Borough President’s Office distributed 400 
surveys in the neighborhood. Posters were 
placed along the sidewalk of the site to inform 
people about the site, the timeline and process, 
and how to submit feedback. 

Outreach and participation in numbers:

2500+  bilingual flyers distributed

  100+ community members attended

    245+  total questionnaires completed

How: Community Visioning Workshops
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The East 111th Street site, bounded 
by East 112th Street, Park Ave, and 
Madison Ave, is a public site owned 
by the City of New York through HPD. 
The site is over 76,500 square feet in 
size and encompasses community 
gardens and a baseball field. Two 
privately owned parcels also exist 
on the block. Four community 
gardens will remain on the site, while 
two will be incorporated into other 
gardens within the surrounding 
neighborhood. The Parks 
Department is working with the 
organization that currently utilizes 
the baseball field to obtain a permit 
for another field in the area.

Stakeholder 
Meetings

Jan & Feb

Community 
Board 

Briefing

February 10

Community 
Visioning
Workshop 

February 25

Continued Engagement 
through questionnaire 

and meeting with 
stakeholders

March and April

Community Engagement & RFP Development

Next Step:
RFP 

Release

Spring 2016Community 
Board Report 

Back

March 9

Community Engagement Timeline

What: The East 111th Street Site

Existing gardens that will 
be reintegrated into site 
plan of future development

City-owned portion 
of the site

N
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HPD and Parks met with leaders of the four gardens that will remain on site to 
understand the needs of the gardeners and how they might be incorporated 
into the future development of the site. These priorities are summarized in a 
document that will also be attached to the RFP. Top Left: Mission Garden; Top 
Right: Villa Santurce; Bottom Left: Villa Santurce Jardineras; Bottom Right: 
Chenchita’s. Photo Credit: Chelsea Kelley.

What: Building off the East Harlem Neighborhood Plan

Previously Stated Community Goals

Develop 100% permanently 
affordable housing for a mix of 
incomes, prioritizing deepest levels 
and vulnerable populations

Promote sustainability, open space, 
continued community gardening, 
and active recreation and design

Activate ground floors with 
commercial and community facility 
uses that serve the neighborhood

Support small businesses and 
promote local economic and 
workforce development

Promote walkability and pedestrian 
safety

Source: General principles paraphrased from the 
East Harlem Neighborhood Plan recommendations 
related to public sites. See RFP Appendix for 
specific EHNP recommendations related to public 
sites and visit www.eastharlemplan.nyc

This initiative builds off the planning framework identified in the 
East Harlem Neighborhood Plan (EHNP), which is the product of 
a community planning process that began in May 2015 and was 
convened by the City Council Speaker Melissa Mark-Viverito, 
Manhattan Borough President’s Office, CB11, Community 
Voices Heard, and a diverse group of East Harlem stakeholders. 
The EHNP outlines a number of recommendations for the 
development of public sites in the neighborhood, many of which 
were echoed by workshop participants.

What: Incorporating Community Garden Needs
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Though there were many different visions for the 
site, the following were common threads that the 
majority of tables identified as priorities:

Programming
• Housing Types: Families, singles and young 

couples, seniors, and other supportive 
housing for those with special needs

• Community Facility Types: Arts and cultural 
center, publicly-accessible open space, 
active recreation facility, and other youth and 
workforce/economic development centers.

• Retail Types: Sit-down restaurant or cafe, 
affordable supermarket with healthy food 
options, and pharmacy; commercial uses in 
general should promote activity and enliven 
the street

Affordability
• Rents affordable to a wide mix of household 

incomes, but prioritizing extremely low and 
very low income households

• Strategies for affordability in perpetuity, such 
as community land trusts and non-profit 
ownership 

• Options for homeownership

Site Layout & Urban Design
• Maximize the number of affordable units, 

while respecting surrounding context
• Create multiple buildings of varying scales 

with greater heights on the avenues
• Buildings should incorporate setbacks
• High quality design and green / sustainable 

features
• Retail should be located on the avenues
• Gardens should be located where there is 

access to adequate sunlight

02 Summary of Findings

• Safety and security strategies should be 
prioritized on Park Avenue

• Streetscape improvements, such 
as trees, benches, bike racks, and 
lighting, should be incorporated into the 
development and sidewalks

• Publicly-accessible open space (in 
addition to the four community gardens 
being incorporated into the new 
development)

Additional Considerations
• Local hiring initiatives, fair wages, and 

apprenticeship programs
• Targeted marketing of new units to local 

residents and those that have been 
displaced from the neighborhood

• Willingness to work together with 
the community and gardeners, after 
developer selection

An earlier revision of these findings was 
presented to the CB11 Land Use Committee 
on March 9th, 2016, and were adjusted 
to include additional feedback received 
through March 22 from the paper and online 
questionnaires, email account, and additional 
feedback reported to CB11, Borough 
President, and City Council Speaker. 

HPD will evaluate RFP submissions based 
on the quality and feasibility of the proposals, 
as well as how they respond to the priorities 
articulated by the community.
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A family-oriented community where 
there is a greater sense of belonging

“

A space to help bring neighbors from 
diverse backgrounds together to 
socialize...Spaces where people from 
all walks of life feel welcome and 
there are opportunities for people 
to have meaningful and positive 
interactions

“

“

6

My kids to be able to afford to live in the 
neighborhood in which they grew up

Development that will accomodate 
the people who have lived and 
contributed in this neighborhood 
all these years, but are getting 
displaced due to gentrification and 
rising rents

“

I love East Harlem and I 
want it to flourish and grow“
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03 Desired Uses

As a warm up exercise, each participant filled 
out a questionnaire and defined his or her top 
three types of housing, community facilities, 
and retail needs in the neighborhood. A total of 
75 questionnaires in both English and Spanish 
were collected at workshop tables, and 171 were 
collected through the online and paper versions. 
At the workshop, participants at each table 
worked together to design their ideal program for 
the site through a hypothetical building activity. 
Participants used tiles with images of different 
types of housing, community facilities, and retail 
uses and prioritized the uses they wanted to 
see built (pictured on page 8). The questionnaire 
results are summarized on pages 9-10.
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Hypothetical Building Activity - Final Boards

“

“

The community desperately 
needs resources to help find jobs, 
engage in structured recreation, 
and help youth through quality 
afterschool programs.

“

Living on a fixed income is hard in 
NYC. Let’s safeguard our seniors as 
meaningful members of our community.

We need access to affordable 
fresh fruits and vegetables and 
healthy restaurant options.

OF TOTAL TABLES...
 

75% prioritized 
a workforce training 
center. About 55% 
prioritized an arts /
cultural center, day 
care, grocery, sit-
down restaurant, 
or small business, 
while 45% wanted 
a healing center.
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Housing type Range at 
tables1

Average 
proportion1

Family 26-50% 35%

Singles / Couples 25-44% 29%

Senior 6-33% 16%

Supportive 6-25% 17%

Other 0-11% 2%
1Percent of total “housing” tiles placed on boards. Range 
and averages reflect information from 11 different tables.

Top 3 Housing Types

Top 3 Community FacilitiesAn arts and cultural center was identified as 
a top priority, with a particular focus on youth 
programming. Open space was another primary 
need, with an emphasis on preserving the 
community gardens and creating additional 
public open space. Additionally, participants 
voiced a desire for an active recreation facility, 
youth and workforce development or small 
business incubator, and affordable day care 
option. A few tables suggested a multi-purpose 
community center that would have youth and adult 
programming centered around active recreation, 
arts and culture, and economic development / 
education.

Participants prioritized units for families, singles 
and young couples, and seniors as the top 
housing needs in the community. Other supportive 
housing types were also prioritized, particularly for 
veterans, formerly homeless, grandparents raising 
kids, and people with disabilities. For supportive 
housing and units for young couples and singles, 
we heard a strong preference for one bedrooms 
over studios. Homeownership opportunities were 
also mentioned as desirable.
 
The chart below compiles the results from the 
hypothetical building board activity (pictured on 
the previous page), summarizing the aggregate 
proportions of each type of housing that table 
participants desired to see on the site:

Types of Housing

Types of Community Facilities

IDEA: Creating new public open space was very important to many participants. However, 
creating more open space means could potentially limit the number of affordable units 
that can be built. As a way to achieve both goals, some participants suggested creating a 
publicly-accessible rooftop garden on the new development.

20

27

31

46

46

46

56

104

127

159

Living w/ Chronic Illness

Victims of Domestic Violence

Other

Living with Disabilities

Grandparents raising kids

Homeless

Veterans

Seniors

Singles/Young Couples

Families

24

30

34

36

42

56

56

60

101

104

117

School

Other

Health Clinic

Day Care Center

Senior Center

After School Center

Job Training Center

Small Business Incubator

Active Recreation Center

Open Space

Arts/Cultural Center
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Top 3 Retail UsesThe need for more retail was a key theme, 
with residents noting a lack of amenities and 
a desire to activate blank street walls within 
the neighborhood. A sit-down restaurant 
or cafe that could serve as a community 
gathering space was identified as the top 
priority. Participants also noted the need for an 
affordable supermarket in the neighborhood 
with fresh, healthy food options, especially 
since the recent closing of the Pathmark on 
125th Street. Participants also noted a lack of 
convenient access to a pharmacy, bank, or other 
convenience retail.

Types of Commercial / Retail

“ A small business incubator would foster 
entrepreneurship skills in a community 
that is not often provided with the 
opportunities to develop ideas and 
products.

25

28

35

65

66

78

92

95

119

Clothing Store

Hardware Store

Other

Gym

Bank

Pharmacy

Café

Supermarket

Sit-Down Restaurant
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04 Affordability

The second activity simulated the challenges associated with making an 
affordable housing project work financially -- to not only build affordable 
housing but also maintain it over the long term. We asked participants, within 
these parameters, “What mix of affordability levels are most important in the 
neighborhood?”
 
The activity began with an overview of Area Median Income (AMI)1, the 
neighborhood’s income distribution, and rents considered affordable to 
families of different household sizes and incomes. Then, each person received 
a limited number of tickets (representing City subsidy) that could be traded 
for stickers symbolizing apartments at different rent levels. In general, more 
tickets were needed for deeper affordability, and higher-rent units could help 
subsidize more affordable units. Participants had to fill their buildings with 
stickers using a limited number of tickets to design their mix of affordability 
levels. After the exercise, we asked people to share their concerns, as well as 
their ideal affordability mix if there were no rules.

In addition to the workshop activity, the online feedback form asked 
respondents what mix of affordability is most important for the site. 

“ A wide range of incomes is 
important to ensure diversity and a 
cohesive integrated community.

1 Area Median Income, or AMI, is the measure used to describe affordability levels for households of different 
incomes and sizes. HUD determines the AMI for different regions throughout the U.S. each year in order for them 
to qualify for federal funding. AMI for the New York Metro Area in 2015 is defined as $77,700 for a family of 3.  This 
is known as 100% of AMI. HPD uses this AMI as a point of reference and sets its own income requirements that are 
tailored to New Yorkers based on a percentage of that designated AMI. For example, a family of 3 earning $38,850 
(half of $77,700) is categorized as earning 50% of AMI. 
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Both workshop and questionnaire participants 
expressed a need for housing that served a range 
of incomes. While some envisioned housing on 
site to serve only a mix of extremely low- to low- 
income households, others envisioned the mix to 
include moderate and middle income households, 
particularly with homeownership opportunities, 
to create a more socioeconomically diverse 
development. The vast majority of participants 
desired 100% affordable housing with a focus 
on families earning less than 60% of AMI2, and 
emphasizing the urgency of units for those 
earning 30-40% of AMI3. Some also noted that 
moderate- and middle-income families also need 
affordable homes in the neighborhood.

Affordability Activity Board 

2 For a family of three earning approximately $46,620
3 Fora family of three earning approximately $23,350 - $31,080

What does it cost to build & maintain affordable housing?

80% 
AMI

60% 
AMI

50% 
AMI

40% 
AMI

Income: $31,080
Rents: $777

Income: $38,850
Rents: $971

Income: $46,620
Rents: $1,165

Income: $62,150
Rents: $1,553

30% 
AMI

Income: $23,350
Rents: $583

Source: U.S. Census Bureau ACS 5 Year 
Estimates 2008-2012

Units & Income Limits Levels*: To build, 
you need:

2 tickets

1 ticket

2 tickets

3 tickets

4 tickets

Instructions
1. Each person has 20 tickets, which represent a limited amount of “City subsidy.”
 
2. Trade in your tickets for stickers, which represent “units” affordable for a range of incomes.

3. Each “unit” differs in cost; in general, you need more tickets to subsidize deeper affordability.

4. You must fill up your building (10 stickers in total), but you don’t have to use all of your tickets.

5.  In the box underneath, tell us why.

Briefly share us your thoughts or tell us why you decided on this set of affordability levels:

0 tickets
+BONUS1

1 ticket 

120% 
AMI

100% 
AMI

Income: $77,700
Rents: $1,942

Income: $93,240
Rents: $2,331

For a household of 3 in a 2-bedroom apartment. 
Please refer to AMI cards for other family and unit sizes

*To describe affordability for different household incomes and family sizes, HPD uses the federal 
government’s Area Median Income (AMI) figure. For the New York Metro Area, AMI is defined at 
$77,700 for a family of 3. Families that earn less than this amount are categorized as a percentage of 
that AMI. For example, a family of 3 earning half of that figure ($38,850) is categorized as 50% of AMI.

Income: $128,205
Rents: $3,205

0 tickets 

A majority of those earning below 
30% of AMI are NYCHA households. 
About one third of total households 
in CD11 are NYCHA, earning an 
average median income of $19,000.

Of the total 
Households in 
East Harlem (CD11)

19% earn 120%+ AMI

12% earn 81-120% AMI

16% earn 51-80% AMI

16% earn 31-50% AMI

37% earn <30% AMI

165% 
AMI
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Participants also emphasized a 
desire for long-term affordability, 
citing strategies such as non-profit 
ownership and Community Land Trust 
models. Participants also wanted 
the developer to create a plan to 
promote local hiring, fair wages, and 
apprenticeship opportunities during 
construction.

I live in a building with a mix of incomes 
and it is a very exciting and meaningful 
expression of the history, creativity, and 
multiculturalism of NYC.

“

“ Affordability needs to be in 
perpetuity - Community Land Trusts 
can be a model to implement this.

Affordability Activity Boards

+
+“ Too much of new development 

is serving the middle and upper 
income brackets. Those that live 
and work here are being priced 
out of the neighborhood or have 
already been displaced.
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05 Site Layout & Urban Design

The third activity brought urban designers from the 
Department of City Planning to help visualize what 
participants envisioned in terms of urban design and 
public realm improvements. The facilitators asked 
participants: “How should the buildings be laid out? 
Where should the gardens go? How should the site 
be connected to the surrounding area? What should 
it feel like walking down the street? What public 
amenities would you like to see and where?” Each table 
completed a site diagram (see pages 15-16) and street-
view sketches (see page 18).

The site design activity was influenced by the need to incorporate 
four community gardens into the future redevelopment plan for 
the site. Prior to the workshop, a number of meetings were held 
with the gardeners to identify their needs for the new space4. 
Access to sunlight is the most critical need, so buildings will have 
to be designed to minimize shadows. DCP developed a shadow 
analysis showing where shadows fall during various times of the 
day and year. Based on the location of the shadows, a majority 
of participants chose to locate the gardens on the eastern and 
southern portions of the site (along Park Avenue and E. 111th 
Street). However, many participants preferred site design to 
ensure active uses along Park Avenue to promote safety and 
security. Thoughtful treatment is needed here to achieve both 
objectives.

4 See additional Appendix items in the RFP for garden priorities and guidelines for relocation.
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“

15

Maximize the number of 
affordable units, but be 
respectful of the surrounding 
context.

Street trees and 
benches please!“

“

“

Green roofs and rainwater collection 
system that are connected to the 
gardens!

“ Gardens need access to at least 
8 hours of sunlight, so we need 
to be careful about building 
shadows.

We need to protect and create 
more open space, because 
everyone is reducing it.
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Final Site Drawings 

Community centers should face 
Taft Houses on 112th St so those 
residents have easier access to 
those services.

“

16

“Retail should go on the avenues 
to get more foot traffic and 
activate the streets.
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A number of participants voiced a desire to see a more active 
street wall, with a particular emphasis on providing retail 
along Park and Madison Avenues. We also heard a desire to 
see publicly-accessible open space in addition to the gardens, 
potentially through a greened area running through the block 
connecting 111th and 112th Streets, as well as ideas for green 
space on roofs. Participants noted a need for streetscape 
improvements around the site. Some suggestions included 
more trees, bicycle stations, traffic calming, benches, and 
street lighting. Parking was also identified as a need that 
could be placed underground.  
 
We also heard a large number of participants who were willing 
to accept taller buildings as a trade-off for more affordable 
housing and to reach deeper levels of affordability. However, 
many participants, especially those that lived directly adjacent 
to the site, felt strongly that new buildings should respect 
the context of the surrounding neighborhood and that no 
structures should be taller than adjacent buildings. Majority 
of participants suggested maximizing building density on 
the avenues and stepping down on the side streets, so as to 
meet the different affordable housing needs in the community 
without overwhelming the area with tall buildings. 

There was also interest in incorporating green building design 
into the new structures, including noise-reducing materials 
(particularly along the viaduct), and components such as 
energy efficiency, green roofs, and rainwater collection or 
greywater systems connected to the gardens.



18

Final Street-View Sketches

“ Setbacks and varied 
scales are needed to 
preserve the existing 
character of the 
neighborhood - higher 
on the avenues and 
lower in the mid-block 
and by the gardens.

“ Park Ave is really scary 
at night, especially by the 
viaduct. We need lighting, 
more active uses, and more 
eyes on the street!

Noise attenuation is needed 
because the viaduct is loud.“
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APPENDIX B:   
Community Garden Profiles and 

Priorities 





 
About GreenThumb Community 

Gardens 
     GreenThumb was initiated in response to the city’s 

financial crisis of the 1970s, which resulted in the 
abandonment of public and private land. The majority of 
GreenThumb gardens were derelict vacant lots renovated 
by volunteers. 

     These community gardens, now managed by 
neighborhood residents, provide important green space, 
thus improving air quality, bio–diversity, and the well–
being of residents. But gardens aren’t just pretty spaces; 
they’re also important community resources. 
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Community gardens provide important shared green sites to 
grow food, provide valuable open space, serve as dynamic 

classrooms for NYC schoolchildren, create a sense of 
community, and challenge communities to interact. East 
Harlem is home to a multitude of these vibrant, green, 

urban spaces. 
      -NYC Food Policy Center at 

Hunter College 2016 

 
Community Gardens make a significant contribution to civic 

and cultural life in CB11 East Harlem. They create gathering 
places that bring residents together across boundaries of 

age and ethnicity. They support community policing efforts 
by putting eyes on the street. Most provide food for the 
gardeners, their families and friends. They also provide 

flood resiliency. 
  

       Community Board 11 
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 Current Locations of Community 
Gardens on block 1617 
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In order of Importance: 
1) Threshold Requirements 
2) Top Shared Priorities  
3) Top Shared Requests 
4) Top Shared Wish Items 
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Threshold Requirements 
Absolutely Necessary for a  GreenThumb Community Garden to 

Function Properly  
 Clean & tested soil 
 Free of rubble  
 High quality  exterior fencing  
 Access to clean water  
 ADA accessible design  
 Majority permeable garden floor 
 Structural integrity for sustaining long term garden activities 
 Access to at least 6 hours of either bright indirect or moderate indirect 

sunlight (Shadow Analysis on pages 49 to 70) 
 Comprehensive waste management and rodent control by building 

management of development 
 Ability of garden groups to manage their respective spaces within the 

parameters of GreenThumb’s policies: 
http://www.greenthumbnyc.org/pdf/gardeners_handbook.pdf 

 No obstructions or traffic safety concerns preventing access by 
GreenThumb vehicles for maintenance & operations as well as public access 

   -Double gate (details on next page) with curb cut  
 9 

http://www.greenthumbnyc.org/pdf/gardeners_handbook.pdf
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Top Shared Priorities 

• Maintain current locations and garden designs while enhancing the features within 
these spaces. 

 
        The overall site plan and design of the East 111th Street Site must be considered.  Current locations 

of the community gardens should be maintained only if:  a) They continue to receive sufficient 
sunlight to raise a healthy garden within the proposed development scheme, and b) Do not prevent 
developers from proposing the most efficient and creative Project.  Finally, Projects may propose to 
maintain the current locations of some gardens and not others, if it makes more sense from a site 
planning perspective. 

 

• Select a developer willing to work with garden contacts for restoring and 
maintaining the community gardens on this block. 

  

• Ensure safety from theft and other potential forms of misconduct within these 
spaces by providing (but not limited to) high quality fencing, lighting, and storage.  

  

• Provide access to a bathroom along with an indoor space for meetings, events, 
workshops and other garden related activities. 
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Top Shared Requests   

• Storage for supplies  

• Access to electricity for basic garden activities 

• Semi to regular access to indoor communal 
space for meetings and community 
programming during cold or bad weather   

• Ongoing communication between garden 
contacts and building management 
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Top Shared Wish Items 

• Garden furniture  

• High quality sheds  

• Weather-resistant bulletin boards 

• Internal water source -OR- Rainwater 
harvesting systems 
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 Garden Profiles 
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BBQ   

 Chenchita’s Group Garden 



Minimum & Maxium Square Footage for 
Restoring  Chenchita’s Group Garden  

 

 *Minimum: 4,229.4 sq ft   

Maximum: 6,510 sq ft 

 

 *Minimum square footage is based on the area 
that the garden group has been licensed to use 
and the maximum square footage is based on 
the area the garden group currently uses.  
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Overview: Chenchita’s Group Garden  

 Registered GT garden since 1991 

 Ornamental, agricultural & recreational garden 

 70 members from the neighborhood, local schools & 
organizations  

 Shady space due to tree density (17 established  trees) 

 16 growing spaces for food production 

 Activities: volunteer days, knitting, arts & crafts, 
reading for children, garden tours, poetry readings, 
open mic, small concerts, horticulture, personal food 
production, youth-managed farmers’ markets, 
cookouts, cooking demos & composting  
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Trees at Chenchita’s Group Garden 

• Mulberry (3) 
• Dogwood (4) 
• Cherry (3)  
• Black Locust (2)  
• Honey Locust (2)  
• Fig (3) 
• Apple (2) 
• American Elm (2) 
• Plum  
• Red Pear 
• Avocado 
• Pear 
• Peach  
• Pine 
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Chenchita’s Wish list 
 

• Commercial or demo kitchen for garden  (ex. cob oven outdoor)  

• Outdoor stage for performances  

• Farmers’ market – youth employment  

• Renewable energy – solar panels 

• Different color recycling bins 

• Community Composting  

• School programming  

• Rainwater collection  

• Bee hive on roof 

• Resting station  

• Rooftop garden  

• Greenhouse  

• Grill   
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Workshop   
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Cooking Demo   
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Volunteer Day with U.N.   
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 Mission Garden 

Entrance 



Minimum & Maxium Square Footage for 
Restoring  Mission Garden  

                        

                       *Minimum: 1,925 sq ft 

Maximum: 3,360 sq ft 

 

 

 *Minimum square footage is based on the area that 
the garden group has been licensed to use and the 
maximum square footage is based on the area the 
garden group currently uses.  
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Overview: Mission Garden 

• Registered GT garden since 1992 
• Ornamental, agricultural & recreational garden 
• 50 members from the neighborhood, seniors, local 

schools, & organizations 
• About 20% of garden used for food production 
• Shady in the front due to tree coverage  
• 9 trees total, all fruit trees 
• Activities: volunteer days, cookouts, small concerts, 

horticulture, build-days, personal food production, 
back to school events, children activities, & cooking 
demos 
 

27 



Mission’s Tree 
 

• Peach (3) 

• Pear (2) 

• Apple  

• Parmesan  

•  Fig  

• Cherry 
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Mission’s Wish List 

• Maintain and restore preexisting pig roast , rice 
cooker, casita, & wash station 

• Incorporate garden structures in rainwater collection   
• Membership cards or contact cards 
• Entertainment & computer center for kids 
• Compost, soil, & new plant boxes 
• Food for the homeless 
• Back to school programming 
• Space and activities for seniors 
• Bible classes 
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31 

Event for Seniors 



BBQ 

BBQ 
32 
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 Villa Santurce 

Entrance & Casita 



Minimum & Maxium Square Footage for 
Restoring  Villa Santurce  

                        

 *Minimum: 1,992.9 sq ft  

Maximum: 3,618 sq ft 
 

 

 *Minimum square footage is based on the area that 
the garden group has been licensed to use and the 
maximum square footage is based on the area the 
garden group currently uses.  
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Overview: Villa Santurce 

• Registered GT garden since 1988 

• Ornamental, agricultural & recreational garden  

• 20 members mainly living in the neighborhood 

• 11 trees total, 4 fruit trees 

• 8 beds for food production 

• Mainly sunny, pockets of shade from trees 

• Activities: cookouts, events celebrating Puerto 
Rican traditions, arts & crafts, & horticulture, 
holiday events for children  
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Villa Santurce’s Trees  

• American Elm (5) 

• Pine (2) 

•  Fig  

• Pear  

• Plum 

• Cherry 
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Villa Santurce’s Wish List 

• Reinforce the preexisting structures to protect from weather 
(ex. add windows to casita) 

• Large storage shed for decorations and garden items 

• A place for events & festivities (Puerto Rican festival in May 
and holiday events for children) 

• More space for growing fruits and vegetables – currently 
interested in apple and apricot trees   

 

37 



38 



39 

SE Back of Garden  
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Casita 



 Villa Santurce Jardinera 
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Minimum & Maxium Square Footage for 
Restoring  Villa Santurce Jardinera 

                        

 *Minimum & Maximum: 3,985.8 sq ft  

 

 

 *The garden group currently uses less square 
footage, 3,082 sq ft, than it is licensed to use, 
3,985.8 sq ft.  
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Overview: Villa Santurce Jardinera 

• Registered GT garden since 1988 

• Ornamental & agricultural garden 

• 20 members mainly living in the 
neighborhood 

• 4 trees total, 15 hibiscus schrubs 

• 14 beds for growing flowers and herbs 

• Mainly sunny, pockets of shade from trees 

• Activities: upkeep, horticulture & relaxing 
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Trees 

• Cherry 

• Pine (2) 

• Dogwood 
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Villa Santurce Jardinera’s Wish List 

• A place to relax  

• Dog waste-bag dispensers 

• Elevated raised beds for seniors  

• Repair current garden structures  

• A space for growing herbs and flowers  
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Casita 
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Grow Beds & Cherry Tree 



Shadow Analysis of Block 1617 
During the Growing Season,  

April to October 
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     Thank You 

NYC Parks GreenThumb 
100 Gold Street, Suite 3100 

New York, NY – 10038 
(212) 602-5300 

www.greenthumbnyc.org  
 

Follow us on Facebook!  
www.facebook.com/GreenThumbNYC 

 
Kenneth Williams  

Outreach Coordinator for Upper Manhattan  
212.602.5306 or k.williams@parks.nyc.gov   

http://www.greenthumbnyc.org/
http://www.facebook.com/GreenThumbNYC
mailto:k.williams@parks.nyc.gov
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The changing communities of New York City are frequently shaped by broad economic and 
social trends, which in turn impact local residents and small businesses who often struggle to 
remain. Forces of gentrification are negatively impacting our city and our communities, often 
leading to the displacement of existing residents, who are unable to reap the benefits of these 
changes. Mom-and-pop shops close because they can’t a�ord increases in rent; the empty 
lot next door is suddenly developed into luxury housing; a school loses funding for an arts 
program; the supermarket that used to serve the community exits and a more expensive one 
enters. Communities must advocate for their own needs amidst changing environments. 
And we must do this together. 

When East Harlem was announced as a neighborhood for a possible rezoning, with the goal of 
creating new a�ordable housing, we collectively sprang into action. The O¢ce of City Council 
Speaker Melissa Mark-Viverito, Manhattan Community Board 11, Community Voices Heard 
and the Manhattan Borough President Gale A. Brewer came together to host an informational 
forum at El Museo del Barrio, to inform the community about the rezoning proposal and 
kick o� a robust neighborhood planning process. We recognized that through engagement 
and organization, utilizing a community-driven process, we could develop a plan for the 
neighborhood’s future that would place the needs of the community front and center.

The creation of the East Harlem Neighborhood Plan Steering Committee brought together and 
empowered local stakeholders to craft a plan that identifies broad community development 
goals and specific needs, all informed through rich community engagement. For the first time, 
a neighborhood has come together on its own initiative, prior to the Mayor’s announcement 
of a neighborhood rezoning, to create a roadmap for future success that prioritizes the needs 
of existing residents, in addition to preparing for anticipated development and growth.

This Neighborhood Plan is the culmination of months of engagement, research, analysis, 
organizing, and consensus-building. Through the hard work and thoughtfulness of community 
residents and Steering Committee members, in partnership with several organizations and 
City agencies, we have created a comprehensive vision for our community, which should direct 
City policy and resources for years to come. We believe these goals and recommendations 
will advance the needs of East Harlem residents, and better prepare our community for 
the growth and changes that continue to shape neighborhoods throughout New York City.

Sincerely,
East Harlem Neighborhood Plan Project Partners:
O¢ce of City Council Speaker Melissa Mark-Viverito
Manhattan Community Board 11
Community Voices Heard
Manhattan Borough President Gale A. Brewer
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EAST HARLEM NEIGHBORHOOD PLAN
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Executive Summary

The neighborhood of East Harlem has a rich cultural and social 
history. Tens of thousands of immigrants have made their first 
homes in the United States in East Harlem. First settled by Jews 
and Italians, later the center of New York City’s Puerto Rican 
community, and in more recent years, home to Mexican, African 
and Chinese immigrants, East Harlem has an astonishing 
history of diversity. For a time in the mid-20th century, East 
Harlem was one of the most densely populated areas on the 
planet. As its crowded conditions came to the attention of 
social reformers, the neighborhood became the center of an 
enormous urban renewal e�ort that lasted two decades. The 
combination of public housing and other forms of regulated 
housing means that East Harlem is a neighborhood defined by 
its a�ordability as well as its diversity.

The increasing income inequality throughout New York City 
is, however, a�ecting East Harlem’s continued a�ordability. 
There are approximately 12,000 households in the neighborhood 
facing severe housing needs based on the percentage of income 
paid to rent and mortgages, and parameters for overcrowding 
and homelessness. There is also a constricted supply of housing 
for families looking to grow and move, but that seek to remain 
in the neighborhood. Meanwhile, there is an ongoing loss of 
a�ordable units in East Harlem as rent-stabilization programs 
expire—on average over the last seven years, 360 homes have 
come out of rent stabilization programs each year.  

The challenges around a�ordability extend to small 
businesses and non-profits that face rising rents. These 
businesses and non-profits underpin the fabric of the 
community and rising rents threaten the services that longtime 
residents are accustomed to. Just as importantly, there need to 
be opportunities to invest in people, including integrated early 
education programs and quality public schooling through post-
secondary education and workforce development programs. 
We must ensure the implementation of a human capital 
development program that gives residents opportunities to 
invest in themselves. Any rezoning should support workforce 
training and infrastructure improvements that reinforce the 
community, such as new and improved facilities and open space, 
safer streets, better transit and a more culturally vibrant 
neighborhood.

When the City announced that East Harlem was to be one of 
the first neighborhoods to be rezoned as part of Mayor Bill de 
Blasio’s Housing Plan to construct and preserve 200,000 units of 
a�ordable housing by 2025, it was clear to City Council Speaker 
Melissa Mark-Viverito, community organizations and residents 
that East Harlem needed a local plan—a plan rooted in local 

If nothing is done 

282 
projected 

a�ordable housing 
units will be lost 

per year over the 
next 15 years
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Energy 
Independence & 

Resiliency

Policing 
Alternatives

Seniors Aging 
in Place

Support for 
Local Artists

Youth 
Empowerment

Air Quality

Protecting 
Cultural Heritage

Quality 
Employment 

Opportunities

Protection of 
Small Businesses

Quality & 
Su�cient Public 

Open Space

Healthy Food

NYCHA Repairs & 
Security

A�ordable Goods 
& Services

concerns and local ideas and initiatives—before the City set out 
an approach to rezoning.

Speaker Mark-Viverito, based on her commitment to 
participatory governance and inclusive planning, convened a 
steering committee of local stakeholders to establish a process 
for a holistic community-based plan. Working with the Speaker’s 
O¢ce, project partners Manhattan Community Board 11, 
Community Voices Heard and Manhattan Borough President 
Gale A. Brewer took a leading role in fostering this process as we 
set out to accomplish the following goals:

• Collect and organize community concerns and ideas in 
order to influence City agencies’ planning processes 
and rezoning e�orts

• Create a human capital development plan that 
focuses on the advancement of East Harlem residents

• Develop approaches to preserve existing a�ordable 
and public housing and generate new, permanently 
a�ordable housing

• Develop new tools for preservation of culture, 
economy and neighborhood character 

• Create a needs assessment that takes into account 
East Harlem’s current and future community

• Develop implementable recommendations that reflect 
community input

• Provide a model for other communities and 
neighborhood planning e�orts

• Build a base of engaged residents ready to advocate 
collectively for community needs

Through the guidance of a Steering Committee composed of 
representatives from community organizations, the East 
Harlem Neighborhood Plan has evolved through a series of 
eight large public meetings, which have averaged almost 180 
people per session, approximately 40 meetings to develop the 
objectives and recommendations around the 12 key themes, 
several informal meetings to gather more feedback and 
to provide more information on the ideas being discussed, 
community-based surveys and online comments. The planning 
process has also included meetings with agencies to test and 
gather feedback on the objectives and recommendations.

The East Harlem Neighborhood Plan (EHNP) is structured in 
the following way:

ADDITIONAL 
CONCERNS 

IDENTIFIED BY 
NEIGHBORHOOD 

RESIDENTS 
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Executive Summary

• An Introduction to the East Harlem Neighborhood Plan;
• A historical overview of the East Harlem community;
• Chapters based around the Community Visioning 

Workshops, with sections detailing the strengths, 
challenges, and key objectives and recommendations tied 
to the 12 key themes; 

• An Action Plan defining the approach to bringing about 
implementation of the objectives and recommendations 
and holding the City accountable to them; 

• A glossary of terms and acronyms used in this report; 
and 

• Appendices containing the East Harlem Neighborhood 
Plan Process Guide, additional supporting research, 
outlines and notes from the community workshops, and 
information and notes from various feedback sessions. 

The following page highlights the priority objectives identified 
by East Harlem community members from among the total of 
61 objectives developed by the 12 EHNP subgroups. Priorities 
were identified using a combination of online survey responses 
and voting via tokens at the Final Community Forum on January 
27, 2016. The top two most voted objectives were selected per 
subgroup. These broadly suggest the critical places to focus 
attention on implementation, but not at the expense of a 
comprehensive understanding of how the 61 objectives and 232 
recommendations presented in this report interrelate and are 
ultimately e�ective together.  

As a result, following through on the myriad of recommen-
dations in this Plan will require continued organization and 
input from within the East Harlem community as well as a need 
for responsiveness to this Plan on the part of the City. In many 
respects, the East Harlem Neighborhood Plan o�ers a new par-
adigm in neighborhood planning. Spurred on by both the City’s 
decision to rezone East Harlem and the dramatic changes already 
underway, this Plan provides both an ambitious and realistic path 
forward for City agencies to act on. Since the objectives and 

recommendations are integrated, this Plan urges a similarly 
holistic response from the City. 

There is a useful precedent to explore. Following Superstorm 
Sandy, the City responded by establishing the Mayor’s O¢ce of 
Recovery and Resiliency to coordinate interagency e�orts to 
plan for the protection of New York City neighborhoods. While 
the impetus may be di�erent than a disaster recovery e�ort, 
given the many challenges in East Harlem and impending change, 
the East Harlem Neighborhood Plan demands a coordinated 
implementation process that brings together local and City e�orts. 



PRIORITY OBJECTIVES 

Open Space & 
Recreation

Preserve the unique cultural history of East Harlem.

Support local artists and arts and culture organizations.

Ensure public open space meets the needs of East Harlem 
residents now and in the future.

Leverage public site development to create sufficient park 
space for East Harlem residents now and in the future.

Align specialized programs and services with the needs of 
East Harlem schools, and increase funding to support them.

Create more diverse pathways to careers and college.

Ensure that programming is high quality, consistent, and 
well-funded.

Improve existing pre-K, daycare and afterschool facilities, 
and ensure that quality spaces are created within new 
buildings.

Ensure efficient, high quality repairs on NYCHA 
developments.

Improve safety and security on NYCHA developments.

√

√

√

√

√

√

√

√

√

√

Arts & Culture

Schools & 
Education 

Pre-K, Daycare & 
Afterschool

NYCHA

The priorities highlighted here were identified using a 
combination of online survey responses and voting via 
tokens at the Final Community Forum on January 27, 2016. 
The top two most voted Objectives were selected per 
subgroup. 

The online survey was developed by D21, an online polling 
platform. The objectives poll had 60 respondents, 47 of 
whom identified as residents of East Harlem, and 16 of whom 
identified themselves as working in East Harlem. The 
majority of residents were from zipcodes 10035 and 10029. 

Community members that attended the Final Community 
Forum were given a set of 15 tokens when they signed into 
the event. The tokens were used at subgroup stations 
for participants to identify their top 15 objectives. The 
tokens were color-coded by type of attendee—Resident, 
Worker, or Visitor. Each subgroup station had numbered 
jars for each objective. Participants were able to register 
their priority objectives by putting their tokens in the 
corresponding jar. A total of 2,792 tokens were cast at the 
event. 66% of the tokens came from residents, and 27% 
came from those who work in East Harlem.



Small Businesses, 
Workforce & 
Economic 
Development

Zoning & 
Land Use

Housing 
Preservation

Affordable 
Housing 
Development

√

√

√

√

√

√

√

√

√

√

√

√

Safety

Transportation, 
Environment & 
Energy

Health & Seniors

Protect rent stabilized units. Prevent de-stabilization.

Preserve vacant, underutilized and distressed properties for 
affordable housing development.

Increase quality employment opportunities for East Harlem 
residents.

Protect and enhance the viability of East Harlem’s small 
businesses.

Increase the amount of affordable housing with deep and 
varied levels of affordability in any new development.

Expand affordable housing tools and resources to increase 
affordable housing in new development.

Preserve important East Harlem buildings and reinforce 
neighborhood character.

Allow for increased density in select places to create more 
affordable housing and spaces for jobs.

Improve East Harlem’s energy resiliency and independence. 
Increase access to renewable energy.

Improve East Harlem air quality—reduce congestion and 
mitigate vehicle emissions.

Reduce violence and invest in youth empowerment in 
East Harlem.

Ensure alternative approaches to quality of life issues, 
in addition to policing.

Allow for East Harlem seniors to age in place.

Improve access to healthy, affordable, quality food.

√

√
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Why Now?
East Harlem is one of the fi rst four 
neighborhoods prioritized for rezoning, 
as part of Mayor de Blasio’s Housing Plan 
to construct and preserve 200,000 units 
of a� ordable housing by 2025.

Rezoning a neighborhood, especially 
to create more housing, presents 
opportunities as well as major challenges. 
In response to existing concerns East 
Harlem residents have about changes 
in the neighborhood and how a potential 
rezoning could accelerate these changes, 
the Plan’s Project Partners, New York City 
Council Speaker Melissa Mark-Viverito, 
along with Manhattan Community Board 11, 
Community Voices Heard, and Manhattan 
Borough President Gale A. Brewer, initiated 
a community-based planning process.

The East Harlem Neighborhood Plan sets 
a unique precedent for community input 
in rezonings. In East Harlem, community-
defi ned needs and solutions have resulted 
in a neighborhood plan that precedes the 
conventional process of land use changes 
in New York City. Usually, public input is 
limited, narrow in scope, and comes after 
a plan has already been developed by 
government agencies. In contrast, the 
East Harlem Neighborhood Plan seeks to 
create a more holistic process based on 
community-defi ned needs prior to the 
City’s rezoning study. This neighborhood 
plan will inform the City’s zoning proposal 
and leverage resources to achieve broader 
neighborhood planning goals.

Four initial neighborhoods prioritized for rezoning 

as part of the Housing New York plan. 

INTRODUCTION

EAST 
HARLEM

JEROME AVE, 
BRONX

WEST FLUSHING, 
QUEENS

EAST NEW YORK, 
BROOKLYN
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Introduction

TRADITIONAL PROCESS FOR REZONINGS

CREATING A NEW PROCESS

Goals
In order to provide the public and City with 
priority objectives and recommendations 
that represent the community, the Project 
Partners established a set of goals for the 
Neighborhood Plan: 

1.    Collect and organize community 
concerns and ideas in order to 
influence City agencies’ planning 
processes and rezoning e�orts. 

2.    Create a human capital development 
plan that focuses on the advancement 
of East Harlem residents.

3.    Develop approaches to preserve 
existing a�ordable and public housing 
and generate new, permanently 
a�ordable housing.

4.    Develop new tools for preservation 
of culture, economy and 
neighborhood character.

5.    Create a needs assessment that 
takes into account East Harlem’s 
current and future community.

6.    Develop implementable 
recommendations that reflect 
community input.

7.    Provide a model for other 
communities and neighborhood 
planning e�orts.

8.    Build a base of engaged residents 
ready to advocate collectively for 
community needs. 

Regulated 
Zoning Ideas

Limited 
Public Input

Neighborhood 
Plan

Community 
Defined 
Needs

Community 
Defined 

Solutions

Land Use
Application

Land Use
Application

Environmental 
Review

Environmental 
Review

Uniform 
Land 

Use Review

Uniform 
Land 

Use Review

Community 
Board 
Vote

Community 
Board 
Vote

City 
Planning 

Commission 
Vote

City 
Planning 

Commission 
Vote

Borough 
President 

Vote

Borough 
President 

Vote

City 
Council

City 
Council
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SUBGROUP LEADS

COMMUNITY VISIONING 
WORKSHOPS

May 20
400 participants 

June 4
125 Participants

July 1
85 Participants

July 29
150 Participants

September 10
120 Participants

October 22
175 Participants

November 21
83 Participants

January 27
350 Participants

Introductory 
Community Forum 

Arts & Culture
Open Space & Recreation

Schools & Education /
Pre-K, Daycare & 

Afterschool 

NYCHA /
Housing Preservation 

Small Businesses, 
Workforce & 

Economic Development

A�ordable Housing 
Development /

Zoning & Land Use

Transportation, 
Environment & Energy /

Safety / Health & Seniors 

Final 
Community Forum

Arts & Culture

Open Space & Recreation

Schools & Education

Pre-K, Daycare & Afterschool

NYCHA

Housing Preservation

Small Businesses, Workforce & Economic 
Development 

A�ordable Housing Development

Zoning & Land Use

Transportation, Environment & Energy

Safety

Health & Seniors

El Museo del Barrio

New York Restoration Project

Renaissance Charter High School for Innovation

Harlem RBI

Johnson Houses Tenant Association

El Barrio’s Operation Fight Back 

Union Settlement Association

Lott Community Development Corporation

CIVITAS

WE ACT for Environmental Justice

O�ce of City Council Speaker Melissa Mark-Viverito

New York Academy of Medicine
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Introduction

The Neighborhood Plan aims to express 
values and priorities as well as concrete 
recommendations. It balances community 
input with statistical background information 
and targets di�erent ideas and concepts 
at particular entities and agencies with the 
ability and resources to fulfill them. 

The plan includes a combination of short- 
and long-term programs, capital projects 
and policies that preserve the cultural 
diversity of East Harlem and support the 
ability for long-term residents to stay in 
the neighborhood and enjoy the benefits of 
neighborhood change. 

The Planning 
Process 
The Neighborhood Plan considers anticipated 
future growth in East Harlem and has utilized 
a broad community development framework 
to address the development of human 
capital and enhancements to quality of life. 
Recommendations were developed through 
the following process:

A.   Input from community visioning 
workshops formed the basis of the 
recommendations

The planning process was underpinned by a 
large public kick-o� event, six topic-specific 
community visioning workshops, and one 
large final community forum. In addition, 
Project Partners and Facilitators conducted 
varied informal engagement throughout the 
planning process. The six community visioning 
workshops were made public to all residents 
of East Harlem, and each one focused on a 
di�erent topic or set of topics. The workshops 
were an opportunity for members of the 
community to share ideas, needs, dreams and 

concerns about East Harlem. Input from the 
workshops directly informed the work of the 
topic subgroup.

B.   Topic subgroups developed 
objectives and recommendations

The topic subgroups were comprised of 
neighborhood leaders, local organizations, City 
agencies, and city-wide advocacy and technical 
assistance groups. Subgroups were responsible 
for integrating the findings of the community 
visioning workshops into a framework for 
developing objectives and recommendations. 
Because subgroup members were either 
based in East Harlem or do valuable work in 
the neighborhood, they brought meaningful 
expertise, perspective and shared resources 
to this process. Each subgroup was headed by 
an East Harlem Neighborhood Plan Steering 
Committee member.

The draft objectives and recommendations 
subject for approval were produced and 
reviewed following at least three subgroup 
meetings, a public visioning session, a meeting 
with relevant agencies and the deliberation of 
the subgroup leads.

C.   The Steering Committee approved 
objectives and recommendations

The draft objectives and recommendations 
were presented to the Steering Committee 
for formal approval in the weeks following the 
community visioning workshops and subgroup 
meetings. The Steering Committee voted to 
approve proposed objectives and recommen-
dations put forward by each subgroup.

16 out of the 21 Steering Committee members 
were required to approve a recommendation 
for it to move forward, and opposing members 
were allowed to note their objections to a 
recommendation in the report text. 
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Additional 
Engagement 
In addition to public visioning sessions and 
informal engagement sessions, Community 
Voices Heard collected over 500 surveys 
between June and December 2015 from 
residents at visioning sessions, online, through 
door-to-door outreach, canvassing, and at 
various community spaces. Survey results 
can be found in the appendix of this report.

Throughout December 2015 and January 2016, 
CB11 hosted eight public presentations where 
subgroup recommendations were presented 
at corresponding CB11 subcommittees. The 
subcommittee chairs and members, as well as 
the general public, were given an opportunity 
to provide feedback. Subgroup leads have 
incorporated some of this feedback into their 
corresponding chapters. The appendix also 
includes a full list of recorded comments from 
the CB11 sessions. 

In January 2016, the Project Partners 
collaborated with D21 (a digital voting platform) 
to create thirteen online polls, where the 
public was able to prioritize from among the 
61 objectives and 232 recommendations put 
forward by the EHNP subgroups. There was a 
limited response rate on the subtopic-specific 
polls. The objectives poll had just over 60 
respondents. A summary of that data is located 
in the appendix of this report. Community 
Voices Heard opened their o¢ce to the 
community for two evenings before the final 
community forum, giving the public another 
method of engaging with the recommendations. 
CVH publicized this through their network, and 
distributed 8,000 postcards advertising their 
open house.

To further inform residents about the plan, the 
Manhattan Borough President’s O¢ce (MBPO) 
held a session with five Faith Based Leaders 
on October 27. On November 2, DREAM Charter 
School held a workshop for 7th and 8th graders, 
which was attended by 142 students and 7 
parents/guardians. Project Partners solicited 
community ideas at their o¢ces and attended 
street fairs to spread the word about the 
planning process.

Finally, all relevant presentations, reports, 
research, announcements and photographs 
related to the EHNP were posted to www.
EastHarlemPlan.nyc. The website will remain 
live and continue to act as a resource for 
the community during and after the City-led 
rezoning.

The EHNP process was conducted in a relatively 
compressed time period. The Steering 
Committee was given the opportunity to 
produce a community-driven plan in advance 
of DCP’s study of the neighborhood. Along with 
this opportunity came the responsibility to be 
timely and responsive. As a result, a process 
that could have taken years was condensed to 
approximately 10 months. 

While engagement was more robust than 
most similar processes, additional time 
and resources could have allowed even 
greater reach. Also, while all objectives and 
recommendations were translated to Spanish, 
and Spanish translation was available at all 
of the eight public meetings, more time and 
resources could have allowed more e�ective 
reach to Mandarin-speakers and monolingual 
Spanish speakers in the community.
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Ray Tirado
East Harlem Resident

“This is a community that’s been around 
for a long time. I don’t wanna move from 
here. I love it, I’ve lived here all my life, and 
hopefully I will retire in this community 
here and be a voice in my community.”

Pearl Barkley
East Harlem Resident

“The neighborhood has gone through a lot 
in the past 50 years and now the fi ght is, 

‘if you want to come back in and develop, 
you have to do it for the people in the 
community fi rst.’”

Beverly Pabon
East Harlem Resident

“We want to stay here, and we need 
a� ordable housing and small business 
to stay here.”

Keith Massey
East Harlem Resident & 
Community Board 11 Board Member

“A lot of us earn only under, maybe, thirty
thousand dollars, so it’s [the current 
Mandatory Inclusionary Housing proposal] 
not for us.”

Introduction

East Harlem 
In Conversation 
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HISTORY
East Harlem has historically been an important home for 
immigrants to New York City, with a rich cultural heritage and 
an enduring legacy of social justice activity. It has also been 
defined as a place undergoing constant change, known for its 
dynamic shifts in technologies, politics and physical fabric 
over the years. The creation of the elevated lines in the late 
19th century, the rampant development of tenement housing 
that extended into the early decades of the 20th century and 
the urban renewal of the mid-20th century have all played 
critical roles in the transformation of the neighborhood. As 
the City begins to consider rezoning parts of East Harlem, it 
is important for the current community to have a voice in any 
upcoming change and to create mechanisms that allow for 
the continuity of what makes the neighborhood unique.

At the end of the 19th century, East Harlem was the best 
served neighborhood by inexpensive transportation in 
Manhattan. The extension of Third Avenue through northern 
Manhattan, the railroad along Fourth Avenue (later Park 
Avenue) and the Second Avenue Elevated (“El”) all contributed 
to this distinction. Around this time, Italian immigrants were 
migrating to the neighborhood from the overpopulated Lower 

East Side, replacing Irish 
and German communities. 
Various Jewish educational 
institutions also thrived, 
some up through the 1950’s.

The new transportation 
connections sparked real 
estate speculation and 
unbridled construction that 
would house working-class 
families for years to come. 
Over forty years, developers 
built approximately 65,000 
apartments. Waves of 
immigrant communities 
displaced earlier settlers. 
Italian immigrants resided 
primarily east of Third 
Avenue and became the 1
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largest such community in the 
country. Segments of East Harlem 
were deemed “Italian Harlem” and 

“Jewish Harlem.”

East 116th Street evolved into a 
dense commercial corridor serving 
the neighborhood’s multi-ethnic 
populations. Under the Park 
Avenue viaduct between 111th and 
116th Streets, pushcart vendors 
congregated to sell goods. In 1936, 
Mayor Fiorello LaGuardia legitimized 
the activity and helped to create 
La Marqueta. It was only after 
World War II that East Harlem got 
the nickname Spanish Harlem. The 

continued arrival of newcomers from Puerto Rico, Cuba, the 
Dominican Republic, Panama, Mexico, and many other Latin 
American countries made El Barrio the predominant Spanish-
speaking community in the United States outside of Puerto 
Rico. These communities and a growing African-American 
population replaced many Italians and Eastern Europeans, 
many of whom had begun to move out to suburban areas. Its 
residents included some of New York’s most famous artists 
and musicians such as Tito Puente, Ray Barretto, Julia de 
Burgos, and Langston Hughes. 

By the middle of the 20th century, East Harlem boasted 
210,000 residents, almost twice today’s population. The racially 
segregating practice of redlining led to deterioration of 
housing stock. These conditions made it a primary target for 
federal “slum clearance” and a model area for urban renewal. 
In the 1940s and 1950s, NYCHA demolished much of the older 
housing stock and replaced it with modern high-rise housing 
projects that complied with federal housing standards. The 
construction of these high rises amidst surrounding open 
space accelerated in the years after World War II, replacing 
large tracts of tenements, brownstones, community spaces 
and small businesses. By 1965, a quarter of East Harlem’s 
residents were estimated to be living in public housing 
developments. The neighborhood was one of the hardest 
hit areas in the 1960s and 1970s as New York City struggled 
with deficits, race riots, urban flight, gang warfare, drug 
abuse, crime and poverty. Tenements were crowded, poorly 
maintained and frequent targets for arson.

1   Puerto Rican Day Celebration, 1968 by 

John Albok, Courtesy El Museo del Barrio

2   Children in playground near elevated train 

tracks, Park Avenue, 1946 by John Albok

 Courtesy El Museo del Barrio

2
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EAST HARLEM NEIGHBORHOOD PLAN

This era spurred political 
movements among East Harlem’s 
Latino and African-American 
communities, who joined together 
with clergy and settlement houses 
to protest the destruction of their 
neighborhoods. Parents demanded 
higher quality education for their 
children, including curriculum 
that was responsive to diverse 
cultural heritages. In 1969, 
community-based groups helped 
to decentralize the Board of 
Education and began participating 
in structuring school curricula 
and programming. The Young 
Lords— a social activist group—

promoted neighborhood empowerment as part of wider 
national struggles for civil rights. Institutions like El Museo del 
Barrio also grew out of the activism of this time.

Recent years have been marked by continuing organization 
and advocacy, active community gardening groups, vibrant 
arts and dance groups, a focus on mini-schools and the 
emergence of several locally inspired charter schools. East 
Harlem continues to be a racially diverse neighborhood, with 
a 46% Latino/Hispanic and 30% African-American population. 
As it has been throughout its history, East Harlem continues 
to be a primarily working-class neighborhood. 

Up until 2006 and following the national recession, property 
values in East Harlem rose along with those in the rest of New 
York City. There has been an increase in market rate housing 
construction, including luxury condos and co-ops. Although 
East Harlem continues to produce new rent stabilized units as 
well, it is losing older units from rent stabilization at a faster 
rate than it produces new ones. A comparison between 2000 
and 2010 census data for East Harlem show that the African-
American population of East Harlem has declined, while the 
number of white, Mexican and Asian residents (mostly Chinese) 
have grown significantly.

3
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History

3   Labor Day Parade, 1968 by John Albok,
 Courtesy El Museo del Barrio
4   Spanish Harlem apartment buildings, 1978 

by John Albok, Courtesy El Museo del Barrio
5   Shop display in Mexico Lindo on 116th St 

and 2nd Ave © Kate Milford 2016
6   Outside of East Harlem Cafe on 104th St 

and Lexington Ave © Kate Milford 2016

4

5

6

Sources:
New Directions: A 197-A Plan for Manhattan 

Community District 11 (revised 1999) http://www.
east-harlem.com/cb11_197A_history.htm

El Museo del Barrio Timeline http://www.elmuseo.
org/wp-content/uploads/2014/02/Timeline.pdf

http://www.nycteachingfellows.org/mypersonalinfo/
downloads/M.HarlemHistory.pdf

http://www.arch.columbia.edu/files/gsapp/
imceshared/East_Harlem_Studio_2011.pdf

Gill, Jonathan. Harlem: The Four Hundred Year 
History from Dutch Village to Capital of Black 
America. New York: Grove, 2011. Print.

http://www.nytimes.com/2013/02/25/nyregion/
chinese-moving-to-east-harlem-some-from-
chinatown.html 

https://en.wikipedia.org/wiki/East_Harlem#Decline 
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EAST HARLEM NEIGHBORHOOD PLANEAST HARLEM NEIGHBORHOOD PLAN

INTRODUCTORY

COMMUNITY

FORUM

May 20th, 2015
6:30–8:30pm

at El Museo del Barrio 

400 participants

Community 
Education  Forum 

/ 
Kick-off Event 

20
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INTRODUCTORY

COMMUNITY

FORUM
The Community Education Forum was 
the kick-off event that served to inform 
residents about Housing New York, Mayor de 
Blasio administration’s plan to preserve and 
develop 200,000 units of affordable housing 
over the next ten years and the impetus 
behind the proposed East Harlem rezoning. 
Participants also tackled rezoning—how a 
rezoning typically works and how the East 
Harlem neighborhood planning process was 
developed to create a community-based 
rezoning plan uniquely defined by the needs, 
desires and priorities of the East Harlem 
community. Participants learned about 
Neighborhood Planning & Rezoning Basics.
Neighborhood residents and Community 
Voices Heard (CVH) members performed 

Visioning Session Summary

a skit that modeled different perspectives 
within a planning process, highlighting 
opportunities and tensions in a conversation 
about neighborhood change. Audience 
members commented on their passions, 
dreams and concerns during a question and 
answer session. And, finally, Project Partners 
and Steering Committee members gave an 
overview of the various subgroup topics and 
next steps for each.  

21
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EAST HARLEM NEIGHBORHOOD PLAN

Arts & Culture 
/ 

Open Space 
& Recreation 

COMMUNITY   

     VISIONING WORKSHOP 

#1
June 4th, 2015 
6:30–8:30pm

at Hunter College 
Silberman School of 

Social Work

125 Participants

22
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COMMUNITY   

     VISIONING WORKSHOP 

#1
The first community visioning workshop 
focused on Open Space & Recreation 
and Arts & Culture and was led by New 
York Restoration Project and El Museo 
del Barrio. Participants identified 
strengths and challenges for each topic 
during the small group discussion. For 
Open Space & Recreation, participants 
discussed park utilization, recreational 
needs, increasing density and the related 
impact on open space, resiliency and 
park system connectivity. For Arts & 
Culture, participants had conversations 
about arts programming relevant to the 
East Harlem community and resource 
and space needs for local artists and 
arts organizations.

23

Visioning Session Summary

From EHNP survey respondents

“What makes East Harlem 

special for me is the 

multicultural community. 

I value the richness of the 

culture in our community.”

“I value the long-standing culture, the art murals, La Marqueta, cafes, community gardens, the history and the people, the heart of NYC.”
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EAST HARLEM NEIGHBORHOOD PLAN

1

2

East Harlem has a rich cultural 
history, drawing from its legacy as a 
neighborhood of immigrants and as 
a home to many well-known artists. 
The area was the first major Latino 
immigrant neighborhood in the city, 
was once the center of the Italian-
American community, and has housed 
thriving Jewish and African-American 
communities. This legacy is not just 
historical; today many people refer to 
the area as “El Barrio,” and there are 
new waves of Chinese and Mexican 
immigrants arriving.  

Arts 
 &
 Culture
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Arts & Culture

3

4

5

6

1   Salsa dancing at La Marqueta 

 © John McCarten / New York City Council

2   Nicholasa Mohr mural by El Mac and Cero,                         

111th St and Lexington Ave (MonumentArt Festival)                                        

© William Alatriste/New York City Council

3   “Spanish Harlem: The Spell of Music,” John Albok             

1970 or 1978, Courtesy El Museo del Barrio

4   Mural by Manny Vega on 106th St, east of Lexington Ave 

 © Kate Milford 2016

5   Women with paintings in an outdoor exhibit by John Albok, 

Courtesy El Museo del Barrio

6   Museum of the City of New York © Kate Milford 2016

East Harlem, well-known for its 
contributions to music, such as salsa, 
Latin jazz, mambo and hip-hop, and 
its iconic murals, is full of arts and 
cultural institutions that provide 
stability and longevity to the cultural 
ecosystem of the neighborhood. These 
organizations operate at many di�erent 
scales and meet many di�erent 
needs. Another resource is the stock 
of the architecturally and culturally 
significant buildings that reflect the 
neighborhood’s unique history and 
are important to residents.
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Museums & Galleries
El Museo del Barrio
Islamic Cultural Center 
Keep Rising to the Top
La Casa de la Herencia Cultural
Puertorriquena
Museum of the City of New York
The Poets Den Gallery and Theatre
Casa Frela Gallery
MediaNoche Gallery
The Taller Boricua

1
2
3
4

5
6
7
8
9

Cultural Sites
National Black Theatre
Christopher’s (former Latin music 
dance club)
Webber Meat Market
Lucky Corner
Casa Latina Music Store
Patsy’s Pizzeria and Restaurant
Former PS 85
Former Cosmo Theater
Italian Savings Bank
Democratic Club of 16th Assembly Dist.
Hudson Valley National Bank
Our Lady of Mt. Carmel
Ben Franklin HS
PS 102
Je�erson Park Methodist Church
Rao’s Restaurant
La Marqueta
Gra¡ti Hall of Fame
First Spanish Methodist Church
Eagle Theatre (closed)
PS 109
Harlem’s Colonial African Burial 
Ground Sacred Site
Park Palace 
(former Latin music dance club)

Landmarked District
Landmarked Properties
Church of All Saints
Parish House and School
17 East 128th Street House
St. Andrew’s Church
Langston Hughes House
Mount Morris Bank Building
Fire Hook & Ladder Company No. 14
NY Public Library 125th St. Branch
Watch Tower
The Harlem Courthouse
Thomas Je�erson Play Center
NY Public Library Aguilar Branch
St. Cecilia’s Convent
St. Cecilia’s Church
PS 72 (now Julia de Burgos Latino 
Cultural Center)
28th Police Precint Station House
Fire Engine Company No. 53
Museum of City of New York
St. Nicholas Russian Orthodox Cathedral
Lucy D. Dahlgren House
Manhattan Country School

Murals & Mosaics

Young Lords Activism Sites

10
11

12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31

32

33
34
35
36
37
38
39
40
41
42
43
44
45
46
47

48
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50
51
52
53
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While the artistic and cultural resources of the neighborhood are considerable, there are 
challenges for the neighborhood to retain them as it grows and changes. However, preserving 
these assets in East Harlem is a priority for the community. 

•     Local artists and arts and culture organizations struggle to identify su¢  cient 
fi nancial resources and support services. These groups lack an overarching coalition 
that could advocate for space, sources of funding, and other forms of support. 
Without these resources, it is di¢  cult to sustain the arts and cultural network.

•     Artists and arts organizations struggle to fi nd a� ordable places to live, create  and 
display their work. As development pressures rise, spaces that were previously 
a� ordable to arts and cultural activities are increasingly out of reach. Without 
focused strategies to support artists and cultural activities, these a� ordability 
challenges will only intensify. 

•     Many buildings in the neighborhood that capture the unique historical and cultural 
signifi cance of East Harlem are threatened by new development and physical 
change. Residents risk losing representations of their heritage as the neighborhood 
gentrifi es. As changes to the built environment occur, it will be important to pursue 
strategies that help to reinforce the character of the community.

•     Both within the community and city-wide, there is a lack of familiarity with the 
cultural resources and artistic production taking place in East Harlem. Without such 
an understanding, the historic and cultural resources of the neighborhood are more 
vulnerable to threats, and opportunities to attract visitors to the neighborhood may 
be lost. 

To protect and promote the rich arts and cultural resources of East Harlem, the neighborhood 
plan has six objectives (see the following page).

Arts & Culture

Museums & Galleries

A partial list of key existing museums 

and galleries in East Harlem. 

Cultural Sites

A combination of architecturally, 

socially and/or historically signifi cant 

buildings in East Harlem. These 

locations are not formally landmarked, 

but were raised as valuable to the 

cultural fabric of the neighborhood 

during outreach and research. Some 

of these locations were identifi ed using 

Columbia University’s Graduate 

School of Architecture, Planning and 

Preservation Historic Preservation 

Studio II: Spring 2011 report.

Young Lords Activism Sites

The Young Lords—a Puerto Rican 

nationalist group with a focus on social 

justice—promoted neighborhood 

empowerment as part of wider national 

struggles for civil rights. This map 

calls out various sites where the Young 

Lords organized, ranging from their 

headquarters, to the locations of 

their Garbage Offensive (where they 

accumulated garbage at the center 

of Second and Third Avenues to get 

the attention of the Department of 

Sanitation), to their takeover of the 

First Spanish Methodist Church of 

East Harlem (later renamed by the 

Young Lords as The People’s Church), 

to the rerouting of a TB-testing truck.

Landmarked District & 

Landmarked Properties

All formal landmarked districts and 

properties in East Harlem as per 

the NYC Landmarks Preservation 

Commission (LPC).

Murals & Mosaics

As an historically and culturally 

signifi cant neighborhood, East Harlem 

is home to a rich collection of public 

art and murals, refl ections of thriving 

artistic talent, cultural investment and 

the true and diverse spirit of El Barrio. 

The mural locations on this map are 

not comprehensive. You can visit www.

visitelbarrio.com/arts-culture/public-

art-murals for more information. 
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Museums & Galleries
El Museo del Barrio
Islamic Cultural Center 
Keep Rising to the Top
La Casa de la Herencia Cultural
Puertorriquena
Museum of the City of New York
The Poets Den Gallery and Theatre
Casa Frela Gallery
MediaNoche Gallery
The Taller Boricua

1
2
3
4

5
6
7
8
9

Cultural Sites
National Black Theatre
Christopher’s (former Latin music 
dance club)
Webber Meat Market
Lucky Corner
Casa Latina Music Store
Patsy’s Pizzeria and Restaurant
Former PS 85
Former Cosmo Theater
Italian Savings Bank
Democratic Club of 16th Assembly Dist.
Hudson Valley National Bank
Our Lady of Mt. Carmel
Ben Franklin HS
PS 102
Je�erson Park Methodist Church
Rao’s Restaurant
La Marqueta
Gra¡ti Hall of Fame
First Spanish Methodist Church
Eagle Theatre (closed)
PS 109
Harlem’s Colonial African Burial 
Ground Sacred Site
Park Palace 
(former Latin music dance club)

Landmarked District
Landmarked Properties
Church of All Saints
Parish House and School
17 East 128th Street House
St. Andrew’s Church
Langston Hughes House
Mount Morris Bank Building
Fire Hook & Ladder Company No. 14
NY Public Library 125th St. Branch
Watch Tower
The Harlem Courthouse
Thomas Je�erson Play Center
NY Public Library Aguilar Branch
St. Cecilia’s Convent
St. Cecilia’s Church
PS 72 (now Julia de Burgos Latino 
Cultural Center)
28th Police Precint Station House
Fire Engine Company No. 53
Museum of City of New York
St. Nicholas Russian Orthodox Cathedral
Lucy D. Dahlgren House
Manhattan Country School

Murals & Mosaics

Young Lords Activism Sites

10
11
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OBJECTIVES  & 
RECOMMENDATIONS

1.
Ensure that financial 

resources and support 
services are available 

to sustain local arts and 
culture organizations 

and local artists.
1.1  

Work closely with the Department of Cultural 
Affairs (DCLA) to create a central arts 
advocacy entity to serve as a resource for 
East Harlem arts and culture organizations 
and individuals. This entity will serve as an 
arts and culture coalition, and should share 
common goals and objectives. Include a 
diversity of coalition partners including Local 
Development Corporations, local business 
leadership and non-arts oriented community 
institutions and organizations. ••
 

1.2 
Study the feasibility of and funding needs to 
expand the use of existing underutilized and 
non-traditional spaces in East Harlem for 
community arts and cultural programs. 

Reach out to organizations where this un-
derutilized space exists, i.e. Heckscher Theater 
at El Museo, Theater at Poets Den, Red Roof 
Theater. Discuss providing these spaces to 
dancers and artists for a nominal fee when not 
in use. 

2.
Create affordable 

artist housing, as well as 
new spaces for 

community organizations 
and programming.*

2.1
Give first priority usage of artists spaces in 
newly developed and existing spaces to local 
artists living within or who have a history of 
working within CB11.
 

2.2
Create a new dance hall and movie theater. 
Engage with theater companies that may be 
interested in opening a new location in East 
Harlem.

* A joint recommendation for increasing 
affordable artist live/work spaces in East 
Harlem is located in the Affordable Housing 
Development chapter, Recommendation 2.4.

3.
Expand opportunities 

for local artists to produce 
commissioned work in 

East Harlem.
3.1

Advocate for the Percent for Art program in 
private projects.
 

3.2
Advocate for more use of local artists in the 
Percent for Art program.

•• Related to precedent on page 30



4.
Preserve the unique cultural 

history of East Harlem 
by harnessing historic 

landmarks and representing 
El Barrio’s narrative 

through the public realm.
4.1

Establish a process to identify culturally signif-
icant structures in East Harlem and a method 
to preserve and celebrate them. Establish a 
landmarking process that does not impede the 
development of affordable housing. Some key 
locations are identified on the map on page 26. 
••
 

4.2
Develop a unified signage and multimedia 
program for East Harlem, branding it as a key 
destination in the city. Establish a cultural 
wayfinding walk or El Barrio hall of fame that 
pays homage to the past and present artistic 
and historic influences of the neighborhood. ••

5.
Create greater awareness 

both internally and externally 
of the cultural production 

currently taking place in all 
of East Harlem.

5.1
Host a comprehensive community events 
calendar that advertises all arts and cultural 
programming in East Harlem. Utilize an 
outdoor kiosk bulletin board to promote 
programming and events. ••
 

5.2
Work more closely with the following 
organizations and initiatives to streamline 
promotion of East Harlem arts and cultural 
programs: East Harlem Community Alliance, 
Visit El Barrio, NYC & Co. ••

ARTS & 
CULTURE

6.
Develop arts programming 

that meets the needs 
of the local community while 

also attracting visitors 
to East Harlem.

6.1
Create an East Harlem Theater District for 
off-Broadway performances. ••
 

6.2
Continue to expand East Harlem arts and 
culture into existing programming at NYC 
Parks, DOE, NYCHA, small businesses and other 
cultural institutions (ex—film screenings, 
open mics, music festivals, poetry readings). ••
 

6.3
Identify resources to further support increased 
arts and cultural programming at the La 
Marqueta site and leverage East Harlem cultural 
festivals and large events to increase tourism 
(ex. ethnic pride events, food festivals and fairs, 
coordinated late/free nights at local museums, 
establishment of an East Harlem Latin Jazz 
Festival connected to programming at the 
National Jazz Museum in Harlem). ••



ARTS & 
CULTURE

PRECEDENTS

South Bronx 
Cultural Corridor

In 2001 the Bronx Council on the Arts (BCA) 
designated a mile-long strip of the Grand 
Concourse as an area with a high concentra-
tion of cultural activity and branded it the 
South Bronx Cultural Corridor. It has been 
dubbed the “Gateway to the New Bronx” and 
demonstrates arts-based economic devel-
opment in the South Bronx. BCA’s goals for 
the corridor are to attract visitors, increase 
commercial activity and engage the community 
in a variety of South Bronx cultural events.

This precedent relates to objectives 4, 5 and 6
Source: http://www.bronxarts.org/southbronxculturalcorridor.asp

Naturally Occurring Cultural 
Districts — New York

Naturally Occurring Cultural Districts – New 
York (NOCD-NY) emerged from a series of 
roundtable conversations between 2010 
and 2011, when artists, activists, creative 
manufacturers, non-profit groups and 
policy-makers convened to discuss the role 
that arts and culture play in strengthening 
New York City communities. By late summer 
2011, NOCD-NY grew into a working alliance, 
generating a sustained commitment and 
city-wide platform for revitalizing New York 
City from the neighborhood up. It is tasked 
with advocating for policies, promoting the 
value of local practice, collaborating on 
programs and compiling research on the 
work of the cultural community.

This precedent relates to Recommendation 1.1
Source: http://nocdny.org
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Arts & Culture

7   Yarn bombing public art project by Naomi/Random 
Acts of Generosity, with Hope Community Inc.      
on 104th St in background © Kate Milford, 2016

8   Casa Latina Music Shop © Kate Milford, 2016
9   Adrian Roman aka Viajero’s Libre Mural 

(MonumentArt Festival) © Kate Milford, 2016

7

8

9
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Open  
Space     &

 

 
Recreation

1

2
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The open space geography of East 
Harlem is unique among many New York 
City neighborhoods. While the edges of 
the neighborhood are flanked by two 
important city-wide parks, Central 
Park and Randall’s Island, and two 
neighborhood parks, Marcus Garvey 
Park and Thomas Je�erson Park, the 
center of East Harlem is dotted with 
playgrounds and community gardens 
that reflect the neighborhood’s history 
and cultural heritage. East Harlem also 
has access to an active waterfront 
with the potential to become a world-
class destination for local residents 
and the city at large. The renovation 
and maintenance of open space in 
East Harlem is supported by the NYC 
Department of Parks & Recreation, 
private conservancies, land trusts, 
‘friends of’ groups, non-profits and 
other City agencies.

Open Space & Recreation

3

4

5

1   East River Esplanade © Kate Milford 2016

2   Thomas Jefferson Park © Kate Milford 2016

3   103rd Street Community Garden                            

© John McCarten / New York City Council

4   El Barrio’s Artspace PS109 © Kate Milford 2016

5   National Night Out East Harlem © John McCarten 

/ New York City Council



34

EAST HARLEM NEIGHBORHOOD PLAN

 

 

 

 

Fair

ESPLANADE CONDITION

Satisfactory

Serious

No Condition Rating

No Esplanade Exists

Dept of Parks & Rec
Public Open Spaces 

Land and Garden Trust

Privately-owned 
Open Space

City-owned Open Space

DOE Playgrounds

Community Gardens

NYCHA Developments

EXISTING OPEN SPACE

Condition ratings from
OMB-DPR Marine Report, 
June 2013 
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Despite these considerable open space assets, there are also challenges, which will be 
exacerbated as the neighborhood continues to grow. Recognizing and responding to these 
challenges will improve the quality of life for current and future residents. The fi ndings from 
the community visioning workshop and open space subgroup meetings focused on the 
following challenges:

• On a basic level, the amount of open space in East Harlem is insu¢  cient. While 
New York City has a standard of 1.5 acres of open space per 1,000 residents, New 
Yorkers for Parks has set a higher goal of 2.5 and has found that there are 2.9 
acres of open space per 1,000 residents city-wide. Without Randall’s Island or 
Central Park, East Harlem falls well below this benchmark with only 0.77 acres of 
open space per 1,000 residents. If the northeast corner of Central Park is included, 
the number climbs to 1.45 acres per 1,000 residents. 

• Numerous community gardens are threatened and under-resourced, and in some 
cases are not open or programmed for wider public use. Loss of these open spaces 
is a threat to the community.

• With so much of the open space located at the neighborhood’s edges, it is critical 
to overcome the physical and psychological barriers to using these parks. In the 
case of Randall’s Island, Harlem River Park and the waterfront esplanade, there 
is a need to create better access to recreational spaces. Programs and improved 
lighting can also make Central Park feel more connected to East Harlem residents.

• East Harlem is vulnerable to climate change and extreme weather events, with 
inundation during Superstorm Sandy a� ecting many residents. Open space design 
needs to incorporate resiliency while also ensuring that public access is improved, 
not curtailed by storm surge protections.

• Many parks in East Harlem need better maintenance and sta¢  ng. In the 
community visioning workshop, many open spaces were identifi ed as assets with 
the caveat that they needed better maintenance in order to maximize their value 
and meet the needs of residents.

Open Space & Recreation



OBJECTIVES  & 
RECOMMENDATIONS

1.
Ensure public open space 

meets the needs of existing 
residents and keeps pace with 

an increasing population.
1.1  

Strategically preserve and create open space 
that strives for 2.5 acres/1,000 residents for 
existing and future East Harlem residents.

1.2*
As density increases, ensure that open space 
is created with new developments as part of a 
zoning special district. Work with developers 
to create a Community Benefits Agreement 
(CBA) that funds a program to train and hire 
East Harlem residents for maintenance and 
stewardship of these open spaces. ••

*This recommendation relates to the Garden 
District proposal in Recommendation 3.5 in the 
Zoning & Land Use chapter.

1.3
Work constructively with City agencies and 
private land managers including conser-
vancies, land trusts, ‘friends of’ groups, and 
non-profits to ensure open space maintenance 
and staffing in parks and community gardens 
is proportional to the number of people using 
the space, especially during peak season. 
Increase staffing during the summer season.
 

1.4
Conduct a needs assessment for comfort 
stations, recreation centers, and ballfields in 
East Harlem.
 

1.5
Build a comfort station at Harlem River Park.

•• Related to precedent on pages 38-39

2.
Leverage City-owned sites and 

public affordable housing 
development resources to 

create enough park space to 
accommodate existing and 

future East Harlem residents.
2.1

Seek opportunities on City-owned land for open 
space creation. With increased density comes 
the likelihood that land values will rise, leaving 
agencies unable to afford private property for 
new parkland.
 

2.2
Conduct a feasibility study of the potential for 
ferry access along entire East River waterfront, 
with Pier 107 as a potential access point.
 

2.3
Restore Pier 107 as a public open space. ••
 

2.4
Conduct a study of where streetends can be 
developed to add more open space to the East 
Harlem community. Areas of consideration can 
include 117th, 118th and 119th Streets and the small 
streets around Thomas Jefferson Park. Pilot the 
SummerStreets program at these locations to 
test the street closure in a temporary way.
 

2.5
Open more school playgrounds during off-hours 
for community recreation, and explore opportu-
nities to incorporate stormwater management 
infrastructure in playground renovations. ••
 

2.6
Leverage city and private sector programs and 
resources to support open space development: 
Neighborhood Plaza Program, GreenThumb 
Garden Coalitions initiative.



3.
Integrate stormwater man-
agement strategies through 
open space design to better 

prepare East Harlem for 
threats from climate change.

3.1
Require developers to manage 1" of storm-water 
runoff from all impervious surface area on their site.
 

3.2 
Ensure all Combined Sewer Overflow (CSO) 
Tributary Areas that overlap with the boundar-
ies of CB11 become Priority CSO Tributary Areas 
for DEP in FY17.
 

3.3
As part of a Priority CSO Tributary Area, DEP 
should identify and study existing underground 
streambeds along East Harlem streets and 
through large properties working with other 
agencies like NYCHA to prioritize green infra-
structure at these locations.
 

3.4
Take a comprehensive planning approach to 
waterfront resiliency, incorporating prior 
and ongoing planning efforts to create green/
natural buffers along the water’s edge in East 
Harlem and achieve overlapping benefits to the 
public from flood and storm surge protection.

4.
Remove cultural and 

psychological barriers to 
using parks. 

4.1
Create new and leverage existing funds and 
partnerships to expand open space programing 
in East Harlem.
 

4.2
Improve outreach and communications for park 
programming by developing an inventory, shared 
calendar, and outreach strategy for East Harlem 
programs and permitting.

5.
Remove physical barriers 
to parks and open space 
throughout East Harlem.

5.1
Provide increased lighting and tree pruning 
around light sources throughout East Harlem 
public open spaces, prioritizing spaces along 
the Park Ave. viaduct (particularly 111th 
Street), Marcus Garvey Park, and NYCHA 
developments. Lighting options should include 
LED, solar and pavement.
 

5.2
Make sidewalks, parks, and other open spaces 
ADA compliant and convenient for seniors and 
caregivers with young children. Prioritize Park 
Ave. viaduct, Harlem River Park, 96th Street 
and FDR, and Marcus Garvey Park.
 

5.3
Improve neighborhood wayfinding and create 
unified open space signage that includes parks, 
GreenThumb gardens and NYCHA properties.
 

5.4
Improve the structural conditions of the East 
River Esplanade.
 

5.5
Improve accessibility to existing connections to 
Randall’s Island, and study additional ways to 
improve access (footbridges, bus routes, ferry 
service).

OPEN SPACE & 
RECREATION



Park Improvement District
“Park improvement districts” are patterned 
after business improvement districts, with 
the power to impose a real estate transfer tax 
to generate revenue to support specific parks, 
especially signature parks. The Maryland 
State Parks system is supported by a 0.5% 
real estate transactions tax, while Battery 
Park City parks are supported by rental 
revenue, and this support favorably impacts 
rental rates. The Chicago Loop Tax Increment 
Financing District was enlarged to incorporate 
and fund Millennium Park.

This precedent relates to Recommendation 1.2
Source: ny4p.org/research/other-reports/or-altrevenue10.pdf

Schoolyards to Playgrounds
While there are hundreds of Jointly Operated 
Playgrounds (JOPs) across the city, the vast 
majority of schoolyards are not used for play 
after school hours. In 2007, PlaNYC identified 
hundreds of schoolyards across the city that 
could be opened or renovated for after-hours 
use, via the Schoolyards to Playgrounds 
program. The NYC Department of Parks & 
Recreation works with the Department of 
Education and the nonprofit Trust for Public 
Land to improve many of the schoolyards 
through capital improvements, including play 
equipment, painted sports surfaces, trees, 
and benches.

This precedent relates to Recommendation 2.5
Source: nycgovparks.org/greening/planyc/schoolyards
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Pier 107 Restoration
This project includes the partial demolition 
of the unsafe above-grade concrete structure 
atop the pier, the selective repair of existing 
handrails and surfaces, and the installation 
of easily-removable and lightweight shade 
structures, benches and other elements.

DPR has met with stakeholders to determine 
the scope of work for the project. They are now 
developing the design for the site.

This precedent relates to Recommendation 2.3
Source: nycgovparks.org/planning-and-building/capital-project-tracker/
project/7211

West Harlem Piers
In 1998, WE ACT for Environmental Justice 
partnered with Manhattan Community Board 9 
to organize the Harlem-on-the-River Project. 
Their goal was to develop a community-driven 
plan that would both increase access to the 
Harlem waterfront and raise interest in one 
of Northern Manhattan’s neglected neigh-
borhoods. Working with over 200 residents, 
elected officials and representatives from the 
NYC Parks Department, WE ACT submitted a 
community vision plan for the waterfront to 
the NYC Economic Development Corporation in 
1999. As a result, EDC scrapped its requests for 
proposals for commercial development at the 
site and developed a master plan based on the 
Harlem-on-the-River community plan. On May 
30, 2009 the park was officially opened as the 
West Harlem Piers Park. 

This precedent relates to Recommendation 2.3
Source: http://www.weact.org/west-harlem-waterfront-park
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Schools & 
Education 

/ 
Pre-K, Daycare 
& Afterschool 

COMMUNITY      

     VISIONING WORKSHOP 

#2
July 1st, 2015
 6:30–8:30pm

at Hunter College 
Silberman School of 

Social Work
 

85 Participants

Additional Youth and Family 
Engagement:

November 2nd, 2015
Dream Charter School 

7th and 8th graders workshop 
142 students  

7 parents/guardians
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COMMUNITY      

     VISIONING WORKSHOP 

#2
The second Community Visioning Workshop 
focused on Pre-K, Daycare and Afterschool 
(led by Harlem RBI), and Schools & Education 
(led by Renaissance High School for 
Innovation). Participants had a chance to 
discuss both youth programs and the state 
of schools and education in the small group 
portion of the session. They were first asked 
to identify strengths and challenges for each 
topic. For youth programs, participants had 
more in depth conversations focused on the 
condition of facilities, leveraging the rich 
network of community-based organizations, 
what services are most important, and 
what programs are missing from the 
neighborhood. For Schools & Education, 
participants discussed how to create more 
diverse pathways to careers and college, 
how to align services and programs with 
student need, integrating technology into 
schools and what types of partnerships are 
needed in schools.  

Additionally, Dream Charter School hosted 
a workshop with 142 of their 7th and 8th 
grade students and some of their parents/
guardians. Participants talked more 
generally about what makes East Harlem 
special, what they think is missing from the 
neighborhood and brainstormed ideas about 
how to improve the neighborhood.

41

Visioning Session Summary

“I am concerned with the 

amount of violence, gangs 

and having more productive 

programs for young teens, 

increasing mentoring 

programs and finding jobs for 

those that come out of jail.”

From EHNP survey respondents
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Youth—0-24 year olds—make up 33 
percent of East Harlem’s population, 
and the opportunities provided through 
schools, daycare and afterschool 
programs in East Harlem are of 
fundamental importance to their lives. 
East Harlem, which is in DOE’s District 
4 and a small portion of District 5, has 
many young people who need activities 
and engagement that extend beyond 
a standard K-12 education curriculum. 
School-based mentorship, along with 
career and college support, provides an 
opportunity for students to think about 
and prepare for the future. East Harlem 
has a number of organizations, including 
cultural and service groups, which help 
bridge school-life with these types 
of support structures in the broader 
community. 

1   PS 83 © Luis Munoz Rivera

2   Harlem RBI / Dream Charter School                        

© Paúl Rivera, Courtesy Perkins Eastman 

/ Sarah Mechling-Perkins Eastman

3   Our Lady Queen of Angels School,    

229 E 112th St © Kate Milford 2016

4   Pre-school program, Courtesy of Boys   

& Girls Harbor

1

Schools
& Education
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Pre-K, 
Daycare & 
Afterschool

2

3

4

East Harlem also has a variety 
of long-standing programs that 
meet a variety of needs for pre-K, 
daycare and afterschool, often 
o�ered in multiple languages, and 
through partnerships with local 
cultural institutions and community 
organizations. These are all important 
to young people’s education and 
development. Based on research by 
organizations such as the Center 
for Public Education, children who 
participate in pre-K and afterschool 
programs are more likely to be 
successful, both inside and outside 
of school.

Schools & Education / Pre-K, Daycare & Afterschool
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While there are many successful programs in East Harlem that provide valuable services, the 
community visioning workshop and subgroup meetings identified a number of areas that could be 
improved to better serve East Harlem’s youth today and in the future:

• DOE’s e�orts to broaden and diversify school curriculum should to be further 
encouraged, including expanding the focus on STEM (science, technology, engineering, 
and mathematics) and including more arts, music, culture, local history, special 
education programs, financial education and vocational training with exposure to 
career options.

•     Specialized services and programs that schools do o�er may be resource-limited 
or misaligned with specific local needs. Students needing this specialized support 
su�er from these limitations. On a broader level, students often need more support 
for college and career pathways. Challenges in education have a significant e�ect on 
outcomes; only 18 percent of East Harlem students graduated college-ready in 2011.

•     School facilities face significant capital and capacity limitations, which can lead to 
overcrowding and increased competition between schools for resources. DOE and 
SCA continue to make important upgrades and advancements to facilities in the 
district, but more remains to be done. Some pre-K, daycare and afterschool program 
facilities need repairs, while others lack access to a diversity of spaces for di�erent 
types of activities. Common needs include access to outdoor and recreational spaces, 
and more spaces for flexible uses like music, art and libraries.

YOUTH
POPULATION
(0–24 YEARS)

STUDENTS
WITH

DISABILITIES

COLLEGE
READINESS

(% OF STUDENTS 
GRADUATING

READY FOR COLLEGE )

Source: NYC Community Health Profiles 2015 Source: New York State District Level Data 

by Grade 2014-15

Source: NYC Coalition for Educational Justice 

(class of 2011 college readiness rates by zipcode)
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•    Outside of school, there are di¢culties to ensuring that students receive the best 
education that they can. Disconnects between family life and school can undermine 
education and attainment. Not all families feel engaged in their children’s education 
due to factors like lack of outreach, family education attainment, and language 
barriers. Given those barriers, parents often miss out on information about what’s 
happening for their children in school, and as a consequence, time at home does not 
supplement what students are learning at school as much as it could.

•    There is a need for center-based programming for infants and children from 0-3 
years old, as well as improved coordination between childcare and pre-K programs.

•     Pre-K, daycare and afterschool programs can increase their impact by more 
e�ectively partnering with existing community-based organizations. These 
partnerships can provide a greater breadth of programs and strengthen the 
neighborhood network.

•     Pre-K, daycare and afterschool programs also have gaps in their services. The hours 
of the facilities sometimes do not reflect the needs of those who use them, and there 
is a need for more programs to serve families with infants and toddlers.

Schools & Education / Pre-K, Daycare & Afterschool

EDUCATIONAL ATTAINMENT 
OF POPULATION 25 AND OVER

East Harlem

Manhattan

NYC

Less than 
High School

Degree

HS graduate or 
Associate’s

Bachelor’s
Graduate or 
Professional 

Degree

28%

20%

14%

44%

46%

28%

17%

20%

31%

12%

14%

28%

Source: 2010 Census PUMA
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Schools & Education / Pre-K, Daycare & Afterschool

As part of the planning process, a survey was released to all public school principals in 
District 4, which encompasses a majority of the public schools in East Harlem. We asked 
principals to prioritize specialized programs by level of importance to their students and the 
needs of the district. The Schools & Education subgroup used this information as the basis 
of Recommendation 1.1.  

A total of 24 principal surveys were collected.  

1. Social Emotional Services

2. Academic Remediation

3. Literacy Programs

4. Mobile Computer Labs

5. Funding for Social Workers, 

Psychologists

6. Professional Development for 

Teachers

7. Restorative Justice Practices

8. Adult Education Programs

9. Health, Medical Services

10. Wrap-Around Services

11. SAT/ACT Prep

12. Autism Services

TOP SERVICE NEEDS 
IDENTIFIED BY PRINCIPALS

1. Technological Enhancements: 

Hardware

2. Playground Redevelopment

3. Auditorium Upgrades

4. Air Conditioning Retrofi ts

5. Electrical work to sustain 

current and future technology 

in the building

6. Bathroom Upgrades

7. Electrical work for 

 A/C unit installation

8. Technological Enhancements:

 Software

9. Library Upgrades

10. Technological Enhancements:

 Broadband and Phone Lines

11. Science Lab Upgrades

12. Safety Systems

TOP CAPITAL NEEDS 
IDENTIFIED BY PRINCIPALS



OBJECTIVES  & 
RECOMMENDATIONS

1.
Align specialized programs 

and services with the needs 
of East Harlem schools, 
and increase funding to 

support them.
1.1  

As part of the planning process, a survey 
was released to all public school principals in 
District 4, which encompasses a majority of 
the public schools in East Harlem. We asked 
principals to prioritize specialized programs 
by level of importance to their students and 
the needs of the district. Based on the results 
of this survey, resources and funding should 
be prioritized for the following programs in 
the district (in order of importance): 

 Social & emotional services 
 Academic remediation 
 Literacy programs 
 Mobile computer labs 
 Funding for social workers & psychologists  
 Restorative justice practices 

1.2
Create more Community Schools in East Harlem 
school districts. Ensure that any new school 
built as a result of the rezoning is structured as 
a Community School. ••

2.
Create more diverse 
pathways to careers 

and college.
2.1

Increase the number of schools that offer 
Career and Technical Education (CTE) 
programs in East Harlem. Work with the Office 
of Postsecondary Readiness (OPSR) at the 
Department of Education to provide adequate 
guidance to East Harlem schools as they seek 
to fulfill the necessary elements for a new 
CTE program, including identifying adequate 
classroom and shop space, resources for 
equipment, materials and consumable supplies, 
and a teaching core able to teach the 
necessary amount of students.
 

2.2
Expand programs for early exposure to college 
by ensuring that the Mayor’s “College Access for 
All” initiative reaches all East Harlem schools. 
This program will include expanded exposure 
to college for middle school students. All middle 
schools will begin to create college visit programs 
for all students and expanded curriculum at 
middle and high school will provide students with 
opportunity to gain exposure and support to 
plan for post high school college and careers.

•• Related to precedent on page 51



SCHOOLS & 
EDUCATION 

/ PRE-K, 
DAYCARE & 

AFTERSCHOOL

3.
Develop external 

partnerships 
and pull partnerships 

into schools.
3.1

Develop an East Harlem resource guide that schools 
can use to establish partnerships with CBOs 
and service providers, and that CBOs and service 
providers can use to find schools.
 

3.2 
Enlist the resources of the NYC Office of 
Postsecondary Readiness and the Center for 
Youth Employment in the Office of Workforce 
Development to actively link interested high 
schools to East Harlem Workforce Development 
organizations and CBOs that can provide 
services to schools.
 

3.3
As the the NYC Department of Youth and 
Community Development Summer Youth 
Employment Program is expanded to the school 
year, ensure that the 2016-2017 pilot is expand-
ed to at least one East Harlem program.

4.
Address significant capital
and capacity needs facing 

East Harlem schools. 
4.1

Increase the number of high schools that have 
open non-competitive admissions policies in 
East Harlem. 
 

4.2
Perform electrical work to sustain current 
and future technology in East Harlem school 
buildings, such as computer labs, broadband 
internet, phone service, and air conditioners. 
Begin with an initial allocation to PS108, located 
along the Park Ave. viaduct. The school lacks 
the electrical capacity to run A/C’s in the 
summer, nor can they open their windows 
due to the noise from the viaduct.

5.
Expand professional 

development opportunities 
for educators 

in East Harlem.
5.1

Increase funding for teacher training in East 
Harlem schools.



6.
Improve existing pre-K, 
daycare and afterschool

facilities, and ensure that 
quality spaces are created 

within new buildings. 
6.1

Prioritize pre-K, daycare and afterschool 
facilities for repairs or relocation based on a 
comprehensive inventory and prioritization 
study of these facilities in East Harlem.
 

6.2
Encourage expanded shared-use agreements 
between pre-K, afterschool and daycare pro-
grams and schools, institutions of higher learning 
and hospitals to access facilities after hours and 
during off hours (computer labs, media centers, 
gyms, libraries, playgrounds, indoor pools, etc.). 
Additionally, these spaces should be affordable to 
rent so as to not prohibit programs from taking 
advantage of these joint agreements.

6.3
Improve internet and phone infrastructure in 
East Harlem pre-K, daycare and afterschool 
facilities. 

7.
Create more center-based 

programs for 0–3 year olds. 
7.1

Expand Universal Pre-K initiatives to include 
0-3 year old programming.

8.
Ensure that programming 
is high quality, consistent, 

and well-funded. 
8.1

Support the following three initiatives from 
the Campaign for Children policy platform: (a) 
Implement universal access to full-year, full-day 
early childhood education; (b) Ensure salary 
parity for equally credentialed staff in the public 
school system and early care system; (c) Provide 
a sufficient per-child rate to ensure quality 
standards are met.

9.
Create greater awareness 
of existing programming. 

9.1
Increase the amount of afterschool program 
seats in East Harlem.

9.2
Document existing available afterschool pro-
gramming and share this information with the 
community, both online and in hard copy. 
Ensure this information is available in multiple 
languages including Cantonese, Mandarin, 
Spanish and French.

(CONTINUED) 
OBJECTIVES  & 
RECOMMENDATIONS



Community Schools
The research-based Community School model 
has a proven track record of improving academic 
achievement. Community schools are matched 
to an effective community-based organization 
and a full-time in-school Community School 
Coordinator. The model creates strong part-
nerships to provide social services, counseling 
and mental health support, targeted academic 
interventions, and to engage entire families 
and communities as part of a holistic approach 
towards elevating educational outcomes. The NYC 
Community Schools Initiative, an effort of Mayor 
de Blasio’s administration to re-imagine the City’s 
school system, will create approximately 100 new 
fully-developed Community Schools over the next 
several years.

The City faces several challenges as it tries to 
create high-quality community schools across 
the system, including data tracking and aca-
demics. Experts agree that school staffers and 
outside service providers must plan and work 
together to pull off the community-school model, 
and that requires sharing data about individual 
students’ needs and their performance in class 
and afterschool programs. 

This precedent relates to Recommendation 1.2
Sources: http://www1.nyc.gov/site/communityschools/index.page
http://ny.chalkbeat.org/2015/05/04/now-aiming-for-200-community-schools-
city-unviels-a-plan-to-get-there/#.VmXzO7grLcs
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COMMUNITY      

     VISIONING WORKSHOP 

#3
July 29th, 2015
6:30–8:30pm

at Johnson Houses
Community Center 

150 Participants
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COMMUNITY      

     VISIONING WORKSHOP 

#3
The third community visioning workshop 
focused on A�ordable Housing Preservation, 
led by El Barrio’s Operation Fight Back 
(EBOF), and NYCHA, led by the Johnson 
Houses Tenant Association. Participants were 
invited to choose which of the two topics 
they preferred to discuss during the small 
group portion of the workshop. For both 
topics, participants were asked to identify 
strengths and challenges. For Housing 
Preservation, participants had in-depth 
conversations about tenant harassment, 
a�ordability, displacement, neighborhood 
change and the physical conditions of housing 
in East Harlem. For NYCHA, participants had 
in-depth conversations about repairs and 
maintenance in public housing developments, 
safety, economic empowerment for public 
housing residents, how open space within 
NYCHA developments could be better utilized, 
concerns about development on NYCHA land 
and what meaningful resident engagement in 
decision making looks like.

53

Visioning Session Summary

of EHNP survey respondents 
say they are concerned with:

RISING COST OF
HOUSING

of EHNP survey respondents 
say they are concerned with:

DISPLACEMENT
of poor, working class & seniors

61%

63%
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EAST HARLEM NEIGHBORHOOD PLAN

Public housing has been a significant part 
of the East Harlem community for the last 
65 years. Growing out of local activism 
and the leadership of politicians such as 
Fiorello LaGuardia, who represented the 
area in Congress, East Harlem became 
the epicenter of urban reform in New York 
City. East River Houses was the first public 
housing built in East Harlem, with Je�erson 
Houses and Johnson Houses being built in 
the following years. By 1965, a quarter of 
all East Harlem residents lived in public 
housing (Samuel Zipp, p. 260).1

2

NYCHA
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1   Rooftop view of East Harlem and the 

Park Ave viaduct © L. Reynolds

2   George Washington Houses © John 

McCarten / New York City Council

3   Corsi Houses La Guardia Memorial 

House. Courtesy of NYCHA

NYCHA

3

As a result of this focus on urban renewal, 
East Harlem today has the greatest con-
centration of public housing in Manhattan, 
with almost 30% of East Harlem residents 
living in New York City Housing Authority 
(NYCHA)-owned properties. Public housing 
developments contain considerable open 
space where residents exercise, play and 
relax. They also provide many meeting 
places, support services and other im-
portant facilities. With such a large stake 
in the neighborhood, the strengths and 

assets of NYCHA housing have a 
major impact on the neighborhood. 
The neighborhood has an active 
community of tenant leaders/activists, 
in part because of the density of public 
housing, tenant associations and 
community-based organizing groups 
that focus on improving housing 
conditions, preserving public housing 
and creating community action and 
organization around a range of local 
concerns.

East Harlem’s NYCHA 
residents represent

9%
of New York City’s entire 

NYCHA population

34,240 people 
(28%)

of East Harlem residents
 live in NYCHA

Source: 2015 NYCHA Data Book

Sources: 2015 NYCHA Data Book, U.S. Census Bureau, 2010–2014 

American Community Survey 5-Year Estimates
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VILLAGE
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CARVER
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WILSON

METRO
NORTH
PLAZA

EAST
RIVER

LINCOLN

LEXINGTON
CARVER

CARVER

WASHINGTON

NYCHA’s General Fund 
defi cit in 2015:

$74M
5-year major capital 

needs as of 2015:

$17B

Average repair 
times in all NYCHA 

developments

December 2014:

28 days*

December 2015:

47 days* 
NYCHA Target:

15 days**

Open work orders 
on NYCHA properties 

city-wide

December 2014:

103,000
December 2015:

139,000

Source: NYCHA Executive Budget 

Hearing: Committees on Public 

Housing and Finance. June 8, 2015

Sources: * NYCHA Metrics Public 

Housing Charts 2016 ** NYCHA 

Minutes of Board Meeting 

11/26/2014

Source: NYCHA Metrics Public Housing Charts 2016
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NYCHA

The Neighborhood Plan addresses several challenges that NYCHA residents identifi ed. 
Key challenges are described below:

• NYCHA has undergone a series of Federal and State budget cuts over the last two 
decades, resulting in signifi cant disinvestment in NYCHA buildings and operations. 
Some East Harlem NYCHA developments have over 1,000 open work orders. 
Ensuring repairs in NYCHA homes are carried out e¢  ciently and e� ectively is a 
major issue—one that NYCHA residents and tenant associations have been actively 
advocating and organizing around.

•     Improving communication between NYCHA management and residents is 
critical. Specifi cally, NYCHA residents need to have a strong voice in how NYCHA 
developments are managed and how future plans are developed. NYCHA residents 
emphasized the importance of infl uencing how the NextGen NYCHA plan, which 
includes potential new residential construction on NYCHA developments in 
order to generate funds for NYCHA building repairs and to create a� ordable 
housing, is being rolled out. While some residents at the Visioning Workshop 
opposed development on NYCHA vacant land, others were open to the possibility, 
if residents were adequately informed, engaged in dialogue about condition 
constraints and possible solutions, and were able to vote on whether or not 
development on NYCHA property was the right answer for their particular 
development.

•     As families that live in NYCHA developments change over time, it may become 
harder to accommodate growing households or for seniors to downsize and 
move into accessible units locally within the NYCHA community they know. More 
attention to this issue is required in order to serve local needs and maintain 
community ties and cohesion.

•     Elected o¢  cials and NYCHA have taken signifi cant steps to ensure that NYCHA 
residents are safe within their own buildings and on their developments. More 
can be done to encourage strong communication within the NYCHA community, 
new approaches to policing developed in conjunction with the New York Police 
Department, and addressing physical design and operational issues around lighting 
and building entrances.

•     A critical concern is the high rates of unemployment among young people living 
in NYCHA. As a result, it is critical to continue to strengthen NYCHA’s workforce 
training initiatives and provide access to jobs that lead to careers through 
activities such as the Jobs Plus Program.



OBJECTIVES  & 
RECOMMENDATIONS

1.
Ensure that repairs are 

made on NYCHA developments 
efficiently and using high 

quality workmanship.
1.1

Create a more effective and transparent 
Optimal Property Management Operating Model 
(OPMOM) program if and when it is expanded 
to East Harlem developments. Improve training 
of managers to listen to the needs of their 
residents. Improve relations between managers 
and central NYCHA divisions. Allow for weekend 
and overnight repairs. Provide managers more 
flexibility in whom they may call for repairs.

1.2
Establish an East Harlem pilot where unions 
agree to a trial shift system for after hours 
and weekend repairs in East Harlem NYCHA 
developments.

1.3
Bring the NYCHA One Call program (where 
NYCHA repair task times and employees are 
digitally tracked) to all East Harlem NYCHA 
developments.
 

1.4
Return to previous system of district-wide 
annual budgeting sessions with NYCHA staff and 
resident leaders twice a year. 

1.5
Conduct annual inspections of units in East 
Harlem NYCHA developments in order to (a) 
anticipate a timeline for future repair needs, 
and (b) conduct repairs on the spot during 
those inspections whenever feasible. Ensure 
that annual inspections are decoupled from 
identifying violations.

2.
Improve safety and security 

on NYCHA developments.
2.1

Make another round of investment to enhance 
security at targeted East Harlem developments, 
modeled after the $101 million fund allocated in 
December 2014 by the Mayor and the District 
Attorney to the 15 most violent developments in 
NYC. With input from residents, focus the funds 
on infrastructure improvements (lighting, cam-
eras and layered access), and violence reduction 
programming.
 

2.2
Reintroduce the Safety and Security Task Force in 
NYCHA and ensure meaningful partnerships with 
NYPD, DA, CBO’s, City Hall, Law Dept., resident 
watch supervisors and NYCHA residents.
 

2.3
Formalize the community policing engagement 
approach being undertaken at Johnson Houses 
across East Harlem developments. There should 
be a joint effort between NYPD and residents to 
initiate this program/process. 



3.
Improve NYCHA administrative 
transitions and their effects 

at the development level.
3.1

Formalize a communication protocol between 
former and newly appointed leadership and resident 
associations when there is a transition. Inform 
district chairs as soon as any major administrative 
changes at NYCHA are made. Ensure that projects 
and programs already allocated or underway from a 
prior administration are retained whenever possible.  

4.
Improve engagement, 
communication, and 

information provision to 
NYCHA residents.

4.1
Work with TA leaders to develop a resident and 
community engagement strategy around major 
decision making, including returning to the model 
of monthly meetings with superintendents and 
managers. Include District Managers in an effort 
to pass information to the District Manager’s 
supervisor at NYCHA’s main office.
 

4.2
Inform individual residents if their home has been 
identified through the NextGen Plan as (a) one of 
the 6,380 public housing units in scattered-site 
developments that could be converted to 
project-based Section 8, or (b) one of 8,313 public 
housing units in properties where the cost of 
rehabilitation exceeds the cost of new construc-
tion (“obsolete units”) and where these could be 
converted to project-based Section 8 through a 
combination of RAD and HUD Tenant Protection 
Vouchers.

5.
Create mechanisms for 
resident involvement in 
decision-making around 

development on NYCHA land.
5.1

Allow residents in public housing developments in 
East Harlem to decide, after a robust and au-
thentic community engagement process, whether 
or not they want to permit new residential 
construction on their development sites.

5.2
If infill does go forward in a development:
 

5.2.1 *
Ensure that revenues generated by development 
are funneled into on-site development improve-
ments, with the development directly impacted 
being the first recipient of those revenues.
 

5.2.2 * 
Create a governance structure (comprised of a 
combination of NYCHA residents, TA’s and com-
munity organizations) to advise on and monitor 
the spending of revenues generated by infill 
development. 
 

5.2.3 * 
Provide for NYCHA resident input into levels of 
affordability for development, as well as siting, 
design, density, unit types and parking.
 

5.2.4 
Prioritize a percentage for homeless placement 
in newly created units.
 

5.2.5 
Prioritize a percentage for senior placement in 
newly created units.

* Oppose: Community Voices Heard

NYCHA



(CONTINUED) 
OBJECTIVES  & 
RECOMMENDATIONS

6.
Create opportunities for 

economic empowerment for 
NYCHA residents.

6.1
Provide workforce training opportunities for 
NYCHA residents and ensure that information 
about opportunities and courses are distributed 
in a timely manner (at least 6 months in advance).
 

6.2
Provide opportunities and spaces to support 
resident entrepreneurship (e.g. an incubator 
program in East Harlem NYCHA spaces; 
expanded links with SBS for additional business 
development support).

6.3
Provide job training for NYCHA residents 
interested in seeking employment opportunities 
within their own or nearby developments and 
give preference to NYCHA development residents 
when hiring.

6.4
Bring broadband and wifi access to all East 
Harlem NYCHA developments. One potential model 
is the Red Hook Houses initiative where the Open 
Technology Institute helped set up a wireless 
mesh throughout the development.

7.
Improve NYCHA open spaces. 

7.1
Improve and activate NYCHA open spaces where 
feasible (set away from the buildings) and build 
stronger connections to other green spaces 
within the neighborhood through wayfinding. 
Consider passive recreation (e.g. seating and 
benches), active recreation (playgrounds or ball 
courts), and urban agriculture (e.g. community 
gardens, Concrete Safaris). Build a stewardship 
plan into any improved open spaces that 
encourages participation and leadership of 
residents, particularly youth.



Participatory Budgeting
Participatory budgeting (PB) is a different way 
to manage public money and to engage people in 
government. It is a democratic process in which 
community members directly decide how to 
spend part of a public budget. 

Though each experience is different, most follow 
a similar basic process: residents brainstorm 
spending ideas, volunteer budget delegates 
develop proposals based on these ideas, resi-
dents vote on proposals, and the government 
implements the top projects. 

Participatory budgeting started in NYC in 2011 
with four council members, including Speaker 
Melissa Mark-Viverito, and $4 million. It has 
since grown to 28 participating districts and 
over $35 million. There is also an initiative poised 
to start for PB in NYCHA, wherein residents will 
be able to decide directly how money targeted 
to NYCHA developments will be spent.

A similar process to PB could be utilized for 
NYCHA resident decision-making, such as 
around infill development and how to allocate 
funds raised through any infill development. 

On Point Security NYCHA 
Cooperative

In July 2015, NYCHA and Citibank announced
“Doorways to Opportunity,” a multi-partner
initiative that provides public housing
residents across New York with access to
employment opportunities, free financial
counseling and entrepreneurship training in
partnership with community organizations.
The collaboration included the launch of the
first worker cooperative for NYCHA residents,
On Point Security, where employees are also
business owners. The security firm will serve
and protect the expanding Hallets Point 
neighborhood.

Source: http://www1.nyc.gov/site/nycha/about/press/pr-2015/nycha-citi-
announce-economic-empowerment-program-2015-07-16.page

PRECEDENTS

NYCHA
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EAST HARLEM NEIGHBORHOOD PLAN

Housing a�ordability is central to the 
quality of life in East Harlem, as well as 
essential to its history. Today, about 
eighty percent of all people in East 
Harlem live in some form of regulated 
housing. East Harlem, like many 
parts of New York City, experienced 
significant housing abandonment and 
neglect throughout the 1970s. The City 
intervened with a�ordable housing 
services and programs, as well as 
support for a not-for-profit a�ordable 
housing development and management 
infrastructure that would nurture this 
housing. In East Harlem alone, hundreds 
of millions of dollars were spent on gut 
renovations and new construction of 
a�ordable housing in response to this 
era of abandonment and neglect. 

1

2

Housing 
Preservation
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Housing Preservation

4

3

Today, with East Harlem losing more 
and more of its a�ordable housing 
stock, this important community asset 
is significantly threatened. Over the 
last several years the neighborhood has 
lost approximately 360 rent-regulated 
units per year as various rent subsidy 
programs in buildings reach the end of 
their terms. Over the next 15 years, an 
estimated average of 280 units per year 
will be lost. This situation places many 
long-term East Harlem residents—many 
of whom are already marginalized and 
disenfranchised—in danger of losing 
their homes and being forced out of 
their community.

1   Franklin Plaza © John McCarten / New York 

City Council

2   Taino Towers © Mario Burger

3   1199 Housing Corporation East River Landing 

© Mario Burger

4   5-story walkups at 107th St and Lexington Ave 

© Kate Milford 2016

While building new a�ordable housing 
is important, it is critical to maintain 
the large stock of a�ordable housing 
that already exists in East Harlem. 
A�ordability of housing is very 
important to residents; they identified 
it as one of their top priorities for 
the future of their community. The 
neighborhood also has a strong network 
of community organizations dedicated 
to producing and protecting a�ordable 
housing, and benefits from a recent 
infusion of resources for tenant legal 
services from the City.
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1–10
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1000–1600

EXPIRATION PERIOD
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2040 and beyond

39%

28%

16% 

22%
 

Based on approx. 55,000 
total residential units 

in East Harlem

Unregulated
Government

Assisted

NYCHA

Rent 
Stabilized

Source: HPD Housing Snapshot, 2015
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Government
Assisted

Despite these strengths, there are many challenges to preserving a� ordable housing 
in East Harlem. 

• Tenant harassment often goes hand-in-hand with the loss of a� ordable 
housing. Renters of a� ordable units face threats of harassment and eviction 
or neglect when their buildings and units need maintenance. To e� ectively 
preserve a� ordable housing and keep tenants in their homes, the problems with 
maintenance and tenant harassment must be addressed. 

• Access to a� ordable units is also uncertain. If lottery programs are not managed 
transparently and fairly, residents may not have real access to a� ordable units in 
their own neighborhood. 

• Beyond direct threats to housing preservation, it is important that other 
neighborhood amenities remain a� ordable. True neighborhood a� ordability 
encompasses both residential costs and the costs of goods and services necessary 
to meet the needs of daily life.

• There are issues with buildings in East Harlem being warehoused, rather than 
being used productively for a� ordable housing, as those owners wait for shifts in 
development trends. East Harlem residents want to address warehousing and free 
up this stock for a� ordable housing production.

• There are issues with quality of housing in East Harlem. Housing preservation also 
means keeping units that are a� ordable up to code and in good, quality condition.  

• A sizable portion of a� ordable units are within multi-family buildings omitted from 
rent-stabilization and a targeted strategy must be created to prevent losing these 
units to rising rents fueled by improving conditions and speculation.

• State regulation is one primary way to preserve rent-regulated housing not 
created as the result of zoning or tax incentives. That situation sometimes limits 
the ability of the city to use legislation to preserve a� ordable units.

Housing Preservation



OBJECTIVES  & 
RECOMMENDATIONS

1.
Ensure appropriate 

enforcement of tenant rights 
to prevent harassment.

1.1  
Ensure that legal aid funding is extended 
following the 3-year program currently in place.

1.2
Expand sharing of information among Tenant 
Support Unit/HRA/Legal Services and East 
Harlem CBOs through a standing task force 
meeting.

1.3
Provide additional funding and training to CBOs 
that engage in tenant protection issues in East 
Harlem.
 

1.4
Expand the distribution of HPD’s ABC’s Of 
Housing, including more thorough distribution 
to new tenants and existing tenants renewing 
their leases.

1.5
Lobby at the State level to change illegal and 
legal rent fee structure. Raise awareness of 
what fees are and are not legal. Increase the 
number of audits and personnel in East Harlem 
looking into illegal non-rent fees and fraudu-
lently applied rent fees.

1.6
Work with the newly-established Civil Justice 
Coordinator to coordinate the use of local 
resources, with the eventual goal of providing 
counsel to all New Yorkers in certain civil 
matters.

1.7
Create an East Harlem anti-harassment / 
anti-eviction district, modeled after the Special 

Clinton District. Include funding for CBOs 
organizing along with the designation, as CBOs 
are often assisting and reporting on behalf of 
tenants in harassment incidents. ••

1.8
Improve the mechanism by which rezonings 
are announced in a neighborhood, and by which 
communities can prepare themselves against 
harassment before a rezoning takes place, 
such as through required additional community 
forums and workshops. Include funding for 
CBOs and developers to host these forums and 
workshops.

2.
Preserve affordability of 

current rent stabilized units 
and prevent 

unit destabilization.
2.1

Expand the resources available to East Harlem 
building owners and developers to preserve 
affordable units by creating a neighborhood-wide 
HPD funding set aside.
 

2.1.1 *
Focus the uses of these funds on privately-owned 
stabilized buildings in major distress and needing 
repairs.
 

2.1.2
Focus the uses of these funds on affordable units 
within public financing programs set to expire 
over a set number of years.

2.1.3
Focus the uses of these funds on unregulated 
1-5 unit buildings that could be brought into a 
preservation program.

* Oppose: Community Voices Heard
•• Related to precedent on page 69



HOUSING 
PRESERVATION

2.2
Clearly define illegal Airbnb activity, and improve 
the enforcement of regulations by proactively 
utilizing data, to protect the community’s exist-
ing stock of rent regulated housing from being 
used inappropriately. 

2.3
Remove barriers to not-for-profit affordable 
housing developers to protect (and create) af-
fordable housing in East Harlem, such as through: 
(a) Lowering HPD RFP equity requirements for 
not-for-profit organizations; (b) Providing a 
discount on water and sewage charges if the 
developer is providing units at income bands at or 
below 50% of AMI.

2.4
Create greater incentives for private sector 
investment in not-for-profit affordable housing 
development, such as by increasing tax incen-
tives made available to investors and, in return, 
ensuring the provision of additional community 
benefit services by the developer.

2.5
Consider the location of existing affordable units 
(both regulated and unregulated) as a central 
decision factor in establishing a rezoning area 
boundary.

3.
Better prepare East Harlem 

residents for affordable 
housing lotteries.

3.1
Provide resources that enable individuals applying for 
housing lotteries to pull together required docu-
mentation. Simplify documentation that is needed 
and expand the forms of documentation that are 
acceptable.

3.2
Require private developers to hire a local third party 
organization to conduct lottery counseling and 
marketing, and require proper compensation for 
these services.

3.3
Mandate that housing lotteries have detailed 
information made available at the construction site, 
including a nearby location of where to pick up a 
lottery application.

3.4
Establish a neighborhood-wide housing preparedness 
clinic that holds regularly scheduled sessions, so that 
tenants are well-prepared for lotteries.

3.5
Create a community input process for estab-
lishing criteria for housing lotteries for special 
populations (senior, artist, homeless, etc.), and 
ensure that HPD requires and properly funds 
selected developers to adhere to the criteria.

4.
Improve Agency 

information-sharing 
to identify 

tenant harassment.
4.1

Create an information-sharing agreement between 
CBOs and HPD/DOB to share tailored data sets on 
affordable housing, building violations, and harass-
ment. Use CASA/HPD information-sharing in the 
Bronx as a precedent.

4.2
Train East Harlem CBOs to synthesize the tailored 
data sets they are obtaining from HPD/DOB.

5.
Preserve the use of vacant, 

underutilized, and distressed 
land/properties 

for affordable housing.
5.1

Pilot the Urban Homesteading Assistance Board’s 
recommendations for the City’s tax liens policy in 



(CONTINUED) 
OBJECTIVES  &  RECOMMENDATIONS

East Harlem. For rental housing where there is out-
standing tax debt, pursue one of the following policies: 
(a) City enters into a payment plan with existing 
owner that includes rent regulation of exiting units, or 
(b) for owners that continue to not pay outstanding 
tax debt, the City initiates foreclosure and uses the 
existing Third Party Transfer program to transfer the 
buildings to an affordable housing provider. Ensure 
that the City continues to withhold tax debt on low 
income cooperatives from the lien sale in favor of 
working with the cooperators on a plan to stabilize 
those units.

5.2
Support the growth of a community land trust (CLT) in 
East Harlem by recommending that the City commit 
to transferring a small list of City-owned buildings, 
at-risk HDFCs, vacant/distressed properties, and 
under-utilized public land in East Harlem to CLT stew-
ardship, and provide up-front financing to support 
the preservation of low-cost housing, in partnership 
with proven nonprofit affordable housing developers. 
Experienced, locally-based nonprofit affordable 
housing developers should also have representation 
on the CLT board. ••

5.3
Create a city-wide unused/underutilized property 
registry. Pilot the registry in East Harlem. Include 
information about expiring stabilization programs.

5.4
Use EDC/HPD acquisition funds to purchase 
warehoused properties that would be conveyed to 
an affordable housing developer through an RFP 
process.

5.5
Study the establishment of a special district for fee 
capture on the transaction of air rights to preserve 
existing affordable housing. 

6.
Ensure housing is in a good 
state of repair and better 

enforce the requirements of 
the warrant of habitability.

6.1
Pilot the following specific initiatives in East 
Harlem:

Have HPD initiate housing court actions on 
any building where over a certain number 
of violations exist (the typical definition for 
statutory distress is 4 or more B&C housing 
code violations per unit).
Have HPD refuse to forgive fines when a 
building meets a certain threshold based on 
the number of violations, their severity, and 
how long they’ve existed.

[Exempt HDFC’s and non-profit owner groups 
from these initiatives.]

6.2 
Endorse the Stand for Tenant Safety Coalition 
Legislative Platform to Reform the Department of 
Buildings. The Stand for Tenant Safety Coalition 
Legislative Platform is included in Appendix C of 
this report. 

6.3
Require DOB and HPD to coordinate prior to any 
DOB vacate order; and refer tenants to legal aid 
in these circumstances.

6.4
Support the oversight work of the Tenant 
Harassment Prevention Task Force by including 
more representation on the task force of East 
Harlem community CBOs. In addition, seek that 
the Task Force place additional focus on and 
enforcement resources into the neighborhoods 
undergoing rezoning.

7.
Maintain affordability of 
neighborhood amenities.

7.1
Preserve retail affordability for local small businesses 
by making additional loans and grants available, 
and through studying the potential for a retail rent 
stabilization program.

•• Related to precedent on page 69



Special Clinton District
One of the primary examples of effective 
anti-displacement measures in a rezoning is 
the Special Clinton District. Located west of 
the Theater District in Midtown Manhattan, 
the special district includes height limits, 
anti-demolition measures for existing housing, 
protections against tenant harassment, and 
requirements specifically related to preserving 
the neighborhood’s mix of incomes. In order 
to demolish or significantly alter a building, 
a landlord has to prove to the City that she 
or he has no history of tenant harassment. 
Otherwise, the landlord is required to create 
affordable housing. Another feature is that 
the Special District extends well beyond 
the actual area that was rezoned. This is 
important, because real estate speculation 
is not limited to rezoned lots, but occurs 
within a much larger area.

Despite its strengths, there is room for 
improvement in the approach the Special 
Clinton District employs. This designation, 
though powerful, does not assist tenants 
in market-rate units, since landlords can 
rid themselves of such tenants without 
harassment tactics. Landlords can still legally 
offer buy-outs to tenants in rent-stabilized 
units. The approach can also be viewed as 
punishing bad landlords without effectively 
preventing their actions from occurring in 
the first place. It is therefore important 
that additional and complementary strategies 
are employed to ensure that this anti-
harassment policy can more fully 
and immediately benefit tenants. 

This precedent relates to Recommendation 1.7
Source: Association for Neighborhood Housing and Development, 
Urban Justice Center

Cooper Square Community 
Land Trust (CLT)

Community Land Trusts (CLTs) are nonprofit 
organizations—governed by a board of 
CLT residents, community residents and 
public representatives—that provide 
lasting community assets and permanently 
affordable housing opportunities for families 
and communities. One of the preeminent land 
trusts in New York City is the Cooper Square 
Community Land Trust. 

In response to an urban renewal project 
proposed by Robert Moses in 1959, the 
Cooper Square Committee (CSC) organized 
the community to create their own plan to 
preserve existing housing and build new 
low-income units. After advocating for their 
“Alternate Plan” for ten years, it became the 
first community-initiated plan New York City 
ever adopted. In 1991, CSC established the 
Cooper Square Mutual Housing Association 
(MHA) to manage 303 multifamily residential 
units on land owned by the Cooper Square 
Community Land Trust. The cost to join the 
MHA was, and still is, $250. Community Land 
Trusts are just one form of limited-equity 
housing meant to facilitate home ownership 
for low-income families and permanent 
affordability. 

This precedent relates to Recommendation 5.2
Source: Tom Angotti, “Community Land Trusts and Low-Income 
Multifamily Rental Housing: The Case of Cooper Square, 
New York City.” 2007.

PRECEDENTS

HOUSING 
PRESERVATION
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EAST HARLEM NEIGHBORHOOD PLAN

Small Businesses, 
Workforce & 

Economic 
Development

COMMUNITY      

     VISIONING WORKSHOP 

#4
September 10th, 2015

6:30–8:30pm

at Children’s Aid Society

120 Participants
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COMMUNITY      

     VISIONING WORKSHOP 

#4
The fourth Community Visioning 
Workshop focused on Small Businesses, 
Workforce & Economic Development and 
was led by Union Settlement. Participants 
first discussed strengths and challenges 
of current neighborhood conditions 
as they relate to the Workshop topics. 
Participants then completed a mapping 
activity, identifying where people shop 
in the neighborhood at different times 
of day, where development should 
occur and where people feel safe and 
unsafe. Participants also had in-depth 
conversations and brainstormed 
solutions around small business needs, 
workforce development and how to 
create access to high-quality jobs for 
East Harlem residents. 

71

Visioning Session Summary

What type of workforce 
development would you like to 

see in East Harlem?

want to see growth of 
LOCAL JOBS 

with
LIVING WAGES

think
JOBS and TRAINING 

are MISSING want to see 
GROWTH of UNION JOBS 

want to see
CONTINUING EDUCATION 

PROGRAMS 

81%

40%

69%

61%
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While primarily a residential neighborhood, 
East Harlem has a large number of 
businesses and nonprofits that together 
employ over 40,000 individuals. The 
neighborhood’s many employers reinforce 
the cultural, ethnic and economic diversity 
in the neighborhood. The small businesses 
o�er goods and services that residents 
need at prices they can a�ord, and there 
are major hospitals and museums, as well 
as many smaller nonprofits, that provide a 
broad range of employment opportunities. 

East Harlem has an active workforce with 
many more who are seeking work. Many 
people work outside East Harlem due to 
its transportation links, but there are also 
opportunities for greater employment with 
local organizations and possibilities for 
capturing East Harlem’s entrepreneurial 
energy through innovative incubators such 
as La Marqueta. 

1   Francisco and Balvina Garcia, owners of Mexico Lindo on 

116th St and 2nd Ave © Kate Milford 2016

2   Hot Bread Kitchen at La Marqueta © Kate Milford 2016

3   Urban Garden Center at La Marqueta © Kate Milford 2016

4   Entrance to La Marqueta © Kate Milford 2016

1

2

3

Small
Businesses, 
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EAST HARLEM NEIGHBORHOOD PLAN

There are

40,000
local jobs 

in East Harlem

UNEMPLOYMENT

RESIDENT COMMUTE PATTERN 
TO WORK (2013)

LOCAL JOBS 
& JOB GROWTH

Total (16+ years)

East
Harlem

East
Harlem

NYC

NYC 
job growth
2000–2012

East Harlem
job growth
2000–2012 

NYCUSA USA

Youth (16-24 years)

12.1% 22%10.3% 27%9.2% 20%

1%

4.4%

Sources: U.S. Census Bureau, 2015. OnTheMap Application, 

Longitudinal-Employer Household Dynamics Program, 2013. U.S. 

Census Bureau Zip Code Business Patterns for 2000 and 2012

Midtown

31% 

22% 

8%
32%

Other
(excluding East Harlem, 

Midtown, Downtown 
Manhattan and 

Downtown Brooklyn)

Live and Work
in East Harlem

Downtown 
Brooklyn

7% 

Downtown
Manhattan

SMALL BUSINESSES, 
ECONOMIC DEVELOPMENT,

WORKFORCE DEVELOPMENT 

Source: Hoover’s 2012, for zip codes 10029, 10035, 10037

Source: U.S. Census Bureau, 2010–2014 American Community Survey 5-Year Estimates 
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The community visioning session identified some of the key challenges.  

• Some of the commercial corridors have sections that lack continuous, vibrant 
activity. There is an opportunity to change land use and zoning to address these 
areas. 

• Despite being a diverse and historically significant neighborhood, East Harlem 
has not capitalized on NYC’s strong market for tourism, which could strengthen 
the economy of the neighborhood. East Harlem’s many restaurants and cultural 
institutions, through a collaborative approach, could create local jobs.

• Workforce development programs that aim to create a competitive workforce 
have the potential to do more. Many community members are unaware of the 
resources that could help them find the type of job they want, and there may be 
additional opportunities to leverage relationships with employers throughout the 
neighborhood.

• Potential new development should bring construction jobs and permanent jobs for 
local residents, along with increased commercial activity. When new development 
and new commercial activity does come to the neighborhood, local residents often 
miss the opportunity to benefit, and the recommendations aim to help capture 
these opportunities. 

• Rising commercial rents are a major challenge, and small businesses are also 
threatened by big box stores that can reduce their base of local shoppers. Support 
programs for small businesses exist but could be strengthened.

• There is a need for good jobs to come into the neighborhood and the ability to 
connect local residents to jobs that pay living wages, have good benefits and o�er 
opportunities for career advancement.

Small Businesses, Workforce & Economic Development



OBJECTIVES  & 
RECOMMENDATIONS

1.
Increase quality employment 

opportunities for 
East Harlem residents.

1.1  
Where possible require developers to set local 
hiring targets for East Harlem residents, 
and giving East Harlem residents the first 
opportunity to interview for positions. The 
Community Board, Borough President and 
Council Members can advocate for these 
actions on projects they review. 

1.2 
Create a better mechanism for overseeing 
developer performance on their agreements 
to hire East Harlem workers (e.g. requiring 
developers seeking public approval to 
provide quarterly reports on local hiring to 
the Community Board, Borough President 
and Council Members, as well as to the local 
workforce development provider network, 
which can track and post those reports). Add 
community and union oversight to assure 
quality hires. Make quarterly reports public.

1.3 
Encourage local employers, including building 
management companies, to hire local resi-
dents. This can be accomplished by providing 
funding to a local workforce development 
provider network that facilitates local hiring 
by identifying, screening and referring local 
residents to employers seeking to hire locally, 
as well as to developers looking to build in East 
Harlem. Ensure local workforce development 
providers have good track records for con-
necting people to jobs and ensuring that they 
are quality jobs.

1.4  
Work with labor unions to build pre-appren-
ticeship programs for East Harlem residents 
and workforce development partnerships 
with pathways to union jobs.

2.
 Enhance the skills of East 
Harlem residents, which 

will allow them to succeed 
in the workforce.

2.1
Provide more funding to workforce develop-
ment programs in East Harlem, with a focus 
on career training, not just entry-level jobs, 
and encourage connections to actual jobs 
being created. ••
 

2.2
For all public projects (with a threshold to 
be established for when this requirement 
is triggered), other than affordable housing 
projects already benefiting from subsidies, 
there should be a 1% set-aside for local job 
training programs, modeled on the “Percent 
for Art” requirement.

2.3
SBS should open a satellite Workforce 1 center 
in East Harlem and should build connections 
between that center and major East Harlem 
employers. Workforce 1 should also coordinate 
with local community-based organizations and 
trades unions to ensure good connections to 
employers. Secure additional funding for pro-
gramming and staffing at this center in order 
to provide career training and job placement 
services specifically for youth in East Harlem 
aged 16-24. ••

2.4
Work to ensure that HRA’s job readiness and 
placement efforts are coordinated and inte-
grated with other job training programs in 
East Harlem. 

2.5
Increase funding for programs that help local 
residents learn English, obtain their high 
school equivalency degree, become citizens or 
prepare for college.

•• Related to precedent on page 79



3.
Protect and enhance 

the viability East Harlem’s 
small businesses.

3.1
Amend existing zoning to permit additional 
commercial spaces on the second floor, provided 
that such commercial spaces do not displace rent 
controlled or rent stabilized apartments.
 

3.2
Amend existing zoning to limit the width 
of certain commercial spaces, which will 
preclude “big box” stores from moving into 
those locations in order to encourage small 
businesses. ••

3.3
Provide multi-year funding to establish and 
sustain merchants’ associations on East 116th 
Street and East 125th Street, with the ultimate 
goal of establishing a Business Improvement 
District (BID) if found to be warranted.

3.4
Increase funding for programs that provide 
assistance to local small businesses in consul-
tation with the small businesses themselves.

3.5
Have SBS conduct a Commercial District Needs 
Assessment (CDNA) along the main commercial 
corridors in East Harlem.

4.
Increase overall economic 
activity in East Harlem.

4.1
Utilize zoning to encourage further 
development to bring in more businesses 
and business activity. Potential locations 
for development include East 125th Street, 
the NYCHA “superblocks” along the existing 
commercial corridors, Park Avenue, Madison 
Avenue and the Harlem River waterfront. 
Ensure that any waterfront development 
retains public access to the waterfront.

SMALL BUSINESSES, 
WORKFORCE & 

ECONOMIC 
DEVELOPMENT 

4.2
Bring NYCHA and NYCHA residents to the 
table and make sure that NYCHA’s “NextGen” 
plans proceed only in a manner that is 
consistent with the priorities of the East 
Harlem Neighborhood Plan.

4.3
Create incentives such as the Department 
of Finance’s Relocation and Employment 
Assistance (REAP) program and use orga-
nizations such as a merchant’s association 
or BID if warranted to attract new types of 
businesses to open in East Harlem (e.g., hotels, 
movie theaters, cultural venues, bowling alley, 
business clothing stores).

4.4
Provide funding for a local group to encourage 
local businesses, non-profits and other 
organizations to purchase goods and services 
within East Harlem.

4.5
Take steps to enhance the safety and cleanli-
ness of the commercial corridors by including 
better lighting, more waste receptacles and 
more frequent sanitation pick-ups.

5.
Attract more tourists 
and other visitors to 

East Harlem.
5.1

Add wayfinding signs to better assist visitors.

Additional tourism-related recommendation 
can be found in the Arts & Culture subgroup 
recommendations.



La Marqueta
Located under the elevated Metro North 
railway tracks between 111th–119th Streets 
of Park Avenue, “La Marqueta” has served as 
a resource of iconic cultural heritage to the 
East Harlem community since its formation 
as an innovative public marketplace in 1936. 
In its heyday of the 1950s–60s, over 500 
vendors operated out of the facility, providing 
a vital social, health, cultural and economic 
destination for Latinos and New Yorkers 
across the city. The market is currently 
home to several small vendors and the small 
business incubator Hot Bread Kitchen. Efforts 
to recapture the community benefit of the 
market include La Marqueta Retoña initiative, 
sponsored by the Speaker’s office, bringing 
new life to the market by sponsoring regular 
cultural and culinary programming, live music 
events, weekly open air food markets, poetry 
nights and pop-up artisan vendors that have 
attracted hundreds of local residents and 
visitors each week. Recognizing this 21st 
century market must now have multiple policy 
goals, NYCEDC has partnered with Placeful, 
a local non-profit organization that fosters 
investment in community space through 
socially responsible partnerships, to redevelop 
the market and provide a greater variety of 
community benefits. In addition to retail sales 
of produce, prepared and unprepared foods 
and other goods, we anticipate additional local 
programs in health & nutrition, arts & culture, 
business incubation, and job training.

PRECEDENTS(CONTINUED) 
OBJECTIVES  & 
RECOMMENDATIONS

Additional Workforce 
Recommendations *

1
Improve job standards: Require recipients of public 
subsidies and city-owned property and properties 
requiring land use processes to commit to ensuring 
that all contractors and subcontractors working 
in East Harlem be participants in state or federally 
approved apprenticeship programs for the trades in 
which they perform work.

2
Improve job standards: Require building owners 
who receive public subsidies or whose buildings are 
constructed on city-owned property or property 
disposed by the city to pay prevailing wage for 
building service workers and living wages for other 
permanent workers.

3
Good quality job creation: Encourage developers and 
commercial tenants to commit to paying prevailing 
wage or living wage, whichever is the industry 
standard, for the permanent jobs and respecting 
workers’ right to organize.

4 **
Facilitated hiring: Create a local hire intake center, 
run by a qualified community-based organization, 
to facilitate a city-wide local hire goal for rezoned 
communities. This would allow East Harlem residents 
to work in other rezoning areas and have residents 
of those areas work in East Harlem, thus drastically 
widening the long-term career employment opportu-
nities rather than incentivizing short-term jobs.

* These four recommendations were not proposed 
or reviewed by the Small Businesses, Workforce & 
Economic Development subgroup, and instead came 
before the Steering Committee directly.

** Oppose: Union Settlement Association
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Upper West Side 
Special Enhanced 

Commercial District
Since 2012, the Special Upper West Side 
Enhanced Commercial District along the 
neighborhood’s major avenues has preserved 
the diverse, small business character in the 
Upper West Side.1 Extending along portions of 
Amsterdam, Columbus and Broadway Avenues, 
the District limits the size of storefronts to 
ensure that the blocks have a diversity of 
retail frontages and requires transparent 
storefronts to enliven views from the street. 
Together, these special district regulations 
protect the character of the Upper West Side’s 
commercial corridors, stop the proliferation 
of large bank facades and protect the diverse 
retail frontages along the area’s shopping 
corridors.

This precedent relates to Recommendation 3.2
1   http://www.nyc.gov/html/dcp/html/uws/index.shtml

East Harlem Talent Network
The East Harlem Talent Network was created 
through a collaboration between the East 
Harlem Community Alliance, STRIVE, the 
Upper Manhattan Empowerment Zone and 
Mt. Sinai Hospital, to build relationships with 
local employers and encourage local hiring. 
The Talent Network identifi es local employers 
that understand the value of investing in their 
business by investing in the community they 
serve. The Talent Network also works to identify 
local quality, skilled candidates to screen and 
refer to local employers.

This precedent relates to Recommendation 2.1, 2.3
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EAST HARLEM NEIGHBORHOOD PLAN

A�ordable 
Housing 

Development  
/ 

Zoning & 
Land Use 

COMMUNITY      

     VISIONING WORKSHOP 

#5
October 22nd, 2015 

6:30–8:30pm
at Dream Charter School

175 Participants

Additional Engagement:

80

EAST HARLEM NEIGHBORHOOD PLAN

Zoning and Density 
Trade-Offs Workshop

April 7th 
at Community 
Voices Heard

31 Participants 

Zoning and Density 
Trade-Offs Workshop

October 20th 
at Lincoln Houses 

15 participants

Zoning Education 
Forum 

September 30th 
at P.S. 133 

Fred R. Moore School  
30 Participants

Zoning and Density 
Trade-Offs Workshop 

October 22nd 
at Johnson Houses

10 participants
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COMMUNITY      

     VISIONING WORKSHOP 

#5
The fifth community visioning workshop was 
focused on A�ordable Housing Development, 
led by Lott Community Development 
Corporation, and Zoning & Land Use, led 
by CIVITAS. Attendees participated in four 
di�erent activities that facilitated in-depth 
topic discussions. The first mapping activity 
was used to identify places that participants 
liked and disliked within East Harlem. In 
addition, the conversation asked the group to 
highlight concerns and provide suggestions 
related to specific areas in the neighborhood. 
The second activity allowed participants 
to grapple with the trade-o�s involved in 
the development of a�ordable housing on 
privately owned land and allowed participants 
to make decisions around the levels of housing 
a�ordability. The third activity was a survey 
of participant preferences for development 
on di�erent types of publicly owned land. The 
fourth activity was a survey of priorities for 
community facilities that could come with both 
public and private development.

Additionally, four zoning education sessions 
were held, one led by the Manhattan 
Borough President’s O¢ce, and three led 
by the Center for Urban Pedagogy. These 
sessions were designed to be a primer for 
the Community Visioning Workshop to help 
inform participants in greater detail about 
zoning—how it works and what the trade-
o�s of increased density are.

81

Visioning Session Summary

of Workshop Survey respondents 

said they’d take more buildings 

if those apartments are

AFFORDABLE for 

LOCAL RESIDENTS.

54%

A copy of all workshop activities 

and responses, including this survey, 

can be found in the Appendix.
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EAST HARLEM NEIGHBORHOOD PLAN

For the last 70 years, East Harlem has 
been a focal point for a�ordable housing 
in New York City. This housing stock, 
which includes public housing and other 
subsidized homes, needs to be protected. 
The preservation of existing a�ordable 
housing is a critical strategy, but there 
will continue to be a substantial number 
of homes that will fall out of subsidy 
programs every year. In addition, the 
need for a�ordable housing in East 
Harlem continues to grow. Participants 
in the community visioning workshop 
placed a tremendous emphasis on the 
creation of more a�ordable homes 
so long as the infrastructure and 
community resources are in place to 
manage the additional population and 
only if these homes are truly a�ordable 
to neighborhood residents. 

1

1   Draper Hall under construction,     

Courtesy of Dattner Architects

2   Harlem RBI—Dream Charter © Sarah 

Mechling, Courtesy of Perkins Eastman.

3   El Barrio’s Artspace PS109, containing 

89 units of affordable live/work housing 

for artists © Kate Milford 2016

A�ordable
Housing 
Development
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A�ordable Housing Development

While East Harlem residents expressed 
wariness of the market pressures in the 
neighborhood, the area’s current market 
strength can be leveraged to generate 
more a�ordable housing development. In 
addition, there are several public sites 
that could be transformed into new 
a�ordable housing with neighborhood 
amenities.  

East Harlem, due to its history of 
a�ordable housing provision, also has 
considerable institutional capacity within 
the neighborhood to advocate for and 
pursue deeper a�ordability through 
innovative housing models. The East 
Harlem Neighborhood Plan seeks to utilize 
this capacity for both preservation and 
creation of a�ordable housing.

2

3

AFFORDABLE HOUSING LOSS

16,000
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Projected Change 15 yrs
(2014–2029)

If nothing changes:

2014 20292007

360
loss/yr

282
loss/yr

Actual Change
(2007–2014)

Without a rezoning that mandates that a�ordable units be built along with 
the added density, East Harlem will continue to see a loss of ~282 subsidized 
units/year due to expiring a�ordability programs.

Source: CB11 analysis, using RPA affordable housing database, John Krauss rent stabilization data, and NYC PLUTO database.
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WAYS TO PRODUCE 
AFFORDABLE HOUSING

WHAT IS MANDATORY 
INCLUSIONARY HOUSING 

(MIH)?

WHAT IS AMI?

EAST HARLEM AMI LEVELS

0-30% AMI

< $23,350

37%

30-50% AMI

$23,351–
$38,450

16%

50-80% AMI

$38,450–
$62,150

17%

80-100% AMI

$62,151–
$77,700

7%

100% AMI+

> $77,700

23%

Mayor de Blasio’s administration 
has proposed an MIH program with 

two options that would be 
determined when a neighborhood 
goes through a rezoning. It would 

require private developers to 
provide a�ordable housing with 
any market rate development 

in a rezoned area. 

Housing a�ordability levels are 
based on a benchmark 

AREA MEDIAN INCOME (AMI).
NYC AMI includes the five boroughs 

and some neighboring counties.

AMI is 

$77,700 
for a family of three. 

70%
MARKET

RATE
 

75%
MARKET

RATE
 

Proposed MIH Option 1 Proposed MIH Option 2

Less total a�ordable units
but deeper a�ordability 

More total a�ordable units
but with less a�ordability

25% 
AFFORDABLE

UNITS

30% 
AFFORDABLE

UNITS

At an Average of 
60% AMI  
(an income of 
$46,420 per year 
for a family of 3)

At an Average of

80% AMI 
(an income of 
$62,150 per year 
for a family of 3)

1. Rezoning of private sites
2. Developing publicly-owned 

sites with current or 
changed zoning

3. Developing on NYCHA land

Source: US Census, ACS, 2009–2013. Based on census tracts 

approximately within boundaries of CB11.

Source: US Census ACS 2007–2011 5 year estimates. Based on census 

tracts approximately within boundaries of CB11. Income limits are for a 

three-person household (HUD 2015)
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AFFORDABLE HOUSING NEED

+   Entering Homeless Shelters      626 
+   Households Severely Burdened by 
     Housing Costs (Rent + Own)   10,616
+   1/2 of Severely Overcrowded  
     Households (>1.5 persons per room)      758
       

= 12,000 Households

A�ordable Housing Development

Despite these considerable neighborhood assets, the community also faces some challenges 
around the development of a�ordable housing:

• While the neighborhood has a significant amount of existing a�ordable housing, 
there is still an important unmet need for more a�ordable places to live. 

• On top of this, the neighborhood loses existing a�ordable housing every year as 
units fall out of rent stabilization and subsidy programs. East Harlem is expected to 
lose 282 a�ordable units on average per year between 2014 and 2029.

• Just as important as the actual number of a�ordable units is the level of 
a�ordability at which they are set. A�ordable housing programs set the price 
of the unit based on New York City’s area median income (AMI), which is not 
reflective of East Harlem’s median household income. A�ordable units that are to 
be built according to the City’s Mandatory Inclusionary Housing (MIH) plan are not 
necessarily a�ordable to many existing residents.

• East Harlem is already becoming less a�ordable as the development of market rate 
units pushes up prices in the neighborhood. These new developments are typically 
not a�ordable to East Harlem’s residents.

• The demand to establish higher rents can lead to the harassment of existing tenants 
and real estate market speculation, such as warehousing of vacant properties.

• Development and increased density without concurrent investment in 
infrastructure and neighborhood services can lead to overburdening when existing 
infrastructure is not able to handle the increased demands.

In addition to a�ordable 
housing loss, our process 
looked at Total Severe 
Housing Need in East Harlem. 

We defined this need as:

Sources: Homeless: Institute for Children, Poverty & Homelessness October 2014 Report; NYC Department of Homeless Services Daily Report, 

December 4, 2015 (Total Neighborhood Homeless Households = Family Entering Shlter by Neighborhood, 2014 / Ratio of total NYC Homeless Family 

Households to Total Households. Currently 53.3% of total Homeless Households are Family Households.) Rental Burden: 2014 ACS 5-Year Summary 

File B25070 Homeowner Burden: 2014 ACS 5-Year Summary File B25091 Overcrowding: 2014 ACS 5-Year Summary File B25014



OBJECTIVES  & 
RECOMMENDATIONS

1.
Increase the amount of 
affordable housing with 

deep and varied levels of 
affordability in any new 

development.
1.1  

The community’s goal is to build off of the 
affordability that will be required on private 
rezoned sites under the MIH policy (proposed 
at 25% affordable housing at 60% AMI, or 
30% at 80% AMI) with a recommendation of 
100% affordable on public sites.  These efforts 
combined will enable at least 50% of the new 
housing on private rezoned and public sites 
to be affordable at a variety of low- and 
moderate-income levels.     
 

1.2 
For the 50% affordable housing, establish 
targets of low and moderate AMI bands that 
relate to the neighborhood medians and 
establish a target that at least 20% of the 
affordable units are at or below 30% of AMI. 

1.3
Ensure the enforcement of regulatory 
agreements that outline affordability 
requirements. Empower tenants and CBOs to 
be involved in such enforcement. Work with 
HPD to make regulatory agreements more 
accessible to the public, and provide annual 
reports to Community Board 11, City Council 
and the Manhattan Borough President’s Office.

1.4
Assure permanent affordability in the units 
created through Mandatory Inclusionary 
Housing and developed on public sites.

1.5
Aim to achieve total new development of 
affordable housing that exceeds the estimated 

current loss of rent regulated housing (which 
projects forward to an approximate loss 
of 280 units per year for the next 15 years) 
and addresses a significant portion of the 
severe housing need documented in East 
Harlem, which includes the percent of the local 
population that is homeless, overcrowded, and 
severely rent burdened.

1.6
Establish a special district along portions 
of 3rd, 2nd and 1st Avenues that allows for 
a voluntary density bonus on top of (and in 
conjunction with) a potential rezoning with 
Mandatory Inclusionary Housing (MIH) so that 
greater levels of affordability can be reached. 
[This recommendation assumes a potential 
rezoning with MIH to R9 and a “bump-up” 
for the voluntary density bonus.] Consider 
application of this special district concept 
to portions of Madison, Lexington and Park 
Avenues. Additional study is needed to estab-
lish how much additional affordability can be 
built in and retain financial viability.

1.7
Study the establishment of a linkage between a 
potential voluntary density bonus and a policy on 
construction workforce that requires living wages, 
local hiring and certified apprenticeship programs.

1.8
Ensure that construction jobs for affordable 
housing production pay living wages, advance 
local hiring, and provide certified apprentice-
ship programs so that East Harlem residents 
can be ensured well-paying and safe work envi-
ronments, with long-term career opportunities.

2. 
Expand affordable housing 

tools and resources to 
increase affordable housing

in new development.



•• Related to case study on pages 88-89

2.1
Exclusively public sites that can be 
redeveloped, with or without a change in 
zoning designation, should be built with 100% 
affordable units, and these units should be 
required to reach deep and varied levels 
of affordability up to 130% of AMI, and to 
establish a target of at least 20% of the units 
at or below 30% of AMI. ••

2.2
If residents decide that new infill development 
is appropriate for their NYCHA development, 
create additional affordable housing on 
available NYCHA sites in conjunction with active 
engagement with the development residents.
(This recommendation relates to NYCHA 
Recommendation 5.1.)

2.3
Explore the potential for adaptive re-use, 
co-location and development of underutilized 
buildings for affordable housing and other 
community uses.

2.4
HPD should provide more affordable artist 
live/work spaces through its programs in East 
Harlem. Locate these spaces in appropriate 
areas as part of potential rezoning, such as 
along the Park Avenue viaduct (allow artist 
live/work housing to use commercial FAR 
should the area be rezoned).

2.5
Encourage HPD to work with the community 
to identify sites and funding to create more 
affordable housing for seniors.

2.6
Seek to create more supportive housing, 
and ensure that it is built in conjunction with 
experienced non-profit supportive housing 
providers for those groups most in need in the 
district, as identified by the Community Board.

2.7
Increase the amount of City subsidy available 
to reach deep levels of affordability.

2.8
For Requests for Proposals for public sites:
2.8.1   Require maximum and deep affordability.
2.8.2  Require permanent affordability strategies.
2.8.3  Require that developments meet community-

defined program and design requirements, 
including those for open space and community 
facilities, and housing for the homeless.

AFFORDABLE
HOUSING

DEVELOPMENT

2.8.4  Encourage that HPD require involvement of   
  locally-based non-profit developers/owners.
2.8.5  Explore the potential for the conveyance of 

vacant and underutilized City-owned land to a 
community land trust.

2.9
Encourage private developers to work with 
the East Harlem community (non-profit 
developers, community-based organizations, 
service providers, the Community Board, et 
al) to ensure that all new developments meet 
community needs and priorities.
 

2.10
Make community preference in affordable housing 
a requirement of development in East Harlem.

3. 
Implement tools to address 
displacement of residents 

and business owners.
3.1

Adopt anti-harassment measures to discourage 
the displacement East Harlem residents.

3.2
Discourage speculation and encourage community-
centric development with an anti-warehousing 
policy, and an investor/purchaser transfer tax.

3.3
Encourage the leasing of ground-floor 
commercial space to local small business 
owners through coordinated outreach to 
landowners and landlords. Ensure that 
DCP, HPD, EDC and SBS coordinate efforts 
and resources to strengthen strategies for 
small business creation and retention along 
commercial corridors in East Harlem.



PUBLIC SITE CASE STUDY 
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LAND OWNERSHIP
IN EAST HARLEM

This site is owned by the City of New York and 
is currently being used by the Department 
of Sanitation to park their trucks. This site is 
being used as a case study to illustrate what 
might be possible on City-owned sites. There 
are no currently known development plans 
for this particular site. The diagrams are 
meant to represent possible building config-
urations on the site—they are not meant to 
reflect any particular design.

Sanitation Parking Lot
123rd Street + Lexington Avenue

CITY
owned

NYCHA
owned

Privately
owned

THE NEED FOR 
AFFORDABLE HOUSING 

IN EAST HARLEM IS LARGE

No single tool can produce all of the 
a�ordable housing that is needed in East 
Harlem. Many tools must work together, 
they include: 

Mandatory Inclusionary Housing (MIH)
Density Bonus
Subsidy
Publicly-Owned Sites
NYCHA Infill (should residents approve)

Building on publicly-owned sites can 
dramatically reduce the cost of 
developing a�ordable housing by 
reducing or eliminating the cost of land. 
The resulting reduced total development 
cost makes it possible for the project 
to include a greater total amount of 
a�ordable units and deeper levels of 
a�ordability.

100% a�ordable
City can better control mix of 
uses, total a�ordable units and 
a�ordability levels 

PUBLICLY-OWNED SITES

21%

23%
56%



SCENARIO MASSINGS 
FOR SANITATION PARKING LOT

Option B: 
R8A MIH | Max. A�ordable Housing

Dr. Ronald E. McNair 
Playground

+145

+105

+15

+15

+105

+145

Option C: 
R8 MIH | Max. Community Facility

Option D: 
R8 MIH | Max. Open Space

Dr. Ronald E. 
McNair Playground

+85
+55
+15

+215

+105

Dr. Ronald E. McNair 
Playground

+215

+105

+15

Option A: 
R7-2 | As-of-right

Dr. Ronald E. McNair 
Playground

+75

+65

+15

# of Apartments (100% a�ordable): 85
Commercial SF: 0
Community Facility SF: 7,750
Open Space SF: 4,040

# of Apartments (100% a�ordable): 195
Commercial SF: 4,500
Community Facility SF: 0
Open Space SF: 7,300

# of Apartments (100% a�ordable): 140
Commercial SF: 5,500
Community Facility SF: 54,100
Open Space SF: 6,400

# of Apartments (100% a�ordable): 189
Commercial SF: 5,500
Community Facility SF: 5,500
Open Space SF: 15,400
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EAST HARLEM NEIGHBORHOOD PLAN

Zoning 
& Land Use

1

2

Zoning sets requirements for every piece 
of land in the city. Land is divided into 
di�erent types or “zones.” Each zone 
has a specific set of rules that dictate 
how that land can be used and how much 
can be built upon it. A change in zoning 
can be done by the City to encourage 
new development, to alter the land uses 
as demand shifts, or to protect the 
character of areas. Currently, the City 
has proposed zoning that will require 
a�ordable housing where greater density 
is being encouraged, with specific rules 
detailing how much and where a�ordable 

1  Underneath the Park Ave viaduct            

© C. Kelley 2015

2  Characteristic rowhouses on Lexington 

Avenue © Kate Milford 2016

3 Many new condo developments have 

been built in recent years in East Harlem. 

Google Maps.

4 A mixture of retail and smaller-scale 

residential development at 116th St and 

Lexington Ave © Kate Milford 2016

5 2nd Avenue in East Harlem remains 

relatively low-density compared its span 

in the Upper East Side © C. Kelley 2015
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housing is built. This proposal, Mandatory 
Inclusionary Housing (MIH), would set 
requirements of 25% or 30% of the total 
new homes be a�ordable in areas that are 
being rezoned. Without the introduction of 
this policy, developers have no obligation to 
provide new a�ordable units. As the previous 
section on A�ordable Housing has indicated, 
there is ongoing development in East Harlem 
with an increasing loss in recent years of 
a�ordable homes.

East Harlem is rich in places that residents 
value—community gardens, historic 
buildings, walkable streets and other 
neighborhood landmarks. In addition, East 
Harlem has a considerable amount of 
a�ordable housing, with almost 80% of the 
homes in East Harlem being rent-regulated 
in some fashion. 

Zoning & Land Use

3

4

5
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R
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C6-3
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C4-7

C4-4DC4-4A

R6A

R6A

2003 Rezoning

2008 Rezoning

2003 
• Change in zoning along 

major corridors from 
R7-2 to R8A (to limit 
building height to 80 
feet)

• Change in zoning along 
midblocks from R7-2 
to R7A / R7B (FAR from 
3.44 to 4.0 or 3.0)

• No a� ordable housing 
requirement 

2008 
• Creation of higher 

density commercial 
districts

• Encourage higher 
density a� ordable 
housing with optional 
bonuses

 

RECENT REZONINGS
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The community visioning workshop collected clear feedback that residents would accept 
increased density in appropriate locations in exchange for real, varied and deep a� ordable 
housing. As the neighborhood evolves, residents also want to ensure they will continue to have 
the services and amenities they value. The workshop made clear that increased density should 
be encouraged in areas where it is most appropriate, such as wide corridors and near subway 
stations. 

The 2013 Park Avenue rezoning study conducted by CB11 and CIVITAS illustrates how zoning can 
help address a broad set of neighborhood challenges. The study proposed using zoning to 
activate the area along the viaduct, transforming it into a mixed-use corridor with new activity. 
The plan also proposed an early precursor to the current MIH program by requiring new 
development in Inclusionary Housing districts to include a� ordable housing at varied levels 
of a� ordability. The proposal received widespread support, and the community felt that this 
proposal needed to be re-engaged. 

Below are the challenges that have been cited in relation to considering rezoning in East Harlem:

• While zoning must allow for new a� ordable housing development, this increased 
density presents a potential threat to the existing neighborhood. Zoning should 
only allow density in places that are able to accommodate it and should protect 
the neighborhood character and specifi c important structures in other areas.

• Neighborhood change, new development and added density can put a strain on 
existing infrastructure, exacerbating East Harlem’s need for more amenities and 
services—schools, community facilities, transportation and others—to serve 

 a growing population.

• Zoning must allow for new development that is a� ordable to residents and 
balances any market rate development with new a� ordable homes. Otherwise, 

 it could reinforce displacement.

Zoning & Land Use
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EAST HARLEM NEIGHBORHOOD PLAN

TARGETED REZONING AREAS
 

•    Potential rezoning areas were identifi ed in order to test their capacity to produce 
housing units over a 15-year period. Areas selected included portions of the wide 
commercial corridors, including a section of Park Avenue proposed by CB11 for 
rezoning in 2013, and sizeable publicly-owned lots.

•    The areas selected largely avoided lots with existing residential units. Underbuilt 
lots were considered where built FAR divided by the zoned maximum FAR equaled 
50% or less. Low-use lots such as parking lots, vacant lots and underbuilt or 
obsolete non-residential lots were considered. Playgrounds and urban gardens 
were avoided. 

N

R7A

R7AR7A

R7A

R7A

R7A

R7A

R7B

R7B

R7B

R7A

R7A

R7A
R7BR7B

R7B

Recommended

Preservation zoning

Previously rezoned preservation zoning

A.  Preservation zoning 
districts

• Contextual zoning (R7A or 
lower contextual districts) to 
preserve areas with unique local 
characters such as building 
heights, facades and ground fl oor 
activities
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B.  Portions of 1st, 2nd and 
3rd Avenues from R8A to 
R9A or R9

• Rezoning on widest commercial 
avenues

• Minimum upzoning to trigger 
Mandatory Inclusionary Housing

• Potential for 350 total units per year
 

Recommended

Upzoning
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C.  Park Avenue between 
115th and 132nd Streets

• Make better use of space next to 
the viaduct

• Mixed use zoning to create 
commercial and/or light industrial 
space, and to trigger Mandatory 
Inclusionary Housing

• Potential for 90 total units per year

Recommended

Upzoning

P
a
r
k
 
a
v
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M
a
d

i
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116th st

106th st

125th st
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Zoning & Land Use

N N
N

11

12 13

8

6

10

9

5

3

1

2

7

4

D.  Portions of Lexington 
and Madison Avenues 
and 116th Street

• The minimum upzoning 
needed to trigger Mandatory 
Inclusionary Housing is from 
R7-2 to R7D f or Lexington Ave. 
& 116th St. and require ground 
fl oor commercial uses

• Upzoning from R7-2 to R8 or 
R8A on Madison Ave

• Potential for 100 total units      
per year

E.  Transit-oriented 
zoning districts 

• Create high density and mixed 
uses around the MetroNorth 
Station, 125th St Lexington Ave 
line stop and the future 2nd 
Avenue Subway Terminus

• Rezone Park Ave. from 122nd to 
124th Street, and 126th to 128th 
Street to C6-2 or C6-3D, which 
are commercial equivalents of 
R8 and R9D.

• Rezone Lexington Ave. from 
122nd Street to 124th Street to 
R7D or C4-4D (R8A equivalent).

• Rezone 3rd Ave. from 122nd to 
124th Street, excluding Taino 
Towers area, to C6-3 or C6-4, 
the residential equivalents of 
which are R9 and R10.

• Rezone west side of 2nd Ave. 
from 123rd to 124th Street, to a 
combination of C6-3 and C6-4. 

F1. Public Sites (R8A/R10)

1 Urban Assembly School 
2 111th-112th Block 
3 Sanitation Parking Lot 
4 District 11 Sanitation Lot
5 Police Station Parking Lot
6 HRA East Harlem Multi-Service 

Ctr
• The public sites have not yet been 

approved for redevelopment
• Proposed rezoning, such as 

R8A on narrower streets and 
R10 on wider streets with 100% 
a� ordable units

F2. Pipeline Sites

7 Lexington Gardens
8 East River Plaza
9 Coop Tech
10 Draper Hall Ph 1 & 2
11 La Promesa Ph 1
12 MEC – East 125 St Development
13 East 126 Street Bus Depot
• Pipleline sites are areas that 

the City is also working toward 
developing, with agreed plans for 
the sites.

There is a potential for 400 total units 
per year on public and pipeline sites.

Recommended

Upzoning

Recommended

Upzoning

Public Sites

Pipeline Sites
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EAST HARLEM NEIGHBORHOOD PLAN
N
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Existing NYCHA Developments
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The community’s goal is to 
build o�  of the a� ordability 

that will be required on 
private rezoned sites under 

the pending MIH policy 
currently before the City 

Council (presently requiring 
unit set asides at 25% 

a� ordable housing at 60% 
AMI, or 30% at 80% AMI.) Per 

the community response, 
the Plan also recommends 

100% of units to be 
a� ordable on public sites.

These e� orts combined 
will enable at least 

50% 
of the new housing 
on private rezoned 

and public sites 
to be a� ordable 

at a variety of low- and 
moderate-income levels. 

If approved by NYCHA residents of 
that development, infi ll on NYCHA 

properties would contribute to the 
50% a� ordability target. 

RECOMMENDED REZONING AREAS
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Park Ave

M1-6/R8 (MIH)
10 FAR / 7.2 FAR

2nd Ave

R9 (MIH)
8 FAR

116th Lexington

R7D (MIH)
5.6 FAR

Madison

R8A (MIH)
7.2 FAR

PARK AVENUE BETWEEN 115TH 
AND 132ND STREETS

Make better use of space next to the 
viaduct by upzoning to include light 
industrial and commercial spaces on at 
least the fi rst three stories and to trigger 
Mandatory Inclusionary Housing for the 
residential stories above. This would allow 
uses that are less likely to be disturbed 
by the viaduct noise, like commercial food 
preparation facilities, and artist live/
work spaces.

PORTIONS OF 1ST, 2ND AND 3RD 
AVENUES NORTH OF 115TH ST 
AND SOUTH OF 112TH ST

On 1st, 2nd, and 3rd Avenues, the widest 
commercial avenues in the neighborhood, 
the recommendation is to rezone to the 
minimum upzoning required to trigger 
MIH, which is from R8A to R9A or R9.

PORTIONS OF LEXINGTON AVE 
AND 116TH ST

On portions of Lexington Ave. and portions 
of 116th St., the recommendation is to 
rezone to the minimum upzoning required 
to trigger MIH, which is from R7-2 to R7D. 
This designation would require ground fl oor 
commercial uses. 

PORTIONS OF MADISON AVE

On portions of Madison Ave., 
the recommendation is to upzone 
from R7-2 to R8 or R8A

Zoning & Land Use

Artist live/
work space

Commercial 
food 
preparation



OBJECTIVES  & 
RECOMMENDATIONS

1.
Preserve important East 

Harlem buildings and reinforce 
neighborhood character.

1.1  
Preserve areas with unique East Harlem neigh-
borhood characteristics through rezoning, such 
as 116th Street east of 3rd Avenue, Madison 
Avenue between 126th and 132nd Streets, and 
midblock areas. The subgroup discussed indi-
cators of significant neighborhood character, 
such as particular façade treatments/colors, 
architectural style, design of midblocks includ-
ing building entries, neighborhood gardens, 
ground floor activities and storefronts, skyline, 
and locations where important historical and 
cultural events took place.

1.2
Protect buildings and sites with significant 
local and cultural heritage by considering 
landmark status or ensuring they are rezoned 
into preservation districts. This will depend 
on context and neighboring zoning. Buildings 
and sites for consideration for local heritage 
or landmark status include the Cosmo Theater 
(116th Street), the building featuring the 
Zapatista mural (117th Street), the building 
featuring De La Vega’s homage to Picasso (111th 
Street), the Casa Latina Music Store (116th 
Street), the 1st Spanish Methodist Church 
(111th Street), La Marqueta, Harlem’s Colonial 
African Burial Ground Sacred Site, Public 
Housing, and others.

1.3
Study the creation of historic districts in 
areas such as Pleasant Avenue, 116th Street east 
of Park Ave., the corner of 106th and Lexington 
Avenue, and Pleasant Village (along E. 119th 
Street between 1st Avenue and Pleasant Avenue).

1.4
Redefine the Transit Land Use Special District, 
which was mapped in 1973 along 2nd Avenue 
and has remained unchanged since. In addition 
to adjusting their current locations to reflect 
the current Second Avenue Subway station 
plan, the Special District itself should be 
rewritten to include the following:

1.4.1
Urban design guidelines to ensure that 
sidewalks are unobstructed for larger 
pedestrian flows and that built form enhances 
local character.

1.4.2
Incentivize connectivity to help manage future 
pedestrian flows. Encourage new buildings to 
connect directly to new subway stations where 
possible, promote seamless underground 
connections between existing and new subway 
lines and between subways and MNR lines, and 
address connections to express buses.

1.4.3
Evaluate the potential for creating a 
mechanism around the 125th Street intermodal 
hub that would capture value from significantly 
greater density to be used for improvements 
to the historic station, station plaza, and 
public space, street, and under-viaduct areas 
within close proximity to the hub.

1.4.4
Incentivize opportunities for mixed-use 
development along 125th Street that 
incorporates requisite 2nd Avenue Subway 
infrastructure, including vent shafts, 
entrances, exits, passageways, etc.



ZONING &
LAND USE

2.
Allow for increased density 
in select places to create 

more affordable housing and 
spaces for jobs. 

(See pages 92-93 for more details)

2.1
A rezoning to create more affordable housing 
should consider the widest avenues (3rd, 
2nd and 1st Avenues) for increased density. 
Potential zoning districts discussed through 
this planning process include the commercial 
equivalents to R9 or R9A to trigger MIH.

2.2
A rezoning to create more commercial and/
or light industrial space should consider Park 
Avenue between 115th and 132nd Streets due to 
the street’s proximity to the rail viaduct. One 
potential zoning designation discussed through 
this planning process is an option that consid-
ers a 7.2 FAR non-residential district paired 
with an R7-2 MIH district of 4.6 FAR, which 
would leave 2.6 FAR for non-residential uses at 
the base of a building.* Another option dis-
cussed considers an M1-6 district (10 FAR) with 
an R8 MIH district (7.2 FAR), which keeps total 
FAR limited to 10 and would keep the difference 
between non-residential and residential FAR 
below 3 FAR. 
 
(This option acknowledges that the 7.2 FAR 
non-residential zone does not currently exist 
and either a new district or the language of the 
special district would need to be designed to 
accommodate this pairing of FARs.)

2.3
A rezoning should consider higher density 
commercial districts around the Metro-North 
Station, the 125th Street Lexington Avenue line 
express stop, and future 2nd Avenue subway 
terminus in the area outside the 125th Street 
Special district. Specifically:

2.3.1
Park Avenue from 122nd Street to 124th Street, 
and from 126th Street to 128th Street, cur-
rently zoned as C8-3, M1-2, M1-4, and R7-2. The 
potential zoning districts discussed during the 
planning process were C6-2 and C6-3D, which 
are commercial equivalents of R8 and R9D.

2.3.2
Lexington from 122nd Street to 124th Street. 
R7D was discussed for most of the length of 
Lexington Ave. south of 124th Street, but C4-4D 
(R8A equivalent) was discussed as an option for 
the portion from 122nd Street to 124th Street.

2.3.3 *
3rd Avenue from 122nd Street to 124th Street, 
excluding the Taino Towers portion of that 
area, is currently zoned as C4-4, but consider-
ing transit access and the existing large-scale 
Taino Towers, this area was discussed for C6-3 
or C6-4, the residential equivalents of which 
are R9 and R10.

2.3.4 *
2nd Avenue from 123rd Street to 124th Street, 
west side of street, currently zoned as R7-2 
was also discussed for C6-3 and C6-4 due to its 
proximity to Taino Towers and transportation 
access.

2.4 * 
A rezoning should target the west side of 
Madison Ave. between 107th and 110th Streets, 
102nd and 106th Streets and 96th to 98th 
Streets. Much of lower Madison Avenue is 
currently lined with large institutional or 
height factor buildings. The targeted areas are 
generally the portions of lower Madison with 
less intense uses, which can accommodate 
more intense uses than the current R7-2 
allows. The zoning districts discussed through 
this planning process were R8 or R8A. This 
portion of Madison Ave. is about 80 feet wide 
and large enough to accommodate 7.2 FAR.

* Oppose: Community Voices Heard



2.5
A rezoning should target Lexington Ave. 
between 115th and 124th Streets, and 98th and 
112th Streets. At only 75 feet wide, Lexington 
is not an appropriate location for much more 
intense uses than the current R7-2 zoning 
allows. With an intact and vibrant commercial 
character along portions of the Avenue, an 
R7D mapped with a commercial overlay would 
require commercial uses in the base of new 
buildings, reinforcing Lexington Avenue’s 
character. Along with R7D, other zoning dis-
tricts discussed through this planning process 
were R8 or R8A. R7D allows an FAR of 5.6. R8 or 
R8A allow FARs of 7.2.

2.6 
A rezoning should target the midblocks of 116th 
Street from Madison to 3rd Avenue, which 
at 100 feet wide is an appropriate place for 
increased density. Currently zoned R7-2 and 
R7A with commercial overlays, an upzoning 
that would better suit its current character 
is an R7D district with a commercial overlay 
that would require ground floor commercial 
uses and allow buildings at 5.6 FAR. This district 
should protect the character of the street with 
a height limit, and ensure active ground-floor 
uses in keeping with the existing character of 
the street. The eastern portion of 116th was 
remapped in 2003 as a preservation district 
(R7B), and no changes should be considered in 
that area.

2.7
Further study is required for the potential for 
zoning alterations along lower Park Avenue 
south of 112th Street, where the stone viaduct 
presents a unique urban design condition.

2.8
Further study is required for the potential 
for a contextual zoning designation along 5th 
Avenue north of 111th Street to 142nd Street, 
with consideration for both sides of the 
avenue.

2.9
Existing height factor housing developments 
have been excluded from most zoning 
recommendations. This exclusion is not an en-
dorsement of the existing “tower-in-the-park” 

zoning. As with lower Park Avenue and upper 
Fifth Avenue, further study is required for 
these areas.

2.10
Other city-owned public sites that are poten-
tial redevelopment sites for affordable housing 
should be developed at higher densities, such 
as R8A on narrower streets and R10 on wider 
streets.

2.11
Any potential rezoning should eliminate mini-
mum parking requirements.

3.
Improve and create more 

services and amenities for 
the East Harlem community 

through any new development 
on private and public sites.

3.1
Create an Enhanced Commercial District on 
portions of 3rd, 2nd and 1st Avenues which 
would require: that the first 30 feet of ground 
floor frontage in new development be for 
commercial or community uses; that at least 
50% of the ground floor frontage be occupied 
by retail uses; that residential lobbies be 
limited to 25-foot frontage widths; that curb 
cuts would be limited to side streets to 
maintain safe and vibrant sidewalks; and 
that 50% of the frontage on the avenues be 
transparent.

3.2
Require the Department of City Planning, 
the Department of Education, ACS and School 
Construction Authority to adequately 
project the impacts of new development on 
school seat requirements and establish 
opportunities for new early childhood 
education and school facilities to be built in 
the base of new developments. Approaches 
for making student projections should include 
detailed analysis, such as the clear definition 
of school building capacities based on current 
surveys. Require coordination around and 
appropriate timing of development of school 
facilities as units are developed.

(CONTINUED) 
OBJECTIVES  & 
RECOMMENDATIONS



3.3
Leverage any potential rezoning to replace 
aging and inadequate school facilities with 
new facilities developed at the base of new 
developments and the redevelopment of the 
aging school sites for new affordable housing 
and financing of the new school facility.

3.4
Require that community facilities, including 
early childhood education, afterschool, 
community space, artist space, and workforce 
training centers do not count towards FAR 
in order to encourage the creation of these 
spaces, such as through a special district 
mechanism.

Institute a height cap, FAR limit or dis-
cretionary permit requirement to ensure 
community facility spaces do not exceed a 
certain size.
Require developers to create a plan that 
establishes the link between community 
needs and community facilities created 
through a combination of analysis and 
community-based feedback (including 
a recent district needs assessment and 
community surveys)
Require that these community facilities be 
built in advance of the construction of a 
majority of the associated units. 

3.5
Establish an East Harlem Garden District 
that would create public and programmed 
community gardens that would support youth 
and senior activities as part of a potential 
rezoning and approach to open space. 
[A potential subdistrict area could cover the 
area between Park and Pleasant Avenues, 
between 111th and 120th Streets where there 
is already a significant density of community 
gardens.] ••

3.6
Require that East Harlem infrastructure—
including power, telephone, sewer, and 
water—be upgraded to improve the basic 
functioning and connectivity of the existing 
community and for any future population 
increase.

•• Related to precedent on page 101
ZONING & LAND USE

PRECEDENT

Theater Subdistrict Core of the 
Midtown Special District

The Theater Subdistrict Core of the Midtown 
Special District allows the transfer of floor 
area from landmarked Broadway Theaters to 
receiver sites in other parts of the district. 
The Transfer of Development Rights (TDR) 
harnesses the development rights of land that 
a city wishes to keep undeveloped and allows 
that floor area to be transferred so that 
development can occur in another location. 
These transfers allow for the preservation 
of open spaces and historic landmarks, while 
allowing urban areas to expand and increase in 
density. The TDR concept utilized in the Theater 
Subdistrict Core is similar to several others 
in New York City—East Midtown Subdistrict, 
West Chelsea Special District, South Street 
Seaport Subdistrict and Section 74-79 of the 
zoning resolution that allows the transfer of 
floor area from Landmarks. The Zoning & Land 
Use subgroup recommendation to establish an 
East Harlem Garden District (3.5), as well as 
the Arts & Culture subgroup recommendation 
to create a Theatre District (6.1) could take 
elements of the TDR approach used in Midtown. 

This precedent informs the concept of an East Harlem Garden 
District (Recommendation 3.5)
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EAST HARLEM NEIGHBORHOOD PLAN

 Transportation, 
Environment 

& Energy 
/ 

Safety 
/ 

Health & Seniors

COMMUNITY      

     VISIONING WORKSHOP 

#6
November 21st, 2015

 10am–1pm

at New York Academy 
of Medicine

83 Participants

102

EAST HARLEM NEIGHBORHOOD PLAN
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COMMUNITY      

     VISIONING WORKSHOP 

#6
The sixth and final Community Visioning 
Workshop focused on Health & Seniors, 
led by New York Academy of Medicine;  
Transportation, Environment & Energy, led by 
WE ACT; and Safety, led by Office of City Council 
Speaker Melissa Mark-Viverito. All small 
groups participated in a mapping activity 
that focused on site-specific questions 

relating to all the different topics: 
for example, how people get around 
the neighborhood, where people have 
difficulty navigating and where people 
feel safe or unsafe. Then, half the small 
groups had more conversations about 
Safety, Transportation, Environment, 
and Energy. They discussed topics like 
violent crime, policing and alternatives to 
policing, youth engagement, air quality, 
improving pedestrian safety and creating 
a more resilient neighborhood in the 
face of climate change. The other half 
of the groups participated in more in-
depth activities about Health & Seniors 
that dealt with understanding the social 
determinants of health and designing 
a healthier and more accessible built 
environment by looking specifically at 
grocery stores and public spaces.

103

Visioning Session Summary

From EHNP survey respondents

“I am concerned 

that many EH residents will 

no longer be able to afford 

fruits/veg/healthy foods 

when high income families and 

expensive stores move into the 

neighborhood.”
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EAST HARLEM NEIGHBORHOOD PLAN

1

2

The community workshop and the 
subgroup meetings emphasized 
ways of exploring the links between 
transportation needs, the energy 
demands of transportation and 
East Harlem homes and the growing 
demand for the neighborhood to 
become more resilient.

Transportation, 
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Transportation, Environment & Energy

1   Ward’s/Randall’s Island Bridge © Amaury Laporte

2   Corner of 116th St and Lexington © John McCarten / New York 

City Council

3   2nd Avenue Subway 96th Street Entrance Rendering, Courtesy of 

MTA Capital Construction

4  125th St and Park Ave, Courtesy of WXY

5   Second Avenue Subway Tunnel at 86th St, Courtesy of MTA 

5

4

Environment & 
Energy

East Harlem is a well-connected 
neighborhood, which means that the 
reliance on public transportation is 
helpful for reducing carbon emissions.  
Residents can choose from a number 
of existing transit options including 
bus, subway and Metro-North rail. The 
connectedness of the neighborhood is 
going to increase further as planned 
developments come online in the next 
few years. MTA is designing the second 
phase of the 2nd Avenue subway line, 
which will pass through East Harlem, 
and CitiBike has plans to expand its 
service area northward to 125th Street.

3
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EAST HARLEM NEIGHBORHOOD PLAN

72%
East Harlem residents 

56%
city-wide residents 

Phase 2

96th to
 12

5th

Phase 1

63rd to
 96th

Phase 3

Houston to
 63rd

Phase 4

Hanover to
 Houston

Hanover Sq

Seaport

Chatham Sq

Grand St

Houston St

14th St

23rd St

34th St

42nd St

55th St

72nd St

63rd St

8.5 route miles
16 new stations
1 renovated station
2 services: Q, T
Linked to existing Q line
Transfers to other rail lines

Broadway Line

To Brooklyn

86th St

96th St

106th St

116th St

125th St

commute to work by 
public transportation 

Ridership at 
Harlem–125th Street 

station rose 

55%
between 2002 and 2013, 

much of which included 
reverse commuters—

city residents accessing 
jobs in the suburbs

Source: NYCEDCSource: Census ACS 3-year 2013

LOCATION OF SECOND AVENUE 
SUBWAY STOPS
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The area can do more to improve the local environment and to mitigate climate change through a 
cultivation of renewable energy sources that encourage resiliency. Listed below are some broad 
challenges facing East Harlem:  

• While East Harlem has strong transportation links to the rest of the City and 
wider metropolitan areas, crosstown tra¢c is di¢cult and the buses are slow and 
overcrowded. 

• Street design improvements are needed to reduce sidewalk congestion and 
improve pedestrian and bicyclist safety. These design improvements are 
particularly vital so seniors and visually impaired residents can use the streets 
safely. 

• East Harlem has some of the poorest air quality in the city, resulting in air quality 
problems that contribute to local health problems. These issues are exacerbated 
by vehicular congestion along the major avenues and 125th Street. 

• Reducing congestion will also help address the need to reduce carbon emissions. 
With large areas of the neighborhood existing within the flood plain, East Harlem 
must prepare itself for climate change adaptation, particularly from rising waters 
and storm surges.

• The neighborhood has poor access to Randall’s Island, a major open space asset 
for the community, and other open spaces along the waterfront. Improving 
connectivity to Randall’s Island would significantly increase the amount of easily 
accessible open space for residents. 

Transportation, Environment & Energy



OBJECTIVES  & 
RECOMMENDATIONS

1.
Capitalize on the 

planned implementation 
of the Second Avenue 
Subway and improve 

the ability of East 
Harlem public transit 

users to access 
jobs, services, 

cultural facilities 
and educational 
opportunities.

1.1  
Create a multi-modal transit 
hub that connects between 
the Second Ave Subway (SAS), 
the 125th Street MetroNorth 
Station and the Lexington Ave 
Line, which also considers 
buses and taxis. Incorporate 
this hub and connection as 
part of the SAS Phase 2 Design 
Process through a dedicated 
community engagement 
session that leads to design 
guidelines for the physical 
connections.
 

1.2 
Ensure that there is engage-
ment with business owners 
who will be impacted by future 
Second Ave Subway (SAS) 
construction to limit displace-
ment and loss of business.

2.
Improve the mobility 

of seniors and the 
visually impaired with 

increased and dedicated 
public transit options 

and streetscape 
infrastructure.

2.1
Conduct a service assessment 
and survey of Access-A-Ride 
to identify issues and develop 
solutions to improve wait 
times and provide on-time 
service. Potential solutions for 
improving service may extend 
beyond more funding, such as 
to resolving issues around how 
MTA contracts its vehicles, an 
improved voucher system, and 
ride-sharing.
 

2.2
Identify funding to install bus 
shelters on 5th Avenue along 
its entire length in the district, 
prioritizing the installation of 
shelters along Central Park. 
(This may require working with 
residents and the Central Park 
Conservancy around issues of 
historic character and appro-
priate design.)

2.3
Locate CityBench program 
installations in areas that pro-
vide respite for seniors, along 
NYCHA developments, commer-
cial and cross-town corridors, 
and near Naturally Occurring 
Retirement Communities like 
Franklin Plaza. Coordinate 

locations with the District 
Public Health Office’s proposed 
walking trail and other cultural 
wayfinding initiatives.

2.4
Address safe access for the 
visually impaired via the piloting 
of the Vision Enhancement 
Community Project (VECOMP) 
in key areas including 125th St, 
116th St, 5th Ave and Madison 
Ave; adjacent to Mount Sinai 
and Metropolitan Hospitals; 
and areas around senior center 
locations throughout CB11.

3.
Increase overall 

pedestrian safety 
within CB11.

3.1
Require DOT and MTA to jointly 
conduct a comprehensive study 
of the Park Avenue Viaduct 
running from 102nd Street to 
the Harlem River Drive, with a 
primary focus on pedestrian 
safety.
 

3.2
Fund a study of DOT’s Safe 
Routes to School (SRTS) pro-
gram at all school sites in 
East Harlem, and implement 
where possible.

3.3
Improve connectivity of bike 
paths in the northeast corner 
of the district (between 124th 
and 127th, along both 2nd and 
1st Avenues).



TRANSPORTATION, 
ENVIRONMENT 

& ENERGY

4.
Improve air quality 
in East Harlem by 

reducing congestion 
and mitigating 

vehicular emissions.

4.1
Institute a pilot enforcement 
program to reduce congestion 
at key intersections and along 
key commercial corridors. 
Reduce vehicular idling (school 
buses, trash trucks, taxis, 
double-parkers).
 

4.2
Modify parking and loading/
unloading regulations (such 
as via implementing rush 
hour regulations) along 125th 
St. between 1st Avenue and 
5th Avenue, with the purpose 
of speeding up cross town 
bus times and improving air 
quality. Establish a similar 
set of recommendations 
for commercial deliveries 
to improve the efficiency of 
commercial truck traffic along 
East Harlem’s other primary 
commercial corridors (116th 
Street, 106th Street, Lexington 
Avenue, and 3rd Avenue).

4.3
When bus or sanitation depots 
are redeveloped within East 
Harlem, require that new 
buildings meet or exceed LEED 
Gold standards.

4.4
Encourage passive building 
design standards in the 
rezoning area and develop 
incentives for developers 
to pursue passive building 
construction.

4.5
Relocate the M10 Sanitation 
Garage at 110 East 131st St. (at 
the intersection of Lexington 
& Park Ave) to a more suitable 

location within Community 
Board 10. The M10 Garage only 
serves residents of CB10, but 
is located within CB11.

4.6
Relocate the existing M11 
Sanitation Garage from 343 
East 99th St. (between 1st 
& 2nd Ave, where it is adjacent 
to both healthcare and 
residential uses), to a more 
suitable location.

5.
Improve the energy 

resiliency and 
independence 

of East Harlem residents 
by increasing access 

to non-fossil fuel based 
renewable energy.

5.1
Explore the possibility of 
incorporating a special 
zoning district to allow for 
the generation of non-fossil 
fuel renewable power for 
community use and sale 
back to the grid as a revenue 
generator, to facilitate the 
development of a microgrid.

5.2
Pilot a microgrid initiative at 
NYCHA’s East River Houses 
and Metro North Plaza, 
Metropolitan Hospital, and 
several schools in the south-
east part of the district.

5.3
Working in consultation 
with both NYCHA and NYCHA 
residents, develop and install 
energy storage infrastructure 
on NYCHA property (within a 
microgrid pilot area) to facili-
tate the following objectives: 
1) greater resiliency and 
reliability in the event of a 
blackout; 2) the reduction of 

the need for dirty peaker plant 
energy; and 3) generate reve-
nue for NYCHA. The batteries 
can be used to store energy 
from off-shore wind facilities, 
with power purchased through 
the NYC Bulk Transmission 
System. Study the feasibility of 
siting enough storage infra-
structure to reach 30mW of 
energy storage capacity.

6.
Reduce waste 

generated in East 
Harlem and improve 
the effectiveness of 

sanitation operations 
in commercial corridors 

in East Harlem.

6.1
Improve sanitation along 
commercial corridors in East 
Harlem by installing more 
waste receptacles and 
providing more frequent 
sanitation pick-ups.

6.2
Set up a demonstration project 
in East Harlem NYCHA devel-
opments to evaluate NYCHA 
Recycles! Program and NYCHA 
resident-driven recycling 
initiatives.
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EAST HARLEM NEIGHBORHOOD PLAN

Safety
East Harlem is well-organized to 
address many of the safety challenges 
confronting its residents. The 
neighborhood has several involved 
institutions and community-based 
organizations and good ties between 
community a�airs o¢cers and 
enforcement o¢cials that can work 
together to address the range of 
challenges, including issues around crime, 
homelessness, mental illness and 
drug use, a sense of safety on busy 
streets and in public parks and 
challenges between police and residents.

1

2
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Safety

As the City moves on from the previous 
stop and frisk policies, community 
policing strategies can build connections 
and trust between the community 
and law enforcement, and resident 
involvement can support security in 
particular places. Physical improvements 
can also help to improve the sense of 
safety in key locations. This plan will 
advocate for policy, program and capital 
changes to make East Harlem safer. 

1   National Night Out in East Harlem © Madeleine Ball / 

New York City Council

2   Lighting along East River Esplanade © Kate Milford 2016

3   Park Avenue viaduct © Kate Milford 2016

3
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EAST HARLEM NEIGHBORHOOD PLAN

East Harlem has its own specific issues related to the neighborhood’s unique physical and 
social conditions.

• The design of the NYCHA developments—towers in the park, lacking commercial 
frontage—and other a�ordable housing developments in East Harlem such as 
Franklin Plaza, the presence of “warehoused” unoccupied buildings and the more 
remote areas of the East River waterfront has meant that there are several areas 
in the neighborhood that feel unsafe because there are no “eyes on the street” and 
there is a lack of lighting and other critical design features.

• Most NYCHA developments have developed their own respective “gangs” over the 
past decade, many of which are in conflict with each other, ensnaring many young 
people and leaving residents isolated in and around their NYCHA developments for 
fear of encroaching on conflicting “turf.”

• Truck tra¢c and taxi drop-o�s have created unsafe areas for pedestrians, and 
there is a need for solutions on busy through streets and around the MetroNorth 
station.

• While the potential for strong collaboration exists between the police and 
local groups, more extensive neighborhood-specific training and deeper local 
partnerships and increased community policing approaches are needed to make 
e�orts work properly.

• Services for job training, mental health, domestic abuse and drug use need to be 
assessed in terms of availability and e�ectiveness in order to address underlying 
social conditions.

• Vulnerability from storm surge and other extreme events is a potential threat to 
the neighborhood, and there should be clear response systems and protections 
put in place.



OBJECTIVES  & 
RECOMMENDATIONS

1.
Improve district-wide 

emergency preparedness and 
ensure that residents and 
business owners know how 
to access resources in the 

event of a disaster.
1.1  

Provide guidelines in multiple languages 
for sheltering in place and for evacuation 
procedures for vulnerable populations. Target 
senior centers, public housing developments, 
community centers, schools, and other public 
buildings for posting these guidelines. Give 
priority to buildings located in the flood zone.
 

1.2 
Create a Long Term Recovery Group in East 
Harlem. Ensure that the Long Term Recovery 
Group has funding to conduct the following 
tasks in preparation for a potential future 
disaster/event: establish information/
resource hubs within the district, develop 
a strategy for information dissemination, 
identify protocols for residents, create a 
transportation plan for evacuation. ••

1.3 
Explore the possibility of creating an 
evacuation center that can better serve CD11 
at PS 198/PS 77, which is located just south of 
the district on 96th Street between 3rd and 
Lexington Aves.

2.
Invest in the empowerment 

of East Harlem youth as 
a primary tool of violence 
reduction in the district.

2.1
Expand programming for high-risk youth and 
their families to other areas in the district, and 
ensure that after-hours programming is made 
available. Consider starting with expanding and 
diversifying programming at Corsi Houses and 
at the Thomas Jefferson Recreation Center. ••
 

2.2
Invest in deepened, positive police engagement 
in NYCHA by funding more community-based 
police training initiatives. ••

3.
Ensure that there are 

alternative approaches to 
addressing quality of life 

issues that affect vulnerable 
populations in addition to 

policing efforts.

SAFETY
•• Related to precedent on page 115



3.1
Identify a location for a Diversion Center, a 
facility that, instead of incarcerating individuals 
with low-level offenses, will connect them to 
mental health, shelter, or other social services. 
Ensure that police officers have training to 
respond to these cases. mental health, shelter, or 
other social services. Ensure that police officers 
have training to respond to these cases.

3.2
Assess East Harlem mental health and drug
rehabilitation center services. Identify
quality of services, extent of utilization, and
opportunities for improvement.

4.
Make physical improvements 
to increase resident safety 

within public places.
4.1

Develop specifications for improving the quality 
of lighting in key areas of East Harlem. Consider 
more careful siting of lighting, and relocate 
lighting that is currently obscured by street 
trees.
 

4.2
Provide strengthened protections for East 
Harlem cyclists and pedestrians interfacing 
with construction sites. Ensure that DOT 
works closely with its sister City agencies 
(Department of Design and Construction, 
Department of Buildings, Department of 
Environmental Protection, and Parks) to co-
ordinate enforcement and ensure compliance 
with safety. For particularly large or complex 
construction sites, consider placing trained 
pedestrian traffic managers in the field, who 
will focus on bicycle and pedestrian safety in 
and around major construction projects.

4.3
Improve lighting within Marcus Garvey Park, 
Thomas Jefferson Park, and along the East 
River Esplanade.

(CONTINUED) 
OBJECTIVES  & 
RECOMMENDATIONS

4.4
Increase Parks Enforcement Patrol (PEP) 
within Harlem River Park, Marcus Garvey 
Park and Thomas Jefferson Park.

4.5
Take steps to enhance the safety of East 
Harlem commercial corridors. Potential 
initiatives include (a) increasing the quality 
of lighting along commercial avenues and (b) 
relocating the M35 bus stop from the corner 
of Lexington Avenue and 125th Street.



Mayor’s Action Plan for 
Neighborhood Safety

The Mayor’s Action Plan (MAP) for 
Neighborhood Safety committed $210.5 million 
in July 2014 to strengthen neighborhoods and 
reduce violent crime at the 15 NYCHA develop-
ments that account for nearly 20 percent of all 
violent crime in public housing. The investment 
aims to ensure that housing developments are 
well lit, well monitored and secure. $89 million 
will go towards infrastructure improvements, 
interior and exterior security cameras, cam-
era connections to NYPD networks, new doors, 
layered (keyfob) access and improved exterior 
lighting. $12 million will fund public safety data 
collection, analysis and programming, such as 
community surveys, analysis of the impact of 
community centers in improving public safety 
and an evaluation of the developments’ physi-
cal design to identify improvements that would 
reduce crime.1

This precedent relates to Recommendation 2.1, 2.2
1   http://manhattanda.org/press-release/district-attorney-vance-mayor-de-

blasio-announce-101-million-investment-infrastructure

LES Ready
Lower East Side Ready is a collaboration 
between community groups and institutions 
to ensure that the neighborhood is prepared 
for future emergencies. LES Ready provides a 
place for coordination and collaboration among 
many diff erent groups, and the partnership 
works to disseminate disaster preparedness 
information and assist the neighborhood in 
long-term resiliency after Superstorm Sandy 
and long into the future.2

This precedent relates to Recommendation 1.2
2   http://lesready.org/mission-statement/
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Legal services

Information/referrals

Food

Critical supplies (i.e. water, 
batteries, flashlights)

COMMUNITY RESOURCES:

Translation/interpretation

Clothing

Medical support

Mental health support

Shelter

Spiritual care

Volunteer coordination

Medical supplies

Community Board 3
boundaries

Evacuation Center

1.

2.

3.

4.

5.

7.

8.

11.

12.

13.

15.

17.

19.

20.

21.

22.

23.

24.

25.

26.

28.

30.

29.

6.

18.

14.

27.

B

16.

10.

9.

N

LOWER EAST SIDE 
LONG TERM 
RECOVERY GROUP

RESOURCES IN A 
DISASTER EMERGENCY
This map shows community organizations that residents can go to 
for resources during a disaster emergency. The numbers correspond 
to the list of organizations below, and the icons represent the 
services and resources available at each location.

* This map was created using data 
gathered through a survey of Lower 

East Side organizations. Researchers 
collected 30 surveys from community-

based organizations, tenant associations, 
and religious institutions about their 

short- and long-term recovery efforts 
around Hurricane Sandy, as well as their 
interest and capacity for providing relief 

in the event of a future disaster. 

Alfred E. Smith Resident Association
15 St. James Place

Asian Americans for Equality
141 Norfolk Street, 212-299-0499

CAAAV: Organizing Asian Communities
55 Hester Street, 212-473-6485

Campos Plaza Resident Association
Rear of 205 Avenue C, 646-247-9717

Catholic Charities
213 Stanton Street, 888-744-7900

Charles B. Wang Community Health Center
268 Canal Street, 917-662-3960

Chinese Progressive Association
230 Grand Street, Suite 504, 212-274-1891

Clemente Soto Velez Cultural and Educational Center, Inc.
107 Suffolk Street, 212-260-4080

Commission on the Public’s Health System (CPHS)
45 Clinton Street, 212-246-0803

Cooper Square Committee
61 East 4th Street, 212-228-8210

East Side Tabernacle
254 E. 2nd Street, 646-421-3192

Good Old Lower East Side (GOLES)
169 Ave B, 212-358-1231

Graffiti Church
205 E. 7th Street, 212-473-0044

Grand Street Settlement
80 Pitt Street, 212-674-1740

Henry Street Settlement
265 Henry Street, 212-766-9200

Hester Street Collaborative
113 Hester Street, 917-265-8591

Lands End One Tenant Association
257 Clinton Street 

LES Coalition Housing Development
717 E. 9th Street, 646-779-3929

Lower East Side Ecology Center
East River Esplanade at Grand Street, 212-477-4022

Lower East Side People’s Mutual Housing Association Inc.
227 East 3rd Street, 212-473-5940

Lower East Side Power Partnership (LESPP)
St. Augustine’s Church, 290 Henry Street, 212-204-0668

Lower East Side Rehab (Group 5) / LES 5
87 Avenue C Apt 1A 

Manhattan Community Board 3
59 E. 4th Street, 212-533-6015

Nazareth Housing
206 E. 4th Street, 410-340-6239

Primitive Christian Church
207-209 East Broadway, 212-673-7868

Ryan-NENA Community Health Center
279 East 3rd street, 212-477-8868

Sixth Street Community Center
638 East 6th Street, 212-677-1863

Two Bridges Neighborhood Council
80 Rutgers Slip, 212-566-2729

University Settlement
184 Eldridge street, 212-330-6871

Vladeck Tenant’s Association
356 Madison Street

1.

2.

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

22.

23.

24.

25.

26.

27.

28.

29.

30.

THIS MAP IS 
ACCURATE AS OF 
FEBRUARY 2015. 

Additional online resource available at:

 www.lesready.org 
During an emergency, residents and 

volunteers can refer to this online and 
mobile phone resource for the most 

accurate map of local service and 
resource centers. The online map will be 
updated by LES Ready with information 
on emergency community resources as 

they become available. 

Evacuation Centers:

Seward Park High School
350 Grand Street 

Baruch College*
155 E. 24th St
*Not shown on map
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EAST HARLEM NEIGHBORHOOD PLAN

1   Juice Bar inside Associated Supermarket, 

128 E 116th Street © Kate Milford 2016

2   Mt. Sinai Hospital © Kate Milford 2016

3   Seniors at Washington Houses                 

© John McCarten / New York City Council

4   East River Esplanade © Kate Milford 2016

1

2

Health 
& Seniors
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3

4

A person’s zip code is the greatest 
predictor of their health. As a 
foundation for quality of life, health 
is shaped by every domain of public 
policy from economic development to 
transportation, crime, education and 
housing. In East Harlem, there is a 
rich network of dedicated community 
organizations, healthcare providers 
and academic institutions devoted to 
improving the health of the community 
by making homes free and clear of mold, 
providing seniors support for aging in 
place, advocating for food security and 
increasing access to medical care. 

Health & Seniors
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EAST HARLEM NEIGHBORHOOD PLAN

Source: NYC DOHMH, Bureau of Vital Statistics, 2003–2012

Source: New York State Department of Health, Statewide Planning and Research Cooperative System, 

2012–2013

16.8% 

of East Harlem 
residents are 

60 and 
over

42% 
of East Harlem seniors are living in poverty   

40.1% 

are living alone 

Of all East Harlem 
Seniors

Source: 2008-2011 ACS 3-year PUMS, 

compiled by DFTA

Source: 2008-2011 ACS 3-year PUMS, compiled by DFTA

LIFE EXPECTANCY

CHILD ASTHMA HOSPITALIZATIONS

35.5%
don’t speak English as 
their primary language 

31.9% 

have di¢culty with 
their mobility

70% 

of residents 

85 

years
76 

years

92% 

of residents 

SENIORS POVERTY

East Harlem

East 
Harlem

East Harlem

Upper East Side

Upper East Side

report their own health as good

(per 10,000 children ages 5–14)

75

36NYC 
Average
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Despite having such assets, East Harlem has sub-par health outcomes. 

• Life expectancy in East Harlem is 76 years, one of the shortest in the city, and is 
plagued by various health disparities including asthma, heart disease, diabetes 
and infant mortality.

• Additionally, East Harlem has some of the highest rates of hospitalizations 
related to asthma, psychiatric issues, substance abuse and violence in the city.  
Addressing these issues require multiple actions, including environmental e�orts 
to improve air quality and mold, e�orts to strengthen community care-taking and 
changes to the built environment. 

Older people have helped make New York City the incredible city it is today. They built our 
infrastructure, led social justice movements, made major advances in health care and technology 
and fueled our thriving economy. Older East Harlem residents are a part of this legacy and are 
key to preserving the history and culture of the community.

Health & Seniors

Source: 2008-2011 ACS 3-year PUMS, compiled by DFTA



OBJECTIVES  & 
RECOMMENDATIONS

1.
Create a local food system 
in East Harlem to improve 

access to healthy, affordable 
and quality food.

1.1  
Amend the Food Retail Expansion to Support 
Health (FRESH) program to allow for a variance 
for food cooperatives and nonprofit grocers to 
be eligible for zoning and tax incentives under 
the program. ••
 

1.2 
Establish a year round comprehensive farm-
er’s market in La Marqueta that is affordable 
to residents and businesses.
 

1.3 
Increase funding and expansion of food box 
programs. Ensure that new pick-up sites are 
evenly distributed throughout East Harlem 
utilizing Grow NYC’s 6 block radius threshold.
 

1.4 
Increase food production/manufacturing 
and commercial kitchen spaces through light 
industrial zoning in East Harlem (see zoning 
rec 2.2). This would include establishing 
wash, chop & bag facilities that can cater to 
schools, senior centers, and other places 
that regularly prepare large quantities of 
food as part of their programs.

2.
 Improve health service 

coordination and access.
2.1

Identify capital support for the Neighborhood 
Health Action Center, including assisting 
community organizations with building out the 
spaces that they will operate. 
 

2.2
Increase funding for HIV prevention program-
ming & services in East Harlem. Increase the 
number of supportive housing units for those 
living with HIV/AIDS and/or make this cohort 
the primary set aside for supportive housing 
units in East Harlem.

2.3
Conduct feasibility study to determine the 
placement and number of new Federally 
Qualified Health Centers (FQHC’s) and Primary 
Care Clinics in East Harlem with a focus on the 
geographic middle of district boundaries.

2.4
Designate East Harlem as a priority community 
for the rollout of Direct Access NYC to ensure 
that East Harlem residents who are immi-
grants have access to the myriad of services, 
programs and initiatives under Direct Access 
NYC , including more translation services at 
neighborhood health facilities for Cantonese, 
Mandarin, Spanish and French speakers. •• 

2.5
Decrease the number of uninsured residents 
through equitable distribution of health 
insurance navigator programs.

2.6
Select East Harlem as a priority neighbor-
hood for the rollout of Thrive NYC Initiatives 
including: Mental Health First Aid Training, 
NYC Mental Health Corps, Youth Mental Health 
First Aid.

•• Related to precedent on pages 122-123



3.
Create a neighborhood 

environment that allows 
for seniors to age in place 

comfortably.
3.1

Create an Aging Improvement District boundary 
designation building off the Neighborhood NORC 
(Naturally Occurring Retirement Communities) 
designation definition. The density and number 
of persons over age 50 in a given area is to be 
considered. Businesses, development projects, etc 
would be encouraged through use of existing 
incentives to make physical plants, services, 
goods age-friendly. Example: businesses in an 
age-friendly district would be allowed to use 
SBS storefront improvement funds to make age-
friendly physical improvements. Note: The Mayor’s 
Age-friendly NYC Commission should do this.
 

3.2
Prioritize built environment improvements 
called for in the East Harlem Age-friendly 
Neighborhood Action Plan, including ensuring 
the pedestrian plaza at 125th St. and Park Ave. 
is inclusive of older adults in its design and 
on-going programming.

3.3
For affordable units created on privately owned 
sites through MIH, ensure that they are built 
with accessibility features that cater to seniors, 
and that preference for some percentage of 
units is given to seniors.

4.
Enhance the built environment 

to promote health.
4.1

Work with NYCHA to ensure that proper connec-
tions are made through its waterfront develop-
ments leading to the Randall’s Island footbridge 
at 103rd Street. Wayfinding, markings, and 
signage are required to identify routes from 
First Avenue, as well as dedicated bicycle and 
pedestrian routes and pavement and sidewalk 
improvements. While NYCHA must provide these 
on its property, DOT can provide technical HEALTH & SENIORS

assistance and design guidelines for greenway 
connections. Coordination is also needed with 
NYCHA to ensure that scaffolding does not ob-
scure route across 102nd St.
 

4.2
Establish a Health District in East Harlem cen-
tered around the Neighborhood Health Action 
Center. Health districts are places where healthy 
choices are the easiest ones to make. They are 
places to heal, work, and live where new ideas 
on improving healthcare and public health can 
be developed, tested, and disseminated. A health 
district holistically connects the community to 
hospitals, health department offices, healthy food 
and commercial options, health-related incuba-
tors and technology, and career training.

4.3
Establish a multi-generational playground in East 
Harlem that has options for seniors and adults. 
Explore solutions to current DPR regulations prevent-
ing seniors from using seating near playgrounds. ••  

5.
Foster safe and healthy 

living environments.
5.1

Encourage the adoption of the Active Design 
Guidelines: Affordable designs for Affordable 
Housing as an industry standard in East Harlem. ••
 

5.2
To the greatest extent possible, renovation and new 
construction should implement health-promoting 
practices including building envelope restoration; 
new heating, electrical, and ventilation systems; air 
sealing; new insulation and exterior cladding; window 
replacement; Energy-Star fixtures and appliances; 
asbestos and mold abatement; apartment gut 
retrofits; low volatile organic chemical and mois-
ture-resistant materials; exercise enhancements; 
and indoor no-smoking policy. 

The EHNP Steering Committee has recommended 
that a Health Impact Assessment (HIA) be conducted 
on subsequent ULURP processes, transportation 
plans, and NYCHA infill projects in East Harlem. More 
details on the HIA recommendation are outlined on 
pages 126-127 of this report.



Multi-generational Playgrounds
Multi-generational playgrounds and outdoor 
gyms serve as places where children, adults 
and seniors of varying abilities can spend time 
outdoors, exercise and practice a healthy 
lifestyle. These playgrounds feature equipment 
traditionally used for children, and mix in 
senior and adult-friendly equipment. 

The multi-generational approach to outdoor 
play is spreading across the nation. This con-
cept is in part borrowed from cities in China 
and Europe, where outdoor fitness areas for 
adults have become routine. The Green Heart 
playground in Hull, Yorkshire is an especially 
unique type of playground where users can 
charge cell phones, power lights at the workout 
station and even contribute power to nearby 
buildings.3 Closer to home, Macombs Dam Park 
in the Bronx features a state of the art adult 
playground, complete with comprehensive 
workout areas and equipment with moving 
pieces.4

This precedent relates to Recommendation 4.3
3   http://www.gizmag.com/tgo-green-heart-electricity-generating-

gym/23078/
4   http://www.nytimes.com/2012/07/01/nyregion/new-york-introduces-its-

first-adult-playground.html

Active Design Guidelines
Active design means harnessing the interior and 
exterior built environment  to promote physical 
activity and a healthier population. Active design 
can be as simple as constructing buildings to 
facilitate users taking the stairs instead of the 
elevator. The Center for Active Design compiles 
strategies into Active Design Guidelines,1 which 
promote active transportation options, greater 
physical activity within buildings, better spaces 
for active recreation and increased access to 
fresh food options.2

This precedent relates to Recommendation 5.1
1   http://centerforactivedesign.org/guidelines/
2   http://centerforactivedesign.org/ourapproach
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Direct Access NYC
In late 2015, Mayor de Blasio announced the 
launch of Direct Access NYC, based on the 
report by the Mayor’s Task Force on Immigrant 
Health Care Access. Direct Access, set to begin 
in 2016, seeks to provide reliable and more 
easily accessible health care opportunities for 
foreign-born residents who are uninsured and 
susceptible to poor health. The program seeks 
to increase the cultural and language compe-
tencies within the healthcare system, increase 
awareness of coverage options and increase 
accessibility to healthcare services.1

This precedent relates to Recommendation 2.4

1   http://www1.nyc.gov/office-of-the-mayor/news/701-15/mayor-de-blasio-

plan-improve-immigrant-access-health-care-services

FRESH Program
New York City’s Food Retail Expansion to 
Support Health (FRESH) program aims to 
increase access to fresh and nutritious foods 
in underserved parts of the city. The city 
designates FRESH-eligible areas, meaning that 
zoning and financial benefits are available 
for projects that bring grocery stores to  
designated neighborhoods. Since the pro-
gram’s launch in 2009, 20 projects have been 
approved.2 Together, they will provide approx-
imately 590,000 square feet of grocery store 
space, retain 500 jobs and create 940 new 
jobs.3 The FRESH program surveyed customers 
in these new stores: 96 percent of respondents 
believe that the new store increased their 
access to fresh produce, and 80 percent of 
customers agree that they now purchase more 
fruits and vegetables.4

This precedent relates to Recommendation 1.1

2   http://www.nyc.gov/html/misc/html/2009/fresh.shtml

3   http://www.nycedc.com/program/food-retail-expansion-support-health-

fresh

4 http://www.nycedc.com/system/files/files/program/FRESH%20Impact%20

Report.pdf
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EAST HARLEM NEIGHBORHOOD PLAN

Jan 27th, 2016
6–9pm

at El Museo del Barrio

350 Participants

The Final Community Forum was part large-
scale report back, part community celebration 
and part open dialogue. The event showcased 
all of the objectives and recommendations 
developed by each subgroup. Community 
members had the opportunity to prioritize 
and give feedback on each of the 61 objectives 
and 232 recommendations previously 
voted on and approved by the Steering 
Committee. The session began with an 
overview and background presentation about 
the EHNP process that outlined the way 
recommendations of the plan were developed 

and approved. Participants then walked 
through El Museo del Barrio to individual 
stations for each of the 12 neighborhood 
planning topics to talk to the subgroup 
leads, read through the objectives and 
recommendations and prioritize their top 
objectives. A Q&A session was also held 
with a panel of Project Partners, Steering 
Committee Members and Subgroup 
participants. The evening wrapped up with 
food, drinks and music by local East Harlem 
musical phenomenon, Zon del Barrio. 

FINAL 
COMMUNITY FORUM
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Visioning Session Summary

COMMUNITY FORUM



The Steering Committee wishes to see a more 
expansive environmental impact analysis 
framework for any Environmental Impact 
Statement (EIS) related to a zoning text or 
mapping amendment in the East Harlem 
community. The broader framework should 
take into account qualitative information, 
use the CEQR process as an educational and 
engagement opportunity with the community, 
and institute a feedback model for compliance 
and implementation of mitigation measures.

The purpose and need of the environmental 
review should explicitly cite and include the 
objectives of the East Harlem Neighborhood 
Plan, specifically the overarching goal of a 
vibrant, thriving, livable and affordable East 
Harlem. The findings should be analyzed from 
the perspective of the positions laid out in 
East Harlem Neighborhood Plan.

In addition to requesting an enhanced EIS 
be conducted, a supplementary integrated 
impact study should be completed as part of 
any proposal for East Harlem, utilizing quan-
titative and qualitative tools. The purpose 
of this study is to evaluate the potential for 
non-traditional unanticipated impacts and 
serve as a guide to bolster the respective 
subgroup objectives and gauge the impact on 
vulnerable sub-populations. 

Standards for public engagement should 
go beyond the minimum requirements laid 
out in the CEQR manual and should use 
the process as an opportunity to ensure 
a more comprehensive proposal. 

√  The scoping notice and the draft scope 
of work should be available in multiple 
languages, and an extended review time 
frame beyond the minimum 30 days 

 for public review and comment should 
 be provided.

√  In order to fully engage the community, 
 a minimum of two scoping sessions should be 

held, one during the day, one at night, with 
childcare provided, and scoping sessions 
should have translation services available. 

 The noticing of these sessions should be sent 
to local neighborhood papers and a good-faith 
effort made to flyer NYCHA developments  
and major transit hubs.

√  Updates during the environmental review 
process should be provided on a regular 
basis by meeting with the Community Board 
and providing updated handouts available in 
multiple languages.

1. 
Recommendations 
for an Integrated 
Impact Statement

ECONOMIC IMPACTS 

Examine how the recommendations may 
impact local businesses, neighborhood income 
distribution, human capital, employment, and 
real estate prices.

HEALTH IMPACTS

Examine how recommendations may impact 
community health using a social determinants 
of health perspective; including how access to 
goods, services, employment, safe and afford-
able housing, as well as open space contributes 
to the general well-being and health for the 
residents of East Harlem.

ENVIRONMENTAL 
IMPACT STATEMENT 
RECOMMENDATIONS



SOCIAL IMPACTS

Examine the impact of the recommendations on
social factors such as gang and youth violence,
child development, mental health and social 
capital.

EQUITY ASSESSMENT

Examine whether recommendations will have 
differential impacts on vulnerable sub-
populations such as people who are homeless, 
physically disabled, and racial/ethnic minorities.

HOUSING AFFORDABILITY IMPACTS

Analysis of how new development will affect 
housing affordability for low-income residents.

2. 
Recommendations 
for an Enhanced 

Environmental Review
SOCIOECONOMIC CONDITIONS

Establish baselines regarding displacement, 
warehousing of existing residential units, 
neighborhood specific business challenges, 
and housing rents in the informal market.

Assess the impacts of development on construc-
tion workforce job quality, living wages, local 
hiring, absence of prevailing wage requirement 
and the availability of apprenticeship programs.

Study job generation as a result of the rezoning 
and how job and economic sector growth is 
benefitting local residents as compared to people 
outside of the immediate area. 

HISTORIC AND CULTURAL RESOURCES

An assessment of eligible historic and cultural 
resources should be developed in direct 
consultation with the community, and such list 
should be used as the enhanced baseline for 
analysis for impacts.

WATER AND SEWER INFRASTRUCTURE

Assessment of water and sewer infrastructure 
should be enhanced with community surveys on 
existing water pressure conditions, frequency 
of sewage problems, sidewalk or street flooding 
et al to identify existing gaps in infrastructure 
investment and maintenance in addition to 
the need for additional capacity analysis.

PUBLIC HEALTH

Analysis should consider local smoking rates, 
activity level, availability of health care, and 
perceptions regarding availability of health care, 
active design, general well-being, acceptance 
and treatment of those with mental health con-
cerns, or those in other vulnerable populations 
such as the elderly, those with terminal diseases 
such as AIDS, members of the LGBTQ community, 
and those who are homeless.

NEIGHBORHOOD CHARACTER

Definition and baseline should be informed by 
community input and expanded to include cul-
tural and demographic identities, and mitigation 
measures to indirect or adverse impacts should 
be created with consultation by the community. 
Information collected during the community 
visioning sessions that noted exact locations 
or areas that contribute to the neighborhood 
character should be incorporated.

CONSTRUCTION IMPACTS

Consider as part of the baseline existing 311 calls 
regarding enforcement, work without a permit, 
emergency demolition permits, and other quality 
of life concerns. In cases where the soft analysis 
reveals sites adjacent or proximate to schools, 
senior care, or daycare centers and analysis is 
not triggered by the minimum thresholds set out 
in the CEQR manual, but the time frame for con-
struction, noise and air impacts will correspond 
with operational hours and days, then a full 
analysis and mitigation measures consideration 
should be conducted.

LAND USE AND PUBLIC POLICY

Analysis should acknowledge that a change in 
administration may alter the public policy goal 
of affordable housing, and speak to mitigation 
measures to ensure long-term implementation 
of the target affordability levels established 
elsewhere in this plan.
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East Harlem residents, workers, business owners, religious and 
civic leaders have invested many years into the safe and healthy 
growth and development of their neighborhood. In May of 2014, 
Mayor Bill de Blasio released Housing New York, a plan to preserve 
and construct 200,000 units of affordable housing in all five boroughs 
over the next ten years. A cornerstone of the Plan is the re-zoning 
of several neighborhoods for increased density to facilitate housing 
development. East Harlem is one of those neighborhoods. 

Between April 2015 and January 2016, thousands of East Harlem 
residents, workers and friends came out to participate in, provide 
input for and quite literally shape the East Harlem Neighborhood 
Plan (EHNP)—a community-based plan that proactively sets forth 
a comprehensive vision for the equitable, healthy, sustainable 
development of the neighborhood. The Community Action Plan 
identifies what needs to be done, by whom and how in order to 
ensure government accountability to community residents as the 
City develops and implements an East Harlem re-zoning plan.

Objectives
1. Ensure that the development of any City 

rezoning plan for East Harlem aligns 
with the community-driven East Harlem 
Neighborhood Plan (EHNP);

2. Advocate for the adoption of the East 
Harlem Neighborhood Plan and for 
particular recommendations within 
it before, during and after the ULURP 
process;

3. Advocate for EHNP recommendations 
to be adopted in planning documents 
that emerge from other East Harlem 
entities including but not limited to: 
Community Board District Needs 
Statements, DCLA Cultural Development 
Plans, participatory budgeting project 
proposals and federal, state and city 
agency capital and expense budgets 
targeted for the community;

4. Monitor the implementation of an 
East Harlem re-zoning to ensure 
that EHNP capital, programmatic 

and policy recommendations are 
realized in a timely and equitable 
way—understanding that to maximize 
effective impact, recommendations 
across topic areas must be adopted and 
implemented;

5. Monitor the implementation of key 
elements of the plan —like local hiring 
and affordable housing production—and 
ensure that contractors and developers 
meet the objectives laid out in the plan, 
and then are held accountable if they 
don’t. 

6. Establish a set of metrics to evaluate 
the short- and long-term impacts of 
a re-zoning plan on the East Harlem 
neighborhood, and have the ability within 
the rezoning plan and implementation to 
respond to negative impacts; 

7. Provide for regular and ongoing 
engagement with and input from the 
East Harlem community.

ACTION
PLAN

128



129

Action Plan

A.  We recommend that a local oversight body, with deep roots in 
and representative of the diverse constituencies within the East 
Harlem community be established to ensure that any City re-zoning 
action and neighborhood plan align with the community-driven 
recommendations of the EHNP. 

The EHNP Steering Committee established to shepherd the EHNP 
process is well placed to play an oversight role given their deep 
investment in the process, the community, and knowledge of the 
EHNP recommendations. Moving forward, there is an opportunity 
to identify and include additional voices on the current Steering 
Committee, such as small business owners and neighborhood 
residents. It is also an opportunity to ensure that all future Steering 
Committee meetings are open to the public.

129

MONITOR + 
EVALUATE

√  PARTNER: Work with the City to 
implement EHNP recommendations.

√  INFORM: Create opportunities for 
 regular updates to the EH community 

and for feedback on the operations and 
strategies of the Community Action Plan. 

√  ADVOCATE: Push for EHNP recom-
mendations to be adopted by the City 
through any re-zoning or planning 

 documents developed by other East 
Harlem or government agencies.

√  EVALUATE: Establish a set of metrics by 
which to evaluate the impact of 

 re-zoning action—both before and after 
implementation. 

√  MONITOR AND ADVOCATE TO ALLEVIATE 
THE IMPACT: Guide and monitor the 
implementation of mitigation measures 
supplied by the Final East Harlem 
EIS, provide additional mitigation 
recommendations produced by the 
Integrated Impact Statement leading up 
to and during ULURP. After completion 
of the disclosure document, energy 
should be focused on getting private and 
public sector actors to comply with the 
mitigation recommendations for future 
development.

Regular meetings between the Local Oversight Body and City agency representatives 
leading up to and during the ULURP process will be critical. To ensure the adoption and 
implementation of a wide range of EHNP recommendations, meetings will include not only 
those agencies most directly involved in a re-zoning process—DCP, HPD, EDC—but also 
DOE, DOHMH, DCLA, SBS, and DEP among others. 

In order to ensure the success of the ongoing work of the Steering Committee, 
operational support must be funded. A model of a successful local oversight body is the 
Hunts Point Monitoring Committee, which grew out of the expansion of the Wastewater 
Treatment Plant. In that case, DEP funded an agency liaison, a Committee coordinator, and 
a consultant to support the research and writing needs of the Committee.

The Steering Committee will: 



130

EAST HARLEM NEIGHBORHOOD PLAN

What Could Community-based 
Oversight Look Like?

Facilities Monitoring Committees—Hunts Point, 
Newtown Creek, Croton Facility 

The expansion of three Wastewater Treatment 
Plants—at Hunts Point, Newtown Creek and 
Croton in Van Cortlandt Park—triggered the 
formation of Facilities Monitoring Committees. 
The City Council ULURP approval of the expansion 
of the wastewater treatment facilities required 
the formation of the Monitoring Committees, 
in line with the 1989 Fair Share doctrine of the 
New York City Charter. Fair Share furthers “the 
fair distribution of the burdens and benefits 
associated with city facilities...” Historically, 
unwanted city facilities like waste transfer 
stations, bus depots, and shelters have been 
concentrated in low-income communities. The 
Fair Share doctrine works to ensure that the 
city’s poorer neighborhoods are not saturated 
with unwanted facilities.

In the case of Hunts Point, six community 
members were appointed to the Monitoring 
Committee—two by the Borough President, 
two by the local City Council member, and two 
by the Congressional representative of the 
district. NYC DEP paid for an agency liaison and 
a consultant—in this case, New Partners for 
Community Revitalization—to write reports and 
perform necessary research to support the 
Committee’s understanding and analysis of the 
expansion of the Wastewater facility and 
its impact on the community.

The Hunts Point Monitoring Committee met 
regularly for 5 to 7 years. Monthly meetings were 
held during the day and were officially public, 
although not advertised. Over the lifetime of 
the Committee, a handful of public town hall 
meetings were also held. In addition to regular 
meetings, the Committee issued formal 
comments on the Draft Environmental Impact 
Statement (DEIS) and other testimony related 
to the expansion of the facility.

B.  The Local Oversight Body / Steering Committee will play a critical 
role in advocating for and ensuring accountability to the East 
Harlem community on an agency-by-agency basis. However, to 
ensure the long-term, effective implementation of a comprehensive 
Neighborhood Plan in East Harlem, we recommend that the 
Administration identify an office of City government capable of 
coordinating the implementation of these recommendations across 
various agencies, recognizing that many of the recommendations 
are relevant to agencies that are not typically associated with 
neighborhood re-zonings (i.e. DCLA, ACS, DYCD, DOE, HRA, DOHMH, 
NYPD, DFTA, DOT etc.). Such an office will ensure the long-term, 
effective implementation of a comprehensive Neighborhood Plan in 
East Harlem as well as other neighborhoods to be re-zoned as part 
of the Housing New York initiative. 

A model for cross-agency coordination and government 
accountability for major investment in the built environment is 
the Mayor’s Office of Recovery and Resiliency (ORR). Charged with 
ensuring the successful implementation of major, post-Sandy 
infrastructure investment, ORR coordinates multiple City agencies, 
elected officials and local stakeholders in those neighborhoods most 
directly impacted by the storm.

The Housing New York Plan contemplates an $8.2 billion 
investment of public funds over ten years. It also lays out a new 
way of doing planning and re-zoning in New York City—in a way 

EAST HARLEM NEIGHBORHOOD PLAN
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What Could City-wide 
Oversight Look Like?

The Mayor’s Office of Recovery and Resiliency 
(ORR)

In March 2014, Mayor de Blasio established 
The Mayor’s Office of Recovery and Resiliency 
(ORR). ORR is charged with overseeing and 
implementing the resiliency initiatives laid out 
in One New York: The Plan for a Strong and 
Just City and A Stronger, More Resilient New 
York (SIRR). These recommendations include:  
strengthening coastal defenses, upgrading 
buildings, protecting infrastructure and critical 
services and making “our homes, businesses, 
and neighborhoods safer and more vibrant.”
 
ORR, housed in the Mayor’s Office, and reporting 
directly to First Deputy Mayor Anthony Shorris, 
oversees more than $20 billion of initiatives 
including capital projects, planning studies, 

policy reform and legislation designed to protect 
the city’s most vulnerable neighborhoods from 
future severe weather events. Their charge is 
to ensure that infrastructure investments are 
multi-functional, strengthening the long-term 
physical and social resiliency of New York City’s 
neighborhoods. 
 
ORR coordinates the work of city, state and 
federal agencies, works with elected officials 
and Community Boards, local businesses, civic 
and religious groups and community-based 
organizations, to ensure a coordinated effort 
and the efficient and equitable implementation 
of investments. 
 
Current projects overseen by ORR include:  
East Side Coastal Resiliency project in Lower 
Manhattan, Red Hook Integrated Flood 
Protection System feasibility study, and the 
USACE South Shore Staten Island and Rockaways 
Reformulation Study, among many others. 

that treats neighborhoods as more than just the sum of their 
parts, but as living, thriving ecosystems. To marshal the investment 
contemplated and to support ongoing, equitable growth and 
development in neighborhoods will require an integrated approach 
that reaches beyond the purview of any one agency. Comprehensive 
neighborhood planning requires a big picture approach to make sure 
that the many moving parts fit together and work as one.

C.  Finally, we stand behind the City Council Speaker’s proposed 
Neighborhood Commitment Plan—a way for the City Council to track 
commitments for housing, schools, infrastructure and other City 
services and programs included in rezoning plans in East Harlem as 
well as other neighborhoods. The Commitment Plan would accompany 
a rezoning proposal and serve as a tool for the City Council to 
keep tabs on promises made to communities and hold agencies 
accountable through Council oversight following ULURP approval.

Comprehensive, community-driven neighborhood plans like that 
proposed in East Harlem require a City—community feedback loop 
to ensure that commitments made are commitments kept in the 
long-term. A local oversight body, Citywide government office and 
City Council Commitment Plan together will ensure that we all work 
together to foster the equitable growth and development of our 
neighborhoods.
 

Action Plan
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A CALL TO ACTION 

Project Partners, Steering Committee members, Subgroup 
participants, and all local residents, workers, and business 
owners will:

√  Spread EHNP goals, priorities and recommendations throughout the East Harlem 
community; 

√  Ensure that EHNP information is understandable and widely available;
√  Make clear pathways between EHNP recommendations and community action to 

ensure their adoption and implementation;
√  Encourage other community organizations to refer to the EHNP goals when crafting 

their own community investment strategies.

Project Partners, Steering Committee members,
and Subgroup participants will:

√  Actively use their own web platforms for dissemination, as well as the 
EastHarlemPlan.nyc website;

√  Hold regular public meetings at convenient hours that provide an update on 
rezoning and action plan activities;

√  Hold open steering committee meetings;
√  Provide the opportunity for new organizations to join the EHNP Steering Committee;
√  Provide the opportunity for new organizations and interested individuals to join 

subgroups. 

Project Partners and Subgroup Leads will:

√  Hold regular meetings with relevant City agencies on the subgroup 
recommendations;

√  Report back the content of those meetings to the East Harlem community.

ADVOCATE + 
ORGANIZE

EAST HARLEM NEIGHBORHOOD PLAN
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City Agencies + Elected O�cials:

√  Clearly delineate those EHNP recommendations that are and are not incorporated in 
the City re-zoning action;

√  Provide regular updates and reports to the public on development and implementation 
of the Plan;

√  Regularly report, in person, to the respective Community Board 11 committees and Full 
Board meetings;

√  Provide written updates on Plan accomplishments and ongoing progress, posted online 
and/or widely distributed through existing information channels; and

√  DCP provide regular report backs to the community in addition to regular subgroup / 
monitoring committee meetings with DCP on the rezoning / ULURP.

The EHNP lays out a comprehensive roadmap for equitable 
neighborhood development. The Plan reflects an integrated vision 
for the future of East Harlem. It is essential, therefore, that 
recommendations across topic areas (zoning, a�ordable housing 
development, economic development, education, health & seniors, 
etc.) and recommendation type (capital, program and policy) are 
adopted and implemented. 

East Harlem community members must remain involved throughout 
the life of any City re-zoning plan to ensure the implementation of 
those projects, programs and policies that address community-
defined priorities. In addition, the Plan itself must remain a living 
document. As development occurs, the neighborhood ecosystem 
will evolve and change. The policies, projects and programs included 
in the Plan must respond to reality on the ground, including results 
from the evaluation of Plan impacts and outcomes.

IMPLEMENT 
+ EVOLVE

DCP Scoping 
Hearing 

SPRING 2016

ULURP
certification 

FALL 2016

ULURP
complete  
SUMMER 2017

Implementation
of rezoning plan  
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EAST HARLEM ESTIMATED ULURP TIMELINE

Check in with eastharlemplan.nyc for up to date information.

Neighborhood 
Plan
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AMI
Area Median Income is used 
to determine the rents for 
affordable housing units. 
The AMI for NYC is currently 
$77,700 for a family of three.

FAR
Floor area ratio controls 
how large buildings can be 
based on their zoning lot 
size. The higher the FAR, the 
larger the building can be.

Zoning
Sets requirements for 
every piece of land in the 
city including what uses 
can be in a building and a 
building’s size and shape.

Density
The number of people who 
live in a given area.

MIH
Mandatory Inclusionary 
Housing is a proposal in 
NYC that would require 
new development in areas 
that have been rezoned to 
provide on-site affordable 
housing.

Open space
Any open piece of land that 
is undeveloped (has no 
buildings) and is accessible 
to the public, usually for 
recreational purposes (i.e. 
parks, community gardens, 
playgrounds, public seating 
areas and public plazas). 

EIS
An Environmental Impact 
Statement is a document 
that describes the impacts 
on the environment as 
a result of a proposed 
action, such as a rezoning 
or development. It also 
describes the impacts 
of alternatives as well 
as plans to mitigate the 
impacts.

CBOs
Community based 
organizations are 
representative of a 
community or a significant 
segment of a community 
and are engaged in meeting 
human, educational, 
environmental, public 
safety, and/or community 
needs.

Community Benefits 
Agreements (CBAs) 
CBAs are legally 
enforceable private 
contracts between a 
developer and local 
community organizations. 
In exchange for community 
support, the developer will 
provide certain benefits 
such as local hiring, 
dedicated community 
space, or other items 
the community is able to 
negotiate.

KEY TERMS AND ABBREVIATIONS

Tenant harassment
Tenant harassment is the 
willing creation, by
a landlord or his agents, of 
conditions that are
uncomfortable for one or 
more tenants in order to
induce willing abandonment 
of a rental contract.

Community Land Trust 
(CLT)
Community land 
trusts are nonprofit, 
community-based 
organizations designed 
to ensure community 
stewardship of land. The 
trust acquires land and 
maintains ownership 
of it permanently. It 
enters into a long-term, 
renewable lease instead of 
a traditional sale. 

NextGen NYCHA
A part of Mayor de Blasio’s 
affordable housing plan, 
NextGen NYCHA is a ten-
year long-term strategic 
plan that details how 
NYCHA will create safe, 
clean, and connected 
communities for residents 
and preserve New York 
City’s public housing assets 
for the next generation.

Uniform Land Use 
Review Process 
(ULURP)
The official NYC public 
review process for all 
proposed zoning map 
amendments, special 
permits and other actions. 
ULURP sets a time frame 
and other requirements 
for public participation 
at several levels, from 
Community Boards to the 
City Council.

Workforce1
A service provided by SBS 
that prepares and connects 
qualified candidates to job 
opportunities. Workforce1 
programs help build 
relationships with hiring 
businesses and connect 
qualified candidates to 
opportunities.

Business Improvement 
District (BID)
A defined area within which 
businesses are required 
to pay an additional 
tax (or levy) in order to 
fund projects within the 
district’s boundaries. The 
BID can also draw on other 
public and private funding 
streams.

The Project Partners of the East Harlem Neighborhood Plan would like to make a point to acknowledge the unremitting 
efforts of our facilitators, WXY and Hester Street Collaborative. Without their technical guidance and thoughtful 
approach to community engagement, this process would not have been as successful. The hard work and passion of 
several planners and interns from both WXY and Hester Street Collaborative enabled us to create a roadmap for East 
Harlem’s future, truly reflective of the needs and desires rooted in the community.
 
A special thank you to the many individuals who represented organizations on the Steering Committee and Subgroups, 
donating countless hours of their time to ensure the success of this process. The Project Partners would also like to 
acknowledge El Museo del Barrio, Hunter College, Children’s Aid Society, Johnson Community Center, Harlem RBI/Dream 
Charter School, and New York Academy of Medicine for generously donating their spaces in order to accommodate 
the hundreds of participants who came out to our workshops. Most importantly of all, we owe our sincere gratitude 
to the East Harlem community members who participated in this process, helping us to reinvigorate the meaning of 
community-based planning.
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APPENDIX D: PASSIVE HOUSE RESOURCES 
 
Passive House certification can currently be pursued through:  

• the Passive House Institute (PHI): http://passiv.de/en/  
• the Passive House Institute US (PHIUS): http://www.phius.org/home-page 

 
PHIUS was spun off the original PHI standard in 2007, where it attempts to provide more flexibility to account 
for varying climate zones present in the US.  Either standard is acceptable for the purposes of this RFP.    
 
Passive House Feasibility Assessment 
 
For projects planning to certify through PHI, it is highly recommended that initial project designs be rendered 
in Sketch-up.  Projects planning to certify through PHIUS should use Sketch-up or Revit to render initial 
project designs.  This initial rendering will be required as part of the initial feasibility assessment for RFP 
finalists. 
 
PHI Feasibility Analysis 
designPH is a plugin for the popular 3D design software SketchUp.  RFP finalists pursuing certification under 
PHI will be required to evaluate the basic design through designPH and submit the results of the analysis to 
HPD for review. These submissions should include: 

• Climate set to NYC 
• Components: glazing and window frame details 
• Assemblies: R-values for all opaque elements 
• Space heating demand   
• Treated floor area (TFA) 

 
Teams may also use Passive House Planning Package (PHPP) in lieu of designPH. These submissions 
should include: 

• Space heating demand (< 4.75 kBtu/ft2.year) 
• or Space heating load (< 3.17 Btu/hr.ft2) 
• Cooling demand, sum of sensible and latent cooling (< 5.39 kBtu/ft2.year) 
• Cooling load (< 3.25 Btu/hr.ft2) 
• Frequency of overheating (<77F for 10% of year) 
• Airtightness assumed (n50 = 0.6 ACH) 
• Primary energy demand  (< 38 kBtu/ft2.year) 

  
PHIUS Feasibility Analysis 
Finalists pursuing certification under PHIUS will be required to submit a preliminary feasibility study to HPD 
that is performed by PHIUS.  PHIUS offers this service to standardize the initial feasibility analysis for all 
projects pursuing certification.  This service is offered to finalists at a cost of $1500. Teams will need the 
following information in order to submit to PHIUS for the initial feasibility study:  

• Simplified Sketch-up model or Revit model of the envelope 
• Number of units 
• Unit sizes 
• Floor area 

 
Finalists required to provide the PHIUS feasibility study can engage the process by visiting: 
http://www.phius.org/phius-certification-for-buildings-and-products/phius-2015-project-certification/submit-a-
project-for-certification 
 
  

http://passiv.de/en/
http://www.phius.org/home-page
http://www.phius.org/phius-certification-for-buildings-and-products/phius-2015-project-certification/submit-a-project-for-certification
http://www.phius.org/phius-certification-for-buildings-and-products/phius-2015-project-certification/submit-a-project-for-certification
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Pre-certification Documentation 
 
If selected to develop this Project, within 6 months of designation the developer is required to provide 
evidence that the pre-certification process has been completed. 
 
PHI 
The team must submit the pre-certification letter from the accredited certifier stating that the project has been 
pre-certified, along with a copy of the verification sheet (front sheet) from the PHPP file (Passive House 
Planning Package), proving that the building was modeled. Key performance indicators that will be evaluated 
at this stage include:  

• R-values for all opaque elements  
• U-values for glass and frames  
• Type of ventilation system including heat recovery efficiency  
• Heating and cooling system 

 
PHIUS 
Teams pursuing certification under PHIUS will be required to submit the pre-certification certificate issued by 
PHIUS. 
 
Useful Passive House Resources 
 
PHI resources 
 

             
*Click image to follow link 
 
PHIUS resources 
 

• An Introduction to Passive House Principles and Policy: 
• http://www.phius.org/Releases/Environmental-Law-In-NY-March-2015.pdf 

• General Media Resources: 
http://www.phius.org/media-resources-calendar-of-events 
 

• Technical resources, protocols, publications, general: 
http://www.phius.org/software-and-technical-resources 
 

• Multifamily certification intro packet and MF QAQC standard/protocol: 
o http://www.phius.org/PHIUSPlus2015docs/PHIUS+%20Certification%20Packet%2010.09.15

%20-%20PHIUS+%202015.pdf 
o http://www.phius.org/PHIUSPlus2015docs/PHIUS+%20MF%20Certification%20Standard%20

v2_FINAL_151105.pdf 
 

http://www.phius.org/Releases/Environmental-Law-In-NY-March-2015.pdf
http://www.phius.org/media-resources-calendar-of-events
http://www.phius.org/software-and-technical-resources
http://www.phius.org/PHIUSPlus2015docs/PHIUS+%20Certification%20Packet%2010.09.15%20-%20PHIUS+%202015.pdf
http://www.phius.org/PHIUSPlus2015docs/PHIUS+%20Certification%20Packet%2010.09.15%20-%20PHIUS+%202015.pdf
http://www.phius.org/PHIUSPlus2015docs/PHIUS+%20MF%20Certification%20Standard%20v2_FINAL_151105.pdf
http://www.phius.org/PHIUSPlus2015docs/PHIUS+%20MF%20Certification%20Standard%20v2_FINAL_151105.pdf
http://nypassivehouse.org/calling-all-property-developers-the-developers-guide-to-passive-house-certification-is-here/
http://nypassivehouse.org/new-york-passive-house-2015-the-nyph-flip-book/
http://nypassivehouse.org/net-zero-energy-buildings-passive-house-renewables-a-new-ebook-from-naphn/
http://nypassivehouse.org/passive-new-york-city-a-snapshot-of-low-energy-building-opportunities-barriers-resources/
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• Multifamily tools & calculators, protocols, sample input: 
http://www.phius.org/software-and-technical-resources/wufi-passive-and-other-modeling-
tools/calculators-and-protocols 
 

• Department of Energy Publication - Climate Specific Passive Building Standards: 
http://www.nrel.gov/docs/fy15osti/64278.pdf 

 
 

http://www.phius.org/software-and-technical-resources/wufi-passive-and-other-modeling-tools/calculators-and-protocols
http://www.phius.org/software-and-technical-resources/wufi-passive-and-other-modeling-tools/calculators-and-protocols
http://www.nrel.gov/docs/fy15osti/64278.pdf
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Disclaimer 

The New York City Department of Housing Preservation and Development (HPD) does not 

guarantee, warrant, or make representations that the information in this document is complete, 

accurate, or current. HPD assumes no responsibility for the application of the material or 

information contained herein nor for any error, omissions, or other discrepancies. Nothing in the 

document is intended to create nor does it create any enforceable rights, remedies, 

entitlements, or obligations. HPD reserves the right to change or suspend any or all parts of this 

document without notice. 

The illustrations included within the Guidelines are intended merely to assist in navigating the 

various requirements and design standards; to aid staff during the plan review for projects 

participating in HPD programs and activities; and to add clarity and transparency to designers 

responding to HPD’s design review comments. This document is not meant to offer a design 

template, but rather to document and illustrate some of the design controls and potential 

outcomes. 

The designer of record is responsible to ensure a project is designed in a manner to comply 

with the applicable laws, regulations, codes, and design standards including, but not limited to, 

those related to non-discrimination.  
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Preface 

The New York City Department of Housing Preservation and Development (HPD) 

Office of Development’s Division of Building and Land Development Services (BLDS) 

has issued the HPD Design Guidelines for Multifamily New Construction and Senior 

Housing (the Guidelines) as an update to the HPD Design Guidelines for New 

Construction. The Guidelines represent an effort to meet housing demand, respond to 

market changes, and contain costs; HPD has revised the design requirements to 

reflect the critical need for affordable housing demand, respond to emerging design 

practices, and provide greater flexibility in affordable housing development. The 

Guidelines are intended to apply to HPD-supported housing developments across a 

variety of conditions. However, HPD recognizes that any guidelines cannot address 

all development scenarios: when unique or special circumstances, extraordinary 

market conditions, or special community characteristics require a project that 

would deviate from any aspect of the Guidelines, the development team must consult 

with the applicable loan program and notify BLDS in writing in advance of the first 

design submission. For consideration, a proposal must identify known areas of non-

compliance and explain the rationale behind design decisions, project constraints, 

and other considerations contributing to non-compliance. In some instances, it may 

be necessary to schedule a preliminary design concept consultation meeting with 

representatives from HPD program, BLDS, and the development team. 

Special Thanks 

This update to the HPD Design Guidelines for Multifamily New Construction and 

Senior Housing is the product of intense internal evaluations and community 

feedback, and would not have been possible without the help of numerous 

individuals and organizations. In particular, HPD would like to thank the New York 

State Association for Affordable Housing (NYSAFAH), the American Institute of 

Architects (AIA) New York Chapter, Peter Bafitis, Harold Bravo, Wids DeLaCour, 

Mark Ginsberg, Eric Goshow, Manny Halpern, Christine Hunter, Ted Liebman, James 

McCullar, Lisa Morgenroth, Rich Rosen, Mary Rusz, Susanne Schindler, Bill Stein, 

Meenakshi Varandani, and Fernando Villa. 

 

  



 

Document Version 5.2.2016 5 

Introduction 

The New York City Department of Housing Preservation and Development (HPD) 

Office of Development’s Division of Building and Land Development Services (BLDS) 

has issued the HPD Design Guidelines for Multifamily New Construction and Senior 

Housing for HPD-assisted multi-family new construction and senior housing 

projects, but they may also be used to guide the design of 1-3 family homes. Design 

review to ensure compliance with the requirements of the Guidelines is a 

prerequisite to loan closing for any new construction projects developed under 

applicable HPD loan programs. 

BLDS design reviews assure that the minimum standards outlined in the HPD Design 

Guidelines for Multifamily New Construction and Senior Housing are integrated into 

the project design. Design reviews also provide guidance to the development team 

regarding applicable laws, rules, codes, and regulations, including the New York City 

Building Code, New York City Zoning Resolution, New York City Housing Maintenance 

Code, New York State Multiple Dwelling Law, the Fair Housing Act, Section 504 of the 

Rehabilitation Act of 1973, and the Americans with Disabilities Act.  

It is the development team’s responsibility to ensure that the buildings’ design and 

construction comply with all laws, rules, regulations, and codes mandated by city, 

state, and federal authorities having jurisdiction. The Guidelines are a policy 

document intended to establish a minimum design standard that may exceed what 

would otherwise be required. The laws, rules, regulations, and codes governing the 

activity, in event of a conflict, take precedence over the Guidelines.  

Intention of the Design Guidelines 

The HPD Design Guidelines for Multifamily New Construction and Senior Housing 

establish the design criteria by which BLDS will evaluate proposed developments 

upon application to the Agency for financial assistance. Within this document, the 

term must indicates a requirement; the term should indicates a recommendation. 

HPD seeks to support projects that meet several core principles. Projects should: 

have a strong relation to the neighborhood (urban design and building planning); 

meet the needs of households and individuals (apartment planning and accessible 

design); encourage active design; utilize sustainable or renewable products; and 

select sustainable features that can potentially reduce operating costs. 
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Design Responsiveness Considerations 

HPD’s mission is to ensure that the quality of housing stock in New York City is at a 

minimum preserved, and preferably improved. To this end, HPD emphasizes topical 

areas requiring special consideration beyond New York City codes and regulations: 

• Accessible Design and Construction –HPD seeks to develop projects that will 

invite and engage persons with physical impairments, whether mobility, 

hearing, visual, or other. Projects designed to achieve universal/inclusive design 

are encouraged by HPD.   

• Flood Resistant Construction – Adapting to flooding and severe storm events 

poses particular challenges for the City’s housing stock, both existing and 

proposed. HPD seeks projects that are designed to be resilient to flooding or 

readily adaptable to future increases in the floodplain or flood elevation. 

• Active Design – HPD encourages the implementation of cost-effective active 

design principles such as those outlined in Active Design: Affordable Designs for 

Affordable Housing.  

• Aging in Place – HPD encourages the implementation of cost-effective measures 

to accommodate the needs of aging residents, particularly in developments 

targeted for senior residence. 

• Energy Efficiency and Resource Conservation – All HPD-assisted new 

construction loan program projects are required, at a minimum, to meet the 

Enterprise Green Communities standards for energy efficiency and 

sustainability. HPD encourages low-cost capital investments and/or larger 

capital investments (inclusive of any incentives, grants or non-affordable 

housing specific funding) with a payback period less than or equal to half their 

useful life.   

• Commercial/Retail Spaces – HPD encourages the development of mixed-use 

buildings, residential structures that combine commercial and/or retail spaces. 

These spaces serve the needs of residents and neighbors and contribute toward 

a more vibrant neighborhood.  

Accessible Design & Construction  

HPD-assisted projects must comply with federal accessibility laws and regulations—

including Section 504 of the Rehabilitation Act of 1973, the Fair Housing Act, and 

HUD's implementing Regulations (24 CFR Parts 8¹ and 100, respectively). HPD must 

also affirmatively further the goals of the Fair Housing Act. These, and related laws 

and regulations, prohibit discrimination based on disability and establish design 

requirements for program accessibility and physical accessibility in connection with 

housing programs. In addition, HPD must ensure that such comply with the local 

accessibility requirements of Chapter 11 of the New York City Building Code. 

 

1    While 24 CFR Part 8 

Regulations indicate the minimum 

of 5% mobility impairment and 

minimum of 2% hearing or visual 

impairment requirements apply to 

projects receiving federal 

assistance, subsequent civil 

rights laws broadened the 

requirement to all programs and 

activities of housing agencies, 

such as HPD, that accept federal 

assistance.  
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As an assurance that HPD-assisted projects meet all the applicable accessibility laws 

and regulations, each architect must provide an “Architect’s Statement”, pre-

construction and post-completion, certifying that the design and construction of the 

project complies with the accessibility requirements of the New York City Building 

Code, Section 504 of the Rehabilitation Act of 1973, and the Fair Housing Act, as 

applicable. The form is available from the HPD website 

http://www1.nyc.gov/site/hpd/developers/BLDS-eSubmit.page. 

FAIR HOUSING ACT 

All new construction housing projects built for first occupancy after March 13, 1991 

consisting of four or more units are required to comply with the design and 

construction requirements of the Fair Housing Act. A Joint Statement of The United 

States Department of Housing and Urban Development and U.S. Department of 

Justice, Accessibility (Design and Construction) Requirements for Covered Multi-

family Dwellings Under the Fair Housing Act, dated April 30, 2013 included ten (10) 

safe harbors satisfy these requirement. The Joint Statement is available at 

(http://www.ada.gov/doj_hud_statement.pdf). Information on the Fair Housing Act 

design and construction requirements is also available at 

http://www.fairhousingfirst.org. 

SECTION 504 OF THE REHABILITATION ACT OF 1973 

All HPD-assisted projects with five or more dwelling units must comply with the 

accessibility requirements of Section 504 of the Rehabilitation Act of 1973. Section 

504 requires that, for projects involving the new construction of housing containing 

five or more dwelling units and for projects involving the substantial alteration of 

housing containing 15 or more dwelling units, a minimum of five percent (5%) of 

the total number of dwelling units must be accessible and designated for households 

with a person with a mobility-impairment. An additional minimum of two percent 

(2%) of the total dwelling units must be designated for households with a person 

with a hearing or vision impairment. These units must be distributed throughout 

the project and made available in a sufficient range of sizes as not to limit the choice 

of individuals/households with handicaps/physical impairments. 

The Uniform Federal Accessibility Standards (UFAS) or the 2010 ADA Standards for 

Accessible Design serve as the design standards for compliance with Section 504 of 

the Rehabilitation Act of 1973 (UFAS is available at http://www.access-

board.gov/guidelines-and-standards/buildings-and-sites/about-the-aba-

standards/background/ufas; the 2010 ADA Standards at http://www.access-

board.gov/guidelines-and-standards/buildings-and-sites/about-the-ada-

standards/ada-standards.) The requirements for new construction and substantial 

alteration projects differ from those for moderate alterations of existing housing; 

ACCESSIBLE / ADAPTABLE 

The various laws, regulations, and 

architectural standards use the 

terms “accessible” and 

“adaptable”. For the purposes of 

this document, the term 

“accessible” is used throughout, 

with the recognition that the 

apartments/units may require 

adaption (e.g. installation of grab 

bars, lowering of countertop 

height, etc.) to meet the specific 

needs of households or 

individuals.  
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refer to Section 8.23 “Alterations of Existing Housing Facilities” of the implementing 

regulations (http://www.ecfr.gov). 

2010 ADA STANDARDS FOR ACCESSIBLE DESIGN 

Places of public accommodation and commercial facilities (e.g. retail spaces, 

community facilities, leasing offices, etc.) must comply with the Americans with 

Disabilities Act (ADA) guidelines, 2010 ADA Standards for Accessible Design.  

For architects seeking to use the 2010 ADA standards to meet the UFAS 

requirement, HUD has identified certain provisions in the 2010 Standards that 

provide less accessibility than is currently required by UFAS and/or HUD’s Section 

504 regulation. As a result, HUD is not deeming use of those specific provisions of 

the 2010 Standards as a means of providing accessibility under Section 504. For 

more information and instructions for use of this alternative design standard, please 

refer to the HUD notice: http://www.regulations.gov/#!documentDetail;D=HUD-

2014-0042-0001. 

Flood Resistant Construction  

As required by State law, New York City is a Participating Community in the 

National Flood Insurance Program (NFIP), as administered by the Federal 

Emergency Management Agency (FEMA). In New York City, the Department of 

Buildings is the flood plain administrator and regulates building design and 

construction in accordance with the NFIP and FEMA requirements. Further, New 

York City Law and the DOB require that buildings be designed in accordance with 

the more restrictive of either the current or proposed Flood Insurance Rate Map 

(FIRM). Appendix G of the New York City Building Code sets forth the 

comprehensive regulations for flood plain management including the technical 

standards for compliance.  

The New York City Construction Codes and the NFIP have established minimum 

requirements for flood-resistant construction in Special Flood Hazard Areas (based 

on the one percent chance or 100-year base flood elevation). Developers of HPD-

assisted projects located in such areas should consider designing them to withstand 

a FEMA 500-year storm event, to the maximum extent practicable or feasible.  

In addition, for HPD-assisted projects not located in areas currently governed by 

DOB requirements for flood-resistant construction, but for which it is reasonable to 

believe flooding may occur—those in FEMA 500-year flood plain, New York City 

Office of Emergency Management Evacuation Zones, and/or areas impacted 

historically by major weather event (e.g. Hurricane Sandy)—the design should 

consider flood-resistant techniques and measures consistent with the DOB/FEMA 
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requirements, to the maximum extent practical or feasible. HPD is cognizant that 

conflicts exist between the requirement to make sites readily accessible and the 

desire to elevate the structure for flood resilience. Generally:  

• The entire structure, including any foundation, is to be designed to withstand 

collapse, lateral movement, and flotation due to extreme weather conditions. 

• For all heating, ventilation, air-conditioning, electrical, plumbing, fire 

suppression, and other utilities services, equipment, and controls shall be 

constructed or located in areas that would preclude infiltration or accumulation 

of water within the components or machinery during flooding conditions. If 

electronic controls or devices are used to abate water infiltration, an emergency 

power supply (generator) should be permanently installed in-place. 

• All projects that are subject to design review and located in either the FEMA 

100- and 500- year flood plain, the New York City Office of Emergency 

Management Evacuation Zones, and/or areas impacted historically by a major 

weather event (e.g. Hurricane Sandy) may be required to submit additional 

information to HPD. 

Project designers may be asked to consider the following strategies and implement 

them to the maximum extent practicable or feasible:  

• Basements, cellars, and entry floors are designed in a manner to protect against 

flood and or surge waters 

• Mechanical equipment and Building Operating System locations (including 

emergency generators and fuel supply) are positioned to protect from flood 

and/or surge waters  

• The Emergency Generator has the capacity to maintain continuous service for 

all essential and critical systems and services in the building(s) during and after 

an emergency. Such systems and services include, but are not limited to:  

- heating and hot water 

- elevator service  

- fire alarm and fire suppression systems with sprinkler booster pumps 

- exit signs 

- building entrance system / alarm system 

- lighting of public hallways, public areas, stairs, and lobbies to maintain the 

illumination level required by the New York City Electrical Code in addition 

to the mandated battery operated emergency lighting system 

Active Design Guidelines & Best Practices  

The Center for Active Design publishes Active Design: Affordable Designs for 

Affordable Housing2 as a guide for designing affordable housing developments that 

benefit resident health and well-being. The document, available for download from 

http://centerforactivedesign.org/affordablehousingcosts, supplements New York 

 

2    OCAD University, Georgia 

Institute of Technology, NYC 

Department of Health and Mental 

Hygiene. Active Design 

Supplement: Affordable Designs 

for Affordable Housing, 2013 

 



 

Document Version 5.2.2016 10 

City's Active Design Guidelines, which outline a broad array of architectural and urban 

design strategies to encourage, walking, bicycling, climbing stairs, using transit, active 

recreation, and a healthy diet. Active Design: Affordable Designs for Affordable Housing 

is more focused on feasible, low-cost strategies to integrate active design in affordable 

housing developments. The principles outlined in this document must be considered 

for new HPD development projects. 

Aging in Place 

Many adults prefer to live in their own home and community as they age, wishing to 

live safely, comfortably, and independently for as long as possible. BLDS strongly 

recommends cost-effective measures to ensure that affordable housing 

developments accommodate such lifestyle choices, particularly in senior housing 

developments. BLDS recommends, at a minimum, the following best practices: 

• Handrails throughout the corridors 

• Emergency pull-cords in bathrooms (and possibly in kitchens, bedrooms, 

and/or refuse rooms) 

• All bathroom grab bars in-place in units 

• 100% of apartments designed in accordance with UFAS 

In addition, the New York City Department for the Aging and the American Institute 

of Architects New York Chapter are in the process of developing an Aging in Place 

Guide, which may be used as a design resource.   

Energy Efficiency & Resource Conservation  

HPD Policy and proposed City/local law requires that all new construction projects 

achieve Enterprise Green Communities (EGC) Certification (with an overlay for HPD 

projects). EGC requirements and compliance fall within the jurisdiction of the HPD 

Division of Planning and Pre-development.   

Brownfield sites result from both site contamination and economics, and therefore, 

disproportionately plague lower-income communities. The sites stigmatize the 

community and may adversely affect the health of individuals or community at 

large. In 2014, the New York City Deputy Mayor’s Office of Economic Development 

mobilized the Mayor’s Office of Legislative Affairs, Mayor’s Office of Environmental 

Remediation (OER), and HPD to lobby to preserve the New York State Brownfield 

Clean-up Program (BCP) within New York City, in part to support Housing New York. 

New York City HPD, OER, and the New York City Office of Management and Budget 

(OMB) have also collaborated on several OER led-initiatives to support the 

development of affordable housing on brownfield sites. The programs include: 



 

Document Version 5.2.2016 11 

AFFORDABLE HOUSING GATEWAY INITIATIVE 

A grant / loan program requested in 2016 that will provide services to support BCP 

applications (including Phase I ESA and limited Phase II investigation) for HPD and 

New York City Housing Development Corporation (HDC) projects. The initiative was 

created to secure early enrollment in the State BCP to ensure the cost-basis for State 

tax credits are maximized and to ensure the highest possible rate of participation of 

HPD- and HDC-assisted projects in the State BCP. The program is most appropriate 

to initiate during the early-concept-phase of the site development (12-18 months 

before targeted closing date), anticipated value is between $ 75 – 125k per site.  

AFFORDABLE HOUSING JUMPSTART INITIATIVE 

A grant / loan program started in 2015 that currently includes State BCP-

application services and State BCP-required plans, investigations, and limited 

remediation capital to support HPD and HDC projects. The program is most 

appropriate to initiate during the schematic-phase (9 – 12 months) of the site 

development. Maximum amount is $250k per site.  

In addition, OER oversees the New York City Voluntary Clean-up Program, the New 

York City Brownfield Incentive Grant Program, and the New York City Clean Soil 

Bank, which are also available to support HPD and HDC projects. For more 

information, please visit http://www.nyc.gov/html/oer/html/home/home.shtml.  

Commercial and Retail Spaces 

HPD is interested in the long-term viability of retail space in affordable housing 

developments. To succeed, spaces must be able to accommodate the demands of the 

existing neighborhood context and be adaptable to changes to those demands. In 

collaboration with the Design Trust for Public Space, HPD has established a set of 

guidelines that inform developers of the most cost-effective strategies to develop high-

quality, flexible retail spaces. The publication is available on HPD’s website at 

http://www1.nyc.gov/site/hpd/developers/laying-the-groundwork.page.  
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Design Guidelines 

Building Envelope 

MASSING & ELEVATIONS 

The massing of buildings should relate to the surrounding context, avoiding abrupt 

changes in building height from adjacent buildings and deviations from the street 

wall. Proportions, dimensions, and spacing of fenestrations should complement 

neighborhood patterns. 

Articulation of massing, material, color, and texture should be used to define 

elements of buildings. Designs should relate to the human scale at the base level and 

activate the ground floor along the street frontage. The main residential entrance 

should be appropriately distinguished from the rest of the building and should 

provide shelter from inclement weather.  

Building facades should minimize monotony or institutionality: HPD encourages 

variation in the type, color, and depth of material in the building envelope to create 

a sense of depth with light and shadow and to avoid a flat, planar appearance.  

MATERIAL & PATTERN 

All HPD projects should be constructed of high quality, attractive, sustainable, and 

durable materials that minimize maintenance costs. The choice of exterior finish 

materials should take into consideration the new building’s relationship to the 

surrounding neighborhood in terms of color, texture, and pattern. 

Site Planning 

All outdoor space —including all yards at ground level, terraces, and any rooftop 

recreation areas— should be programmed, landscaped, and fully accessible: 

changes in elevation must be shown on all plans included in the submission. Front 

yards should be appropriately landscaped and should provide screening for all 

residential units adjacent to exterior utility meters, mechanical equipment, 

vehicular circulation and parking, and refuse storage. Any dwelling units adjacent to 

public or common spaces such as sidewalks, courtyards, and front and rear yards 

should also be adequately screened to ensure privacy for the residents of such 

adjacent units. 
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Building Planning 

LOBBY & CIRCULATION 

Each building must have a ground floor residential entrance lobby that is distinctly 

articulated and clearly visible from the street. This lobby must be restricted 

exclusively to residential use and must be entirely separate from the circulation of 

non-residential uses such as commercial, retail, or community facilities. BLDS 

strongly recommends entirely separating residential circulation, including 

secondary means of egress, from that of non-residential uses. Building services—

including waste management, utilities, janitorial and mechanical rooms—should not 

open directly into the lobby. 

The residential lobby must be an inviting space, distinguished from corridor 

circulation by choice of materials, high ceilings, seating areas or other design 

strategies. The lobby must have ample daylight and a direct view to the street or 

landscaped areas. If the building has a mailroom or mail alcove, it should be located 

in an area that is visible and accessible from the lobby. The residential lobby 

establishes circulation patterns within the building: the primary vertical 

circulation/elevator must be visible and accessible from the lobby. HPD encourages 

application of the strategies outlined in Active Design: Affordable Designs for 

Affordable Housing that promote fitness through active lifestyle, particularly 

emphasizing the location and treatment of circulation in buildings. BLDS encourages 

natural lighting throughout public circulation spaces and corridors. 

On each floor, the public circulation space should be minimal. Long corridors are 

strongly discouraged except when designed to capture natural light: location of 3- 

and 4-bedroom units at the ends of corridors may reduce corridor length. The 

interior circulation system should minimize changes in corridor direction, recesses, 

and offsets. BLDS recommends a centralized core to diminish travel distances and 

multiple vertical circulation cores for larger buildings. To further the goals of the 

Fair Housing Act, HPD requires 5’-0” turning radii at the termination of corridors 

and at elevator cores. 

COMMON SPACES 

BLDS recommends providing a variety of thoughtfully designed and situated 

common spaces in all new buildings to the extent that they enhance the tenant 

experience and promote resident engagement. However, common spaces must not 

be so excessive as to reduce the number, capacity, or quality of residential units in 

the building. Otherwise, the occupancy and program of each space should determine 

its size, finishes, and furniture capacity. Common spaces may include, but are not 

limited to, the following: 
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• Tenant Recreation Space located adjacent to primary entryways, circulation, or 

outdoor space. This space should be adaptive to various uses and have access to 

natural light. HPD encourages multiple recreation spaces in buildings serving 

senior populations. 

• Laundry Room conveniently located and directly accessible from the public 

circulation. BLDS encourages natural light and ventilation in this room. 

• Children’s Indoor Play Room with safe and durable play equipment and 

aesthetically interesting finishes. This space should be clearly visible from other 

common spaces such as the laundry room or tenant lounge. 

• Exercise Room visually connected to other spaces. 

• Rest Room convenient to other spaces. 

• Tenants’ Storage that is secure and fully accessible. Centralized storage areas 

should be located in close proximity to the elevator core, but BLDS encourages 

locating additional storage within individual units when possible. 

The New York City Zoning Resolution establishes minimum areas, dimensions, and 

design requirements for common spaces in Quality Housing buildings, including 

tenant recreation spaces and refuse storage, and it incentivizes the inclusion of 

laundry facilities in these buildings. Bicycle storage is required by ZR 25-80, and 

should be located near circulation and easily accessible by the tenants. 

Apartment Planning 

The following pages describe the unit requirements and calculation methodology. 

HPD program may permit limited variation from these requirements. For 

consideration, a proposal must identify known areas of non-compliance in the initial 

design submission, accompanied by an explanation of the rationale behind design 

decisions, project constraints, and other considerations contributing to non-

compliance. Projects receiving Housing Trust Fund (HTF) funding may exceed the 

maximum allowable areas, up to the lower end of the unit area ranges required by 

the New York State Homes and Community Renewal (HCR) Design Handbook. 

Area Calculation 

Dwelling unit area calculation refers to the area within the perimeter walls, which 

includes all area between the finished surfaces of all exterior walls and demising 

partitions. Mechanical and plumbing chases and structural members that are 

integral components of exterior walls and demising partitions will be excluded from 

area calculations for the purpose of determining compliance with unit size 

requirements. Mechanical and plumbing chases and structural members (such as 

freestanding columns) that are not integral components of exterior walls or 

demising partitions will be included in the unit and room area calculations.  

  

FLEX CLOSETS 

Some of the unit descriptions refer 

to a ‘flex closet’, which is a closet 

whose doors and hardware can 

be completely removed such that 

the closet area would become a 

nook where a bed could be 

located. The flex closet cannot be 

used to achieve floor clearances 

required for accessibility.  

 



 

Document Version 5.2.2016 15 

SAMPLE UNIT AREA CALCULATIONS 

 

 

 

 

 

  

Freestanding structure is included in 

the unit area 

Mechanical and plumbing chases 

that ARE NOT integral parts of 

demising partitions ARE included in 

the unit area 

 

Mechanical and plumbing 

chases that ARE integral parts 

of demising partitions ARE 

NOT included in the unit area 
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DETAIL OF AREA CALCULATION 

 

  

Measurement taken to the finished 

face of demising partitions and 

exterior walls 
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Design Requirements For 0-Bedroom Units 

TYPES OF SPACES 

The studio, or 0-bedroom unit, is a Class A apartment consisting of the following: 

• Living Room/ Dining Area /Sleeping Area (LR/DA/SA) 

• Kitchenette* consisting at minimum of a 24-inch range, 24-inch refrigerator, 24-

inch sink with a 30-inch removable base cabinet, one continuous 30-inch work 

surface with removable base cabinets underneath, and adequate wall hung 

cabinets above countertops and appliances. Countertop work surface segments 

must have a minimum width of nine (9) inches. Base cabinets must be two feet 

deep and countertops must be 25 inches deep. Shelving must be minimally 11.5 

inches deep. A pantry / broom closet is encouraged. This kitchen must be 

accessible (see Accessibility Diagrams). 

• Bathroom containing a bathtub with a showerhead, a sink, and a toilet. This 

bathroom must be accessible (see Accessibility Diagrams). 

• Adequate Storage including clothing closets, linen closets, pantry, and/or bulk 

storage. All clothing closets must be at least two (2) feet deep. The clothing 

closet space may be divided, but must total no less than four (4) feet wide, and 

no segment may be less than two (2) feet wide. Separate linen closets are 

encouraged. 

MINIMUM SIZES 

The areas in the following table describe minimum areas and dimensions to the 

inside finished surfaces of the walls and partitions. All spaces must be accessible. 

0-BR LR/SA/DA Storage Target Net 

Area 200 sf 10 sf 350 – 400 sf** 

Min Dim 9’-0” see description - 

 

*Requirements for appliance sizes are listed as absolutes, but nominal sizing may be applied, especially in the case 

of high-quality appliances. Verify market availability of selected appliances and provide product dimensions. 

**Units designed to the Universal Federal Accessibility Standards, in accordance with Section 504 of the 

Rehabilitation Act of 1973, and all units in vertical line with such units, may exceed target net area by up to 25 sf. 
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Design Requirements For 1-Bedroom Units 

TYPES OF SPACES 

The 1-bedroom unit is a Class A apartment consisting of the following: 

• Bedroom with a closet, allowing flexible furniture arrangement.  

• Living Room / Dining Area allowing suitable furniture placement 

• Kitchen / Kitchenette* consisting at minimum of a 27-inch range, 24-inch 

refrigerator, 24-inch sink with a 30-inch removable base cabinet, base cabinets 

with at least three (3) linear feet of countertop work surface (including one 

continuous 30-inch work surface with removable base cabinets underneath), 

and adequate wall hung cabinets over countertops and appliances. Countertop 

work surface segments must have a minimum width of nine (9) inches. Base 

cabinets must be two feet deep and countertops must be 25 inches deep. 

Shelving must be minimally 11.5 inches deep. A pantry / broom closet is 

encouraged. This room must be accessible (see Accessibility Diagrams). 

• Bathroom containing a bathtub with a showerhead, a sink, and a toilet. This 

bathroom must be accessible (see Accessibility Diagrams). 

• Adequate Storage including clothing closets, linen closets, pantry, and/or bulk 

storage. All clothing closets must be at least two (2) feet deep. The clothing 

closet space may be divided, but must total no less than four (4) feet wide, and 

no segment may be less than two (2) feet wide. BLDS will accept five (5)-foot 

wide removable ‘flex closets’ in bedrooms, where possible, to permit alternate 

furniture configuration according to resident preference. BLDS recommends 

providing a variety of closet configurations in similar layouts when possible. 

Separate linen closets are encouraged. 

MINIMUM SIZES 

The areas in the following table describe minimum areas and dimensions to the 

inside finished surfaces of the walls and partitions. All spaces must be accessible.  

1-BR BR LR/DA Storage Target Net 

Area 110 sf 170 sf 12 sf 500 – 550 sf** 

Min Dim 9’-6” 9’-0” see description - 

 

*Requirements for appliance sizes are listed as absolutes, but nominal sizing may be applied, especially in the case 

of high-quality appliances. Verify market availability of selected appliances and provide product dimensions. 

**Units designed to the Universal Federal Accessibility Standards, in accordance with Section 504 of the 

Rehabilitation Act of 1973, and all units in vertical line with such units, may exceed target net area by up to 25 sf. 
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Design Requirements for 2-Bedroom Units 

TYPES OF SPACES 

The 2-bedroom unit is a Class A apartment consisting of the following: 

• Bedrooms, each with a closet, allowing flexible furniture arrangement. 

• Living Room / Dining Area allowing suitable furniture placement 

• Kitchen / Kitchenette* consisting at minimum of a 27-inch range, 30-inch 

refrigerator, 24-inch sink with a 30-inch removable base cabinet, base cabinets 

with at least three (3) linear feet of countertop work surface, (including one 

continuous 30-inch work surface with removable base cabinets underneath), 

and adequate wall hung cabinets over countertops and appliances. Countertop 

work surface segments must have a minimum width of nine (9) inches. Base 

cabinets must be two feet deep and countertops must be 25 inches deep. 

Shelving must be minimally 11.5 inches deep. A pantry / broom closet is 

encouraged. This room must be accessible (see Accessibility Diagrams). 

• Bathroom containing a bathtub with a showerhead, a sink, and a toilet. This 

bathroom must be accessible (see Accessibility Diagrams). 

• Adequate Storage including clothing closets, linen closets, pantry, and/or bulk 

storage. All clothing closets must be at least two (2) feet deep. The clothing 

closet space may be divided, but must total no less than eight (8) feet wide, and 

no segment may be less than two (2) feet wide. BLDS will accept five (5)-foot 

wide removable ‘flex closets’ in bedrooms, where possible, to permit alternate 

furniture configuration according to resident preference. BLDS recommends 

providing a variety of closet configurations in similar layouts when possible. 

Separate linen closets are encouraged. 

MINIMUM ROOM SIZES 

The areas in the following table describe minimum areas and dimensions to the 

inside finished surfaces of the walls and partitions. All spaces must be accessible.  

2-BR Primary BR Secondary BR LR/DA Storage Target Net 

Area 110 sf 100 sf 170 sf 20 sf  650 – 725 sf** 

 Min Dim 9’-6” 9’-0” 10’-0” see description  

 

*Requirements for appliance sizes are listed as absolutes, but nominal sizing may be applied, especially in the case 

of high-quality appliances. Verify market availability of selected appliances and provide product dimensions. 

**Units designed to the Universal Federal Accessibility Standards, in accordance with Section 504 of the 

Rehabilitation Act of 1973, and all units in vertical line with such units, may exceed target net area by up to 25 sf. 
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Design Requirements for 3-Bedroom Units 

TYPES OF SPACES 

The 3-bedroom unit is a Class A apartment consisting of the following: 

• Bedrooms, each with a closet, allowing flexible furniture arrangement. 

• Living Room / Dining Area allowing suitable furniture placement 

• Kitchen / Kitchenette* consisting at minimum of a 27-inch range, 30-inch 

refrigerator, 24-inch sink with a 30-inch removable base cabinet, base cabinets 

with at least three (3) linear feet of countertop work surface (including one 

continuous 30-inch work surface with removable base cabinets underneath), 

and adequate wall hung cabinets over countertops and appliances. Countertop 

work surface segments must have a minimum width of nine (9) inches. Base 

cabinets must be two feet deep and countertops must be 25 inches deep. 

Shelving must be minimally 11.5 inches deep. A pantry / broom closet is 

encouraged. This room must be accessible (see Accessibility Diagrams). 

• Bathroom containing a bathtub with a showerhead, a sink, and a toilet. This 

bathroom must be accessible (see Accessibility Diagrams).  

• Secondary Bathroom / Half-bath minimally containing a sink and toilet. 

• Adequate Storage including clothing closets, linen closets, pantry, and/or bulk 

storage. All clothing closets must be at least two (2) feet deep. The clothing 

closet space may be divided, but must total no less than twelve(12) feet wide, 

and no segment may be less than two (2) feet wide. BLDS will accept five (5)-

foot wide removable ‘flex closets’ in bedrooms, where possible, to permit 

alternate furniture configuration according to resident preference. BLDS 

recommends providing a variety of closet configurations in similar layouts 

when possible. Separate linen closets are encouraged. 

MINIMUM ROOM SIZES 

The areas in the following table describe minimum areas and dimensions to the 

inside finished surfaces of the walls and partitions. All spaces must be accessible.  

3-BR Primary BR 2
nd 

BR 3
rd 

BR LR/DA Storage Target Net 

Area 110 sf  100 sf  100 sf 170 sf 26 sf 850 – 950 sf** 

Min Dim 9’-6”  9’-0” 9’-0”  10’-0” see description - 

*Requirements for appliance sizes are listed as absolutes, but nominal sizing may be applied, especially in the case 

of high-quality appliances. Verify market availability of selected appliances and provide product dimensions. 

**Units designed to the Universal Federal Accessibility Standards, in accordance with Section 504 of the 

Rehabilitation Act of 1973, and all units in vertical line with such units, may exceed target net area by up to 25 sf. 
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Design Requirements for 4-Bedroom Units 

TYPES OF SPACES 

The 4-bedroom unit is a Class A apartment consisting of the following: 

• Bedrooms, each with a closet, allowing flexible furniture arrangement. 

• Living Room / Dining Area allowing suitable furniture placement 

• Kitchen / Kitchenette* consisting at minimum of a 27-inch range, 30-inch 

refrigerator, 24-inch sink with a 30-inch removable base cabinet, base cabinets 

with at least three (3) linear feet of countertop work surface (including one 

continuous 30-inch work surface with removable base cabinets underneath), 

and adequate wall hung cabinets over countertops and appliances. Countertop 

work surface segments must have a minimum width of nine (9) o 3"inches. Base 

cabinets must be two feet deep and countertops must be 25 inches deep. 

Shelving must be minimally 11.5 inches deep. A pantry / broom closet is 

encouraged. This room must be accessible (see Accessibility Diagrams). 

• Bathroom containing a bathtub with a showerhead, a sink, and a toilet. This 

bathroom must be accessible (see Accessibility Diagrams).  

• Secondary Bathroom / Half-bath minimally containing a sink and toilet. 

• Adequate Storage including clothing closets, linen closets, pantry, and/or bulk 

storage. All clothing closets must be at least two (2) feet deep. The clothing 

closet space may be divided, but must total no less than sixteen (16) feet wide, 

and no segment may be less than two (2) feet wide. BLDS will accept five (5)-

foot wide removable ‘flex closets’ in bedrooms, where possible, to permit 

alternate furniture configuration according to resident preference. BLDS 

recommends providing a variety of closet configurations in similar layouts 

when possible. Separate linen closets are encouraged. 

MINIMUM ROOM SIZES 

The areas in the following table describe minimum areas and dimensions to the 

inside finished surfaces of the walls and partitions. All spaces must be accessible.  

4-BR 
Primary 

BR 

2
nd

 &
 
3

rd  

BR 
4

th  
BR LR/DA Storage Target Net 

Area 110 sf 100 sf 88 sf 170 sf 32 sf 950 – 1075 sf** 

Min Dim 9’-6” 9’-0” 9’-0”  10’-0” see description - 

*Requirements for appliance sizes are listed as absolutes, but nominal sizing may be applied, especially in the case 

of high-quality appliances. Verify market availability of selected appliances and provide product dimensions. 

**Units designed to the Universal Federal Accessibility Standards, in accordance with Section 504 of the 

Rehabilitation Act of 1973, and all units in vertical line with such units, may exceed target net area by up to 25 sf. 
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Laying the 
Groundwork

Design Guidelines for Retail and Other Ground-Floor Uses  
in Mixed-Use Affordable Housing Developments

Mixed-use affordable housing developments have an important role to play in 
stabilizing and strengthening communities. When designed well, they provide 
high-quality residential units and flexible ground-floor space for a diverse 
range of retail and community tenants. Often, when designed with only the 
housing in mind, the ground-floor spaces remain vacant and blight the very 
neighborhoods the developments were intended to serve. 

In 2014, the Design Trust for Public Space conducted an open request 
for proposals called The Energetic City to find projects that spoke to our 
commitment to develop public spaces that connect people and give life to  
the city. An independent jury selected a proposal by NYC Department of 
Housing Preservation and Development (HPD) to partner with the Design  
Trust in generating a set of design guidelines for ground-floor space in  
mixed-use affordable housing developments. The jury contended that the 
Design Trust was uniquely positioned to help HPD realize the immense 
opportunities mixed-use developments can bring to the public realm of 
neighborhoods across the five boroughs.   

The Design Trust was founded in 1995 to unlock the potential of New York 
City’s shared spaces. Today we are a nationally recognized incubator that 
transforms and evolves the city’s landscape with city agencies and community 
collaborators. Our work can be seen, felt, and experienced throughout all five 
boroughs—from parks and plazas to streets and public government. 

At the outset of the Laying the Groundwork project, our Fellows team identified 
several guiding principles—ground-floor space should be: flexible, distinctive, 
connected to the street and passersby, transparent, and continuous. Based 
on the feedback of a broad range of stakeholders and peer reviewers, these 
principles evolved into a set of nine ‘critical success factors’ and the detailed 
guidelines found herein. 

Most importantly, these pioneering guidelines are the critical result of 
the Design Trust Fellows and the many individuals and organizations who 
contributed so much of their intelligence and effort. We truly appreciate 
HPD for presenting this significant opportunity and working thoughtfully and 
effectively with our Fellows as an integral part of the project team. We thank 
the National Endowment for the Arts, Design Trust Founder’s Circle, and our 
donors for their generous support and dedication to our work. 

Susan Chin, FAIA, Hon. ASLA
executive director
design trust for public space

Preface
Design Trust for Public Space



5 Preface

Mixed-use projects play a critical role in supporting the City’s goal to foster 
diverse, livable neighborhoods, a key tenet of Mayor Bill de Blasio’s Housing New 
York plan. This type of development not only provides much-needed affordable 
housing to New Yorkers, but also provides an array of amenities and services to 
help improve the quality of life in our neighborhoods. This is especially true in 
communities that are underserved by retailers and service providers. 

Several years ago, HPD initiated an effort to better understand the specific 
challenges faced by affordable housing developers when building mixed-use 
developments. We consulted a broad range of stakeholders, including developers, 
lenders, commercial brokers, property managers, and community organizations. 
From across these groups, we heard that poor physical design can be one of 
the most significant barriers to lease-up. When a building is not planned and 
constructed with quality design in mind, the pool of tenants willing and able to 
lease a space dwindles. This increases the chance for vacancies, and vacancies 
threaten the viability of our projects, detract from the quality of neighborhood 
street life, and waste an opportunity to increase local employment.  These experts 
identified better design as a primary need, but were not in a position to suggest 
specific design principles that would help meet that need. 

Collaborating with the Design Trust for Public Space on Laying the Groundwork 
has strengthened our expertise in the design of retail and community facility 
spaces in order to fill this crucial gap. The project has codified a set of guidelines 
that capture best practices for mixed-use projects. These guidelines will be used 
as a resource by our development and technical staff, and by other city agencies, 
developers, and community organizations that participate in our development and 
neighborhood planning initiatives. 

This project would not have come to fruition without the hard work and vision 
of the Design Trust and its Fellows, the dedicated team at HPD, the workshop 
participants and peer reviewers, and the other City agencies who provided 
feedback on the Laying the Groundwork project.  We are grateful for their creativity 
and attention to detail. 

Vicki Been
commissioner
nyc department of housing preservation and development
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Ground-floor space in affordable mixed-
use housing is inextricably connected to the 
pedestrian experience of our city’s largest 
public space, the sidewalk. A well-designed 
storefront and retail level, including community 
use, has the potential to provide much-needed 
services and amenities to local residents, while 
contributing significantly to the quality of a 
neighborhood’s streetscape and economic 
vitality. Good retail design extends far beyond 
the attractiveness and immediacy of the built 
environment. Benefits include positive changes 
to the social, economic, and environmental 
health of our communities. 

Introduction
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Laying the 
Groundwork

Design Guidelines for Retail and Other Ground-Floor Uses  
in Mixed-Use Affordable Housing Developments

Good retail design is holistic and flexible to allow for a diversity of uses that 
may evolve over time. Key design concepts include:

Maximum spatial flexibility to facilitate a variety of tenant types and 
merchandising strategies 

Retail presence that activates the streetscape and is differentiated from 
residential entrances

Mechanical, electrical, and plumbing (MEP) services that allow for individual 
tenants to control their own environment

MEP services with the capacity to foster a mix of retail uses 

Plans that incorporate these factors can significantly improve the baseline of 
design in mixed-use affordable housing developments, contributing to greater 
marketability and improved rates for leasing retail space. In turn, the quality 
and diversity of retailers will improve, linking residents to local goods, services, 
and job opportunities. The increased continuity of commercial corridors will 
create lively, active streetscapes that invite people to gather in the public realm 
and promote community engagement. Although designing spaces to these 
guidelines may involve additional up-front costs, the benefits include:

Increased leasing opportunities 

Increased rent potential

Improved quality of the leased space

Reduced need for modifications to the building envelope to accommodate  
retail tenants

Design Guidelines: Improving the Baseline,  
Inviting Innovation

These guidelines aim to advance the quality of mixed-use affordable housing 
developments. With this administration’s focus on housing, each project’s 
developer and architect has a tremendous opportunity to think creatively about 
how to capitalize on this initiative. Designers are invited to think more innovatively 
about how the scale of the new building will interplay with the scale of the 
neighborhood. How can the transparency and proportions of the storefront  
facade encourage interaction and activity among retail tenants and residents? 
How can a better streetscape attract people to the building’s uses? How can 
greenscape improvements contribute to the community’s health and resiliency? 

     
An analysis by the New  
Construction Finance division 
of NYC Department of Housing 
Preservation and Development 
found that the cost of applying 
most of these guidelines was 
negligible, with the exception 
of ceiling height and MEP  
recommendations. A detailed  
cost estimate tool, developed 
by Arup for the Design Trust 
for Public Space, can be used 
to determine how the MEP 
guidelines may affect  
project budgets.
http://www.designtrust.org/
projects/groundwork/ 
activities-and-outputs/.

http://www.designtrust.org/projects/groundwork/activities-and-outputs/
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Mayor Bill de Blasio’s Housing New York: A Five-Borough, Ten-Year Housing Plan—
an initiative to create or preserve 200,000 units over the course of a decade—
will reshape New York’s urban fabric and offers an opportunity for the City and 
developers to create dynamic, well-designed ground-floor space in mixed-use 
affordable housing developments. The extensive plan calls for a holistic approach 
to community development that will support diverse, livable neighborhoods.

The NYC Department of Housing Preservation and Development (HPD)— 
the largest municipal housing preservation and development agency in the nation, 
committed to strengthening neighborhoods while preserving the stability and 
affordability of New York City’s housing stock—found that ground-floor space 
that is not thoughtfully designed to be attractive and accommodating to a wide 
variety of retail and community tenants may be difficult and undesirable to lease, 
resulting in underutilized or vacant storefronts in mixed-use developments. HPD 
asked a diverse group of development partners and stakeholders how to address 
this challenge and what would contribute to successful mixed-use affordable 
housing. High-quality design was one of the key factors contributing to effective 
retail outcomes, along with the perception of a strong commercial market and 
adequate demand for uses or services, and access to capital for retail and other 
ground-floor uses. 

HPD approached the Design Trust for Public Space—a nonprofit dedicated to the 
future of public space in New York City—to develop design guidelines for ground-
floor space as part of an agency-wide initiative to improve retail outcomes and 
create vibrant neighborhoods. The resulting Laying the Groundwork project and 
this publication aim to increase the flexibility of retail space, and consequently 
the diversity of ground-floor uses, to meet the needs of communities across the 
city as they evolve over time. These design guidelines have been developed at 
an opportune moment to play a critical role in the City’s housing plan, informing 
criteria for requests for proposals (RFPs), the evaluation of development 
proposals, and the review of architectural plans. 

Introduction

Why Now?

     
Office of the Mayor,  
City of New York  
housing new york

http://www.nyc.gov/html/ 
housing/assets/downloads/pdf/
housing_plan.pdf

FISCAL YEAR 2015 HPD HOUSING STARTS BY BOROUGH

DATA: NYC DEPARTMENT OF HOUSING PRESEVATION AND DEVELOPMENT

BOROUGH NEW CONSTRUCTION PRESERVATION TOTAL

Manhattan

Bronx

Brooklyn

Queens

Staten Island

TOTAL

2,193

2,360

3,069

637

224

8,483

3,817

2,621

3,846

553

1,005

11,842

6,010

4,981

6,915

1,190

1,229

20,325

http://www.nyc.gov/html/housing/assets/downloads/pdf/housing_plan.pdf


Laying the 
Groundwork

Design Guidelines for Retail and Other Ground-Floor Uses  
in Mixed-Use Affordable Housing Developments

Who is this publication for?
Developers and design professionals working in the affordable housing industry 
may use this publication as a tool to achieve best practices in the design of retail 
and other ground-floor spaces in mixed-use developments. These guidelines are 
based on projects typical to HPD and the New York City context but are relevant 
to other cities as well. These best practices may also be useful for developers 
undertaking mixed-use market-rate housing. 

What does it cover?
For the purpose of this publication, the term ‘retail’ refers to any ground-floor use 
that generates commercial activity or fills a community need and activates the 
streetscape. The guidelines address new construction projects only, focusing on 
physical elements—structure and systems—that are challenging or prohibitively 
expensive to modify after a building is constructed, such as floor and ceiling 
heights, glazing, entrance and egress points, loading docks, column spacing, and 
building system requirements.

What types of retail and community space are included? 
To find the best mix of retail and community tenants for a specific neighborhood 
or development, market studies are ideal. Developers can also conduct 
preliminary community engagement to get input from residents, local 
businesses, and local nonprofits about what uses are needed and/or desired. 
HPD and the Design Trust project team identified the following uses as amenities 
or services that are frequently prioritized by local residents and stakeholders. 
The guidelines focus on an analysis of the specific design and MEP requirements 
for these uses. 

Bank

Full-Service Pharmacy

Full-Service Restaurant

Grocery Store

Laundromat

Major Drugstore with Pharmacy

Supermarket

Community Use
•  Childcare/Pre-K Center
•  Health Facility
•  Cultural Space

How to Use the Guidelines

p 63   Applications

     
The Applications section  
provides a matrix  
overview of the guidelines  
by use-type, for both small  
and large retail space.

     
For additional information on 
incorporating the guidelines 
into specific projects  
consult the following NYC 
Housing Preservation and 
Development resources. 
nyc department of housing 
preservation and development

guide to building and land 
development services (blds) 
http://www1.nyc.gov/site/hpd/
developers/guide-to-building-
land-development-services.
page

nyc department of housing 
preservation and development

request for proposals (rfps)
http://www1.nyc.gov/site/hpd/
developers/rfp-rfq-rfo.page if 
applicable. 

>

http://www1.nyc.gov/site/hpd/developers/guide-to-buildingland-development-services.page
http://www1.nyc.gov/site/hpd/developers/rfp-rfq-rfo.page
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Some of these uses require more specific infrastructure and upfront investment 
in the build-out phase. The guidelines highlight the design needs for uses with 
significant up-front architectural and MEP demands, such as supermarkets, 
restaurants, and laundromats. For uses that also have specific design needs—
community uses such as Childcare/Pre-K, Health Facilities, and Cultural Spaces—
developers may integrate their specific requirements into the planning phases. 
Developers should work with a proposed tenant/partner from the earliest stages 
of the process in order to ensure the resulting space serves the needs of the 
organization or institution and meets local building requirements. 

What is ‘Base Retail Space’?
While this project does not feature every type of retail, the Base Retail Space,  
with two size distinctions, has been developed with a diverse set of uses and 
flexibility in mind. Please refer to Design Guidelines for Small and Large Retail 
Space on page 63. 

Base Retail Space – Small < 4,000 square feet 

Base Retail Space – Large > 4,000 square feet

The following detailed guidelines outline the architectural and service needs for a 
flexible combined Base Retail Space of approximately 12,000 square feet, which 
can be used as one large space or a mix of smaller and medium-size retail spaces, 
with an average minimum size of 2,000 square feet. Minimum-size spaces are 
referred to as a “bay,” corresponding to the column grid. The size of uses depicted 
in the Applications section can be inferred by the number of bays required (one 
or more). Developer/landlord provision of mechanical, electrical, plumbing, and 
fire protection services has been included in the Base Retail Space to improve the 
leasability of retail spaces. Examples of potential use configurations, how different 
retail tenants can be accommodated and the resultant design and service needs, 
are provided in the Applications section of the guidelines. 

How are the guidelines organized?
The following six sections of this publication are organized around key components 
of ground-floor design—Facade and Signage, Exterior Access and Streetscape,  
Interior Architecture, Mechanical, Electrical, and Plumbing and Fire Protection. 
Each section outlines the key objectives, the elements that contribute to effective, 
high-quality design, and related references to consider exploring further. These 
sections are followed by the Applications section, which provides a matrix overview 
of the design guidelines by use and a diagrammatic overview of potential use 
configurations. Two appendices provide a Tenant Lease Checklist and Glossary. 

p 80–81   Appendices

     
The Tenant Lease Checklist 
provides an itemized list  
of standards that can be  
incorporated into tenant leases. 

p 63   Applications

     
The Design Guidelines for 
Small and Large Retail Space 
matrices  shows how the Base 
Retail Space accommodates  
a broad set of uses.

     
A detailed tool, developed  
by Arup for the Design Trust  
for Public Space, can be  
used to determine how the 
MEP guidelines may impact 
project budgets. 
cost estimate tool

http://www.designtrust.org/
projects/groundwork/ 
activities-and-outputs/

>

>

http://www.designtrust.org/projects/groundwork/activities-and-outputs/


Design Guidelines for Retail and Other Ground-Floor Uses  
in Mixed-Use Affordable Housing Developments

Laying the 
Groundwork

1 |  Blade Signage

2 |   Entry Integrated with  
Storefront System

3 |  Flush Louvers

4 |  Maximum Transparency

5 |  On-Grade Entry

6 |  Clear Pedestrian Path

7 |  Adequate Tree-Pits

8 |   Bike Racks

   9 |  Benches

10 |  Adequate Floor-to-Floor Height

11 |  Deep and Wide Bay

12 |  Floor Slab Coordinated  
          to Grade

13 |  Louvers 10’ Above Sidewalk

14 |  Independent Ventilation

15 |  Fire Alarm System

16 |  Wet Sprinkler System

1

2

4

3

6

5

7

10

  9

11

12

13

14
15

16

8

SECTION PERSPECTIVE OF SUCCESSFUL GROUND-FLOOR SPACE



Maximum facade transparency with measures in place for 
attractive privacy solutions

Well-defined retail presence, separate from residential entry

Organized and distinct retail signage 

Exterior lighting that promotes activity and security

On-grade entrances, and potential for future on-grade 
entrances, to each retail space

Inclusion and maintenance of peripheral amenities such as 
benches and bike racks to support a variety of retail tenants, 
including small-scale, local merchants 

Adequate height clearances to facilitate a variety of tenant 
build-outs and maximize utility of leasable retail space

Organized, convenient column grid spacing for the 
greatest flexibility across retail program types and tenant 
merchandising

Sufficient, individually metered utilities and MEP service 
to support a variety of retail tenants—appropriately 
supplemented as required for priority tenant types 
(restaurants, grocery stores, etc.)

13 Introduction

Critical Success Factors Checklist for 
Ground-Floor Retail and Community Use

FACTOR 1

FACTOR 2

FACTOR 3

FACTOR 4

FACTOR 5

FACTOR 6

FACTOR 7

FACTOR 8

FACTOR 9



SECTION 1 ELEMENTS

1.1 |  Glazing / Fenestration

1.2 |   Entrances

1.3 |  Louvers

1.4 |   Signage

1.5 |  Awnings

1.6 |  Exterior Lighting

1.7 |  Security Gates

  WELL-DESIGNED LOUVERS FLUSH WITH FACADE

  70% TRANSPARENCY BETWEEN 2’ AND 10’ ABOVE SIDEWALK

  ENTRANCES INTEGRATED INTO STOREFRONT SYSTEM

BLADE SIGNAGE

Laying the 
Groundwork

Design Guidelines for Retail and Other Ground-Floor Uses  
in Mixed-Use Affordable Housing Developments



15 Section Goes Here

A well-designed ground-floor facade 
contributes to an active street life by engaging 
passersby and connecting interiors to the 
street. Facades that clearly and distinctly 
define retail and residential uses attract 
customers from many locations on the block 
and beyond. 

Ensuring high visibility into and out of retail 
spaces promotes safety. A transparent 
storefront welcomes customers inside with 
products and services on display, discourages 
crime with more of what urban theorist Jane 
Jacobs called “eyes on the street,” reduces 
energy consumption by letting in natural light, 
and enhances the curb appeal and value of the 
store and the entire neighborhood. 

Section 1 : Exterior Infrastructure15

OBJECTIVES

Facade and Signage

SECTION 1



Laying the 
Groundwork

Design Guidelines for Retail and Other Ground-Floor Uses 
in Mixed-Use Affordable Housing Developments

1.1  Glazing/Fenestration

Making the facade as transparent as possible allows for a two-way visual exchange 
between the exterior and interior. Occupants in the retail space see what is 
happening on the street and pedestrians outside see the activity and offerings in 
the retail spaces. This symbiotic relationship benefi ts both patrons and retailers.

.1   Provide continuous ground-to-ceiling glazing, with integral doors. Where ground-to-
ceiling glazing is not possible, meet a target of 70% transparency between 2 feet and 
10 feet above the sidewalk. 

.2   Coordinate glazing zones with the building’s structure, louvers, and other 
base elements.

.3   Design glazing to meet NYC code regulations as well as any State and Federal rules 
that apply. For projects located within Federal Emergency Management Agency 
(FEMA) fl ood zones, alternative approaches should be considered to maximize 
transparency while following building regulations. 

ELEMENTS

  MINIMUM 70% CLEAR GLAZING BETWEEN 2 AND 10 FEET

501 W. 51st Street provides 31 affordable units to long-term 
residents of New York’s Clinton/Hell’s Kitchen neighborhood. The 
project comprises two parts: a historic renovation and a new 
addition. The six-story building includes two small retail spaces, 
each occupied by a local business. The commercial spaces are 
glazed to the maximum extent allowed by the historic structure. 
To achieve transparency, the facade features two sets of 
windows above a 2-foot baseboard. The fi rst set of windows is 
aligned with the top of the doorway. The second set of glazing is 
inserted between the door and cornice. Signage pasted onto the 
windows, while not ideal, is minimal and discreet. The result is 
two cheerful and modern retail spaces that blend old and new.
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501 W. 51ST STREET 

developer   
Clinton Housing Development Company (CHDC) 

design architect  
Edelman, Sultan, Knox, Wood / Architects

location  
New York, NY

CRITICAL SUCCESS FACTOR 1  MAXIMUM FACADE TRANSPARENCY 

      CASE STUDY     

p 80-81   Appendices 

     
When privacy is needed 
for specifi c uses, refer to 
the privacy strategy diagram 
in the tenant lease checklist.
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17 Section 1 : Exterior Infrastructure

1.2  Entrances

A continuous retail storefront enlivens the street. Retail and residential entrances 
that are distinct and clearly marked facilitate wayfinding. Good retail spaces are 
designed to be flexible so they can be conveniently subdivided when necessary; this 
requires a design that can accommodate multiple direct entries to the subdivided 
spaces. Internal vestibules can offer an efficient way of providing a single point 
of entry for two or more tenants and help maintain thermal separation between 
interior and exterior spaces.

.1  Plan for flexibility in the subdivision of the retail space when designing the facade.

.2   Integrate entrances in the storefront system and maximize transparency into  
the retail interior. 

.3   Provide fully accessible entrances and comply with all current applicable  
code requirements.

.4   Maximize potential entry locations by coordinating with the grade of the site.  
This will increase the flexibility of the retail space for subdivision as well as for 
egress requirements. See Element 2.1 On-Grade Entry.

.5   Where entry vestibules are required by code or for energy conservation,  
design them to maintain maximum transparency into the retail interior.

.6  Consider the protection and utility of entrances for street deliveries.

17

developer   
Clinton Housing Development Company (CHDC) 

design architect  
Edelman, Sultan, Knox, Wood / Architects

location  
New York, NY

CRITICAL SUCCESS FACTOR 1  MAXIMUM FACADE TRANSPARENCY 

min 15’

POTENTIAL RETAIL ENTRIES

SHARED
VESTIBULE 
OPTION

RETAIL 
SPACE

Center for Active Design  
active design guidelines:  
promoting physical activity  
and health in design

http://centerforactivedesign.
org/dl/guidelines.pdf

p 73–75   Applications 

     
For further information on 
separate service entrances 
refer to tenant diagram 1: 
supermarket.
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.7   Separate and differentiate retail entries from residential entrances in location  
as well as articulation so that there is a clear distinction between them. Maintain  
a minimum of 15 feet between the residential entrance and the closest retail 
entrance location. 

.8   Provide separate service entry for retail spaces over 6,000 square feet. Locate as far 
as possible from residential and retail entries. Ideally the service entry is located  
near the garbage collection location to minimize congestion on the sidewalk.

.9   On corner lots, locate the residential entry on the side street and locate retail  
entries on the main street.

Sierra Bonita provides 41 affordable housing units in a five-story building easily distinguished by its unique solar 
panels and bold mesh window screens. The ground-floor of Sierra Bonita houses retail space, social service 
offices, and the nonprofit developer’s main office. The residential entry for Sierra Bonita is located on the west 
side of the building in order to maximize retail frontage. This preserves the entirety of the building’s frontage 
for commercial uses and prevents tenants from having to enter and exit their home along a heavily trafficked 
corridor. The separation of the entrances distinguishes the two components of the building and enhances the 
experience of both commercial and residential tenants. 
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SIERRA BONITA developer    
West Hollywood Community 
Housing Corporation (WHCHC)

design architect   
Tighe Architecture

location    
West Hollywood, CA

CRITICAL SUCCESS FACTOR 2   SEPARATE ENTRANCES
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19

In most cases, the interior heating, ventilation, and air-conditioning (HVAC) 
requirements within the retail space necessitate street facade louvers.  
Well-planned placement of louvers enhances the facade and the quality of  
the retail storefront. 

.1   Provide a clear zone for louvers on the exterior storefront. This typically runs 
continuously along the facade above the storefront-glazing band. 

.2   Finish louvers to match the color of the surrounding storefront elements so that  
they are an integral part of the facade design.

.3   Size the louvers according to the heating and cooling system that is being used.  
If a remote condenser (located outside of the retail space) is used, the dimension of 
the exterior louver can be 1 foot tall as it will only be used for fresh air/make-up air. 
If a ducted condenser unit is going to be required within the retail space, the louvers 
will need to be a minimum of 18 inches tall. Please refer to Sections 4–6 (Mechanical, 
Electrical, and Plumbing and Fire Protection).

.4   Do not install air-conditioning units over doorways or allow them to protrude  
through the facade.

.5   Provide insulated panels behind louvers that can be removed if the louver  
is needed.

Section 1 : Exterior Infrastructure

1.3  Louvers

19
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Chelsea Park, a mixed-income building in Manhattan, features 41 affordable units. 31,000 square 
feet of retail space wrap around the 12-story LEED-Silver building. This large retail area is subdivided 
into smaller spaces occupied by a mix of local and national commercial tenants. Retail signage at 
Chelsea Park maintains common standards but allows retailers to distinguish their establishments. 
Overhead signs advertise tenants and blade signs project from the facade. These highly visible signs 
entice customers walking up and down the street. Chelsea Park’s signage creates an attractive 
pedestrian experience and differentiates between diverse retail types without appearing cluttered.
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CHELSEA PARK

CRITICAL SUCCESS FACTOR 3   ORGANIZED AND DISTINCT SIGNAGE

Retailers draw customers from different directions, vantage points, and distances. 
Signage that projects from the facade perpendicularly can attract pedestrians 
or drivers who are looking obliquely at the facade from a distance. Facades with 
organized, adequate, and legible signage contribute to an attractive street front. 

.1   Consider the context, traffic patterns, sidewalk widths, and any governing rules, 
regulations, and codes when choosing signage placement. Zoning and building code 
requirements in NYC limit location, type, and size of signage. Zoning regulations are 
specific to the zoning district. Signage may require a separate permit depending on 
size and zoning regulations.

.2   Include provisions for signage in the design of the retail facade. Signage should be 
uniform across the length of the street front facade, creating a signage band above 
the storefront.  

.3   Use blade signage to supplement the signage band. Signage that is placed 
perpendicular to the facade enhances visibility from a distance down the street. 

.4   Coordinate signage lighting with the facade design. The design should prevent light 
pollution above the sign, and should particularly avoid illuminating the residential 
interiors. See Element 1.6 Exterior Lighting. Illuminated signage may not be 
permitted in certain zoning districts.

1.4  Signage

NYC Department of Small  
Business Services
facade guide to  
storefront design

http://www.nyc.gov/html/sbs/
downloads/pdf/ 
neighborhood_development/
sbs_documents/sbs_ 
updated%20facade_guide.pdf

developer   
The Heller Organization 

design architect  
GF55 Partners

location  
New York, NY
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21 Section 1 : Exterior Infrastructure21

Well-designed awnings provide signage and protection from inclement weather.  
They can also shade the retail space from direct sunlight, reducing energy costs. 
Awnings are used by retailers to identify and differentiate their businesses. 
They are often a tenant fit-out item. If awnings are anticipated, provisions  
should be made to regulate their appearance, provide structural support, and 
ensure proper maintenance.

.1   Consider the width of the sidewalk or public way and any governing rules, 
regulations, and codes when designing awnings. Zoning rules in NYC limit  
the location, size, and signage of awnings. Regulations are specific to the  
zoning district.

.2   Maintain a uniform profile, projection, height, color, and material palette across  
the entire facade. Coordinate awning size/spacing with facade bays and with all 
retail tenant awnings. Branding for each retailer can be customized within these 
unifying standards.

.3     Specify open ends and bottoms on all awnings in order to maintain a clean and light 
appearance. Front lips are recommended, but should not exceed 1 foot in depth.

.4    Specify stainless steel supports and fasteners to prevent rusting. Awning support 
should be considered in the structural design of the building and facade.

.5   Clearly define responsibility for and maintenance of awnings in the lease agreement. 
Poorly maintained awnings can make a street front look unkempt  
and unattractive. See Tenant Lease Checklist on page 80–81.

.6    Integrate provisions for the support of retractable awnings into the design of the 
base building. Retractable awnings are often installed by restaurant tenants  
over sidewalk dining areas and can be deployed when weather is appropriate for 
outdoor dining. 

1.5  Awnings

NYC Department  
of Transportation
street design manual 
http://www.nyc.gov/html/ 
dot/html/pedestrians/ 
streetdesignmanual.
shtml#download
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Storefront lighting helps maintain a friendly and safe environment, and increases 
the physical safety of retail and residential entrances. It is a proven crime deterrent. 
Exterior illumination provides light on the sidewalk and highlights the facade at 
night. Exterior lighting can also be used to accent trees and planting. 

1.6  Exterior Lighting

New Genesis provides 106 efficiency apartments for low-income 
and formerly homeless individuals. The ground-floor of the six-story 
building features two retail establishments, a generously sized 
community room, and an interior courtyard. Given the project's at-risk 
population and downtown location, lighting is especially important 
at New Genesis. The design of the building takes care to provide 
adequate illumination of retail spaces without disturbing residents 
living on the second to sixth floors. The building features sconce lights 
along the ground-floor facade and pendant lights that hang from 
steel awnings atop the residential and commercial entrances. These 
downward-facing overhead lights illuminate pedestrian spaces but 
avoid unnecessary light pollution. Exterior lighting at New Genesis 
addresses security concerns and integrates the building into the 
vibrant surrounding neighborhood. 

NEW GENESIS

Exterior building lighting is necessary if street lighting is insufficient or 
inadequately placed. Minimum lighting requirements from the NYC Department of 
Transportation (DOT) Street Design Manual call for average illuminance of 5 foot-
candles and illuminance uniformity of 4:1.

.1   Coordinate placement of interior lighting with security gates or other obstructions 
to ensure lighting is effectively illuminating the exterior. 

.2   Direct exterior lights downward to avoid illuminating residential windows. 
Consider specifying full cutoff fixtures to minimize light pollution.

.3   Coordinate exterior lighting with ground-floor and residential glazing. 

.4   Ensure that lighting is energy efficient and meets Energy Star and energy  
code requirements.

Illuminating Engineering  
Society 
lighting for exterior  
environments

http://www.ies.org/store/
product/recommended-
practice-for-the-economic-
analysis-of-lighting-1360.cfm

International Dark-Sky  
Association 
dark sky approved lighting 
http://darksky.org/fsa/dark-
sky-friendly-devices/

developer   
Skid Row Housing Trust

design architect  
Killefer Flammang Architects

location  
Los Angeles, CA

CRITICAL SUCCESS FACTOR 4   EXTERIOR LIGHTING FOR ACTIVITY AND SECURITY 
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23 Section 1 : Exterior Infrastructure

The need for after-hours security must be balanced with maintaining an inviting 
visual connection to the street. An active, well-illuminated street frontage improves 
safety for retailers, residents, and the neighborhood. It also reduces the need for 
security gates by creating a safer street front. Ideally, security gates should not be 
allowed in retail spaces under lease agreements. There are many other mechanisms 
for providing security, including security systems with video, sensors, alarms, etc.

.1   If security gates are required, provide internally housed roll-down security grilles 
mounted on the interior of the storefront. These gates roll down inside of the display 
window and door. 

.2   Specify that all security grilles must be of the open mesh variety in order to maintain 
transparency. Solid sections may be provided if they align with opaque portions of 
the facade. The minimum transparency allowed is 70% within 2 and 10 feet above  
the sidewalk.

.3   Prevent security grilles from obscuring or detracting from the design and details of 
the existing storefront. Integrate all security gates or grilles with  
the design and construction of a new storefront.

.4    Coordinate the location of security grilles so they do not interfere with  
exterior louvers.

1.7  Security Gates

23
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   WIDE AND CLEAR PEDESTRIAN PATH

  ON-GRADE ENTRY

  BIKE RACKS

 ADEQUATE TREE-PITS

 WELL-DESIGNED BENCHES

Design Guidelines for Retail and Other Ground-Floor Uses  
in Affordable Housing Developments

Laying the 
Groundwork

SECTION 2  ELEMENTS

2.1 |  On-Grade Entry

2.2 |  Clear Pedestrian Path

2.3 |  Recycling and Trash Disposal Area

2.4 |  Loading and Curb Cuts

2.5 |  Parking

2.6 |  Planting

   2.7  |  Stormwater Capture

   2.8 |  Bike Racks

   2.9 |  Benches

 2.10 |  Exterior Power

 2.11 |  Open Store Frontage



25 Section Goes Here

The streetscape fosters social interaction 
and facilitates pedestrian engagement with 
ground-floor retail spaces, enhancing the local 
environment. Streetscape amenities should 
maintain unimpeded flow for pedestrians and 
goods, aim for environmental sustainability, 
and enrich the sidewalk experience for 
pedestrians and residents.  

It is advantageous for everyone involved 
(landlord, commercial and residential tenants, 
pedestrian, and patron) to create an attractive 
and engaging street experience. Well-designed 
sidewalks provide opportunities for a variety 
of pedestrian activities at various speeds: 
shopping, leisurely strolls, stopping for 
conversations, sitting, etc. 

Section 2 : Exterior Access and Streetscape25

OBJECTIVES

Exterior Access and Streetscape

SECTION 2

   WIDE AND CLEAR PEDESTRIAN PATH

  ON-GRADE ENTRY
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2.1  On-Grade Entry

Providing the potential for on-grade pedestrian entries allows for flexibility if the 
space is subdivided in the future. Aligning sidewalk levels and doorways allows for 
multiple future on-grade entrances. 

.1   Set the retail floor slab at the lowest possible access point for the overall project 
area. Setting the slab at a higher point will preclude additional subdivisions in the 
future without ramps or mechanical solutions to negotiate the grade change.

.2  Create additional entry points by infilling up to the street level. 

ELEMENTS

POTENTIAL INFILL FLOOR ASSOCIATED 
WITH SUBDIVIDED SPACE ENTRIES

POTENTIAL ENTRIES 
FOR SUBDIVIDED 
SPACE

SLAB

Merritt Crossing provides 70 affordable one- and two-bedroom 
apartments to low-income seniors in Oakland, California.  
The first floor of the LEED-Platinum building is devoted entirely 
to community space and social service offices. Merritt Crossing 
navigates a grade change along its east facade yet still incorporates 
multiple on-grade entrances. To achieve this, the slab is constructed 
at the lowest point of the building with office and residential 
entrances at different heights. Placing the slab at the lowest 
level leaves room for additional on-grade entrances and provides 
flexibility if additional subdivision of the ground floor is required. 

developer   
Satellite Affordable Housing Associates (SAHA)

design architect  
Leddy Maytum Stacy Architects

location  
Oakland, CA

CRITICAL SUCCESS FACTOR 5   ON-GRADE ENTRY 

MERRITT CROSSING

NYC Department  
of Transportation
street design manual  
http://www.nyc.gov/html/dot/
html/pedestrians/ 
streetdesignmanual.shtml 
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27 Section 2 : Exterior Access and Streetscape27

2.3  Recycling and Trash Disposal Area

Retailers require convenient recycling and trash disposal. These areas must be 
easily accessible to the sanitation department for pickup and should be located out 
of the view and travel path of residents and pedestrians.  

.1   Locate recycling bins and trash collection areas out of view from the sidewalk and 
main building entrances. 

.2   Allow retailers to securely store at least three days’ worth of garbage within the 
interior or a designated off-street location. If a loading dock is provided, this area 
could be adjacent to the dock. Make sure the garbage area is big enough to house 
the proper number of garbage receptacles with secure lids. 

.3   Designate a pick-up area that is remote from the residential entry. If there is a 
separate service door, locate trash collection directly outside of this entrance, rather 
than down the street, which would require transporting refuse down the sidewalk.

2.2  Clear Pedestrian Path

A wide and clear pedestrian path makes room for residents, shoppers, and 
passersby. It also enhances the accessibility of retail spaces and may increase  
foot traffic. 

.1   Provide a clear 8-to10-foot path for travel parallel to the facade. The width can be 
reduced to 6 feet at tree pits or bioswales of no more than 10 feet in length. 
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2.5  Parking

Parking needs are highly dependent on the location of the development. In dense 
urban locations where mass transit is available, a parking lot for retail at the front  
of the building is unnecessary. It is also not desirable, as it impedes sightlines  
and access to retail frontage. For these locations, limited curbside parking with  
a frequent turnover (1 hour metered limits) is ideal to increase retail turnover.  
In less dense, more suburban locations, parking is expected and sought out by 
potential patrons. 

.1   If parking is provided, ensure well-lit, secure lot locations that are visible from the 
sidewalk and the main street.

.2   Consider providing sub-grade parking. This is crucial for large, destination retailers.  
Access ramps to sub-grade parking should be located to avoid disrupting continuous 
street-level retail frontage and pedestrian flow.

2.4  Loading and Curb Cuts

A well-designed loading area takes into consideration pedestrian and resident 
flow in order to allow for unimpeded sidewalk passage and access to the building. 
Coordinate with NYC Department of Transportation (DOT) to provide necessary 
street parking restrictions as well as approvals for a loading dock, if appropriate. 

Larger retail spaces may require a loading dock to maximize their marketability. 
In the absence of a loading dock, a secure area for a receiving entrance should be 
included for back-of-house deliveries.

.1   Provide a convenient loading area for retail tenants. In the event that a permanently 
designated loading dock location is not possible, ensure that street parking 
regulations allow for loading and unloading on a regular schedule convenient for 
retailers.

.2   Coordinate curb cuts with loading areas and with DOT requirements. Obtain permit 
for curb cuts and loading docks from NYC Department of Buildings (DOB).

.3   Accommodate a minimum 8-foot-6-inch wide truck width in all loading docks. 
Provide doors with 8 to 10 feet of clearance in height, along with a designated service 
area for waste receptacles. 

.4   Locate loading docks on side streets when a lot has two corners. Do not locate 
loading docks on the same street as the residential entry.
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2.6  Planting

Trees and plantings improve the street experience for pedestrians, residents, and 
retailers. They also provide environmental benefits, including aiding stormwater 
drainage, cleaning the air, and offering shade. Design the location of plantings to 
maintain unimpeded pedestrian flow, clear access to entrances, and best practices 
for plant health.

.1   Plan tree pits and plantings in accordance with the current DOT street design 
guidelines and NYC Department of Parks and Recreation requirements.

.2   Provide a subsurface trench filled with soil and covered with pervious pavement  
in the areas immediately adjacent to tree pits.  For example, refer to Hudson Square 
Standard (diagram on page 31).  This is critical to maintaining the tree root system 
and protecting the investment in the planting for the long term. Note that any 
permeable pavement will require a Sidewalk, Curb, and Roadway Application 
(SCARA) application and maintenance agreement prior to approval.

.3   Follow DOT requirements for all barriers around tree pits and allow for water flow. 
Avoid solid surrounding curbs or raised beds.

.4   Provide plantings and tree pits in compliance with more rigorous requirements 
for stormwater capture when locating a project within a NYC Department of 
Environmental Protection (DEP) Priority Tributary Area. Refer to DEP Priority CSO 
(Combined Sewer Overflow) Tributary Area Map as well as DOT Street Design Manual 
for stormwater capture installations.

.5   Provide a freeze-proof, tamper-proof water spigot on the exterior for cleaning the 
sidewalk and watering trees and plants.
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Hudson Square Business 
Improvement District 
hudson square is  
planting trees: the hudson 
square standard 

http://www.hudsonsquarebid.
org/wordpress/wp-content/
uploads/2014/04/hudson-
squarestandard_interactive.
pdf

NYC Department of  
Environmental Protection 
priority cso tributary 
area map

http://www.nyc.gov/html/ 
dep/pdf/green_infrastructure/
green_infrastructure_ 
combined_sewer_reference_
map.pdf

http://www.hudsonsquarebid.org/wordpress/wp-content/uploads/2014/04/hudsonsquarestandard_interactive.pdf
http://www.nyc.gov/html/dep/pdf/green_infrastructure/green_infrastructure_combined_sewer_reference_map.pdf
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2.7  Stormwater Capture

Stormwater runoff poses harm to the health and long-term sustainability of New 
York City’s waterways. Most of New York City relies on a combined sewer system,  
in which sewage and stormwater share the same pipe. During storm events, 
excess stormwater overwhelms the system and excess stormwater and untreated 
sewage discharges directly from outfalls into waterways. When building within a 
DEP Priority Tributary Area, designs must include measures to capture runoff by 
introducing stormwater detention and retention infrastructure and permeable 
areas. Refer to DEP Priority CSO Tributary Area Map. These requirements will 
typically be satisfied by a bioswale or purpose-designed water catchment area.

.1   Provide planting and trees in stormwater capture areas and/or bioswales when they 
are located on the main thoroughfare frontage. Refer to DOT Street Design Manual for 
stormwater capture installations. For siting and design refer to DEP Office of Green 
Infrastructure “Standards for Green Infrastructure” and DEP “Guidelines for the 
Design and Construction of Stormwater Management Systems.”

NYC Department of  
Environmental Protection 
guidelines for the design  
and construction of  
stormwater management 
systems 

http://www.nyc.gov/html/dep/
pdf/green_infrastructure/
stormwater_guidelines_2012_
final.pdf

NYC Department of  
Environmental Protection
standards for green 
infrastructure

http://www.nyc.gov/html/dep/
pdf/green_infrastructure/
bioswales-standard-designs.
pdf

AVA and its adjacent sister property Avalon West Chelsea are mixed-
income developments that feature 142 affordable housing units.  
The LEED-Silver buildings house 40,000 square feet of retail beneath  
a 14-story and 30-story residential tower. AVA and Avalon West Chelsea 
have an array of streetscape amenities that improve the pedestrian 
experience. Building management installed specialty bike racks that 
align with the look of the adjacent residential entrance. Extra-large 
street-tree pits along both street faces shade residents and passersby. 
The clean and well-maintained streetscape at AVA and Avalon West 
Chelsea improves the marketability of retail spaces and visually unifies 
the two buildings. It also integrates the project into the surrounding 
community and enhances the public realm. 
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AVA AND AVALON WEST CHELSEA

developer     
Avalon Bay Communities

design architect   
Fogarty Finger 

location    
New York, NY

CRITICAL SUCCESS  FACTOR 6   INCLUSION AND MAINTENANCE OF PERIPHERAL AMENITIES 
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http://www.nyc.gov/html/dep/pdf/green_infrastructure/stormwater_guidelines_2012_final.pdf
http://www.nyc.gov/html/dep/pdf/green_infrastructure/bioswales-standard-designs.pdf
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2.8   Bike Racks

Increasing connectivity and supporting multimodal transportation options is vital 
to enhancing the attractiveness of retail locations. Improved access increases 
resident mobility, retailer traffic, and potential rental rates. Biking reduces air 
pollution and encourages physical activity, promoting health within the community.

.1   Provide bike racks and/or bike share facilities in an area convenient to  
retail locations. 

.2   Locate bike rack/bike share in a secured area with good visibility and lighting.

.3   Work with DOT to install bike corrals where a car parking space might otherwise be 
located as an alternative to bike racks on the sidewalk.

.4   Refer to zoning ordinances for minimum bike parking requirements.

Center for Active Design
active design guidelines: 
promoting physical activity 
and health in design

http://centerforactive 
design.org/dl/guidelines.pdf

NYC Department  
of City Planning  
active design: shaping  
the sidewalk experience 
http://www.nyc.gov/html/
dcp/pdf/sidewalk_experi 
ence/active_design.pdf

NYC Department of  
City Planning
active design: shaping  
the sidewalk experience  
supplement

 http://www.nyc.gov/html/
dcp/pdf/sidewalk_exper 
ence/tools_resources.pdf

HUDSON SQUARE 
STANDARD 
TREATMENT

Tuesday, March 18, 2014

Tuesday, March 18, 2014
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The Hudson 
Square Standard

 11Hudson Square is planting trees

FURNITURE 5.6 CityBench

Description

Approximate dimensions: 7.5 feet 
long x 22 inches deep

Styles: backed and backless

Siting

Locations that meet DOT’s strategic 

shelters, near senior centers, in retail 
shopping corridors, and near cultural 
institutions

Benches adjacent and parallel to the 
building shall be installed no more 
than 6 inches from the building face

Benches adjacent and parallel to the 

from the curb

A bench that is not anchored to the 
sidewalk shall be placed against the 
building face during hours that the 
benefited property is open to the 
public and shall be stored inside the 
building when the building is closed

Minimum clear path: 8 feet

Installation

New Yorkers can request the bench at 
nyc.gov/Citybench

DOT personnel installs CityBenches

Outside of the CityBench program, a 
revocable consent is necessary to 
install a bench on the street, and a 
maintenance agreement is required 
for benches installed in a plaza. For 
complete regulations regarding 
revocable consents, including siting 
requirements, refer to Rules of the 
City of New York, Title 34, Chapter 7 
and on the web at:  
www.nyc.gov/html/dot/html/permits/
revconif.shtml

CityBench Through its CityBench program, DOT installs a standard street bench at 
bus stops without shelters and in commercial areas to support transit use 
and to encourage walking.

CityBench: East 109th Street, Manhattan

PROVIDE A BIKE PARKING 
ISLAND WHERE POSSIBLE

DOT 
CITYBENCH

EXTENDED 
TREE PIT

BIKE
PARKING

MAINTAIN 8’ TO 10’ CLEAR TRAVEL PATH
CHECK CURRENT REGULATIONS 
FOR MINIMUM PINCH POINT AT TREE PITS
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http://centerforactivedesign.org/dl/guidelines.pdf
http://www.nyc.gov/html/dcp/pdf/sidewalk_experience/active_design.pdf
http://www.nyc.gov/html/dcp/pdf/sidewalk_experience/tools_resources.pdf
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2.11 Open Store Frontage 

An operable facade that opens onto the sidewalk can be highly desirable for 
pedestrians as well as retailers at restaurant and supermarket locations.  
Sidewalk seating or retail displays can enhance activity and visual interest.  
Refer to code and zoning regulations when planning an operable facade. 

.1   Consider providing an operable facade in spaces where a restaurant tenant is  
a priority. 

.2   Plan for an operable facade from the outset of the design and provide support for 
panels; coordinate slab and grade levels with required services. 

2.10   Exterior Power

Exterior electrical outlets are beneficial to the building staff for maintenance 
and the local community for events. Locations and access to outlets should be 
conveniently placed.

.1   Provide exterior outlets that lock and ensure that they are secured properly to 
protect the public and minimize liability.

2.9  Benches

Benches support community interaction and enhance bus stops, particularly near 
facilities that serve families or seniors. They may be strategically installed on the 
street side of the sidewalk facing the building or along the storefront facing the 
street. They can also serve as tree guards.

.1   Provide backs and dividers on benches. Backs are not required for bus stops or  
for benches that are against the facade. Refer to DOT’s CityBench program for  
more details. 

.2   Maintain an 8 foot clear space on sidewalk path for unimpeded sidewalk traffic. For 
high-pedestrian-traffic areas, maintain 10 feet clear.  

NYC Department of  
Transportation 
citybench 

http://www.nyc.gov/html/dot/
html/pedestrians/citybench.
shtml

NYC Department of  
Environmental Protection
standards for green 
infrastructure

http://www.nyc.gov/html/dep/
pdf/green_infrastructure/
bioswales-standard-designs.
pdf

http://www.nyc.gov/html/dot/html/pedestrians/citybench.shtml
http://www.nyc.gov/html/dep/pdf/green_infrastructure/bioswales-standard-designs.pdf
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SECTION 3 ELEMENTS

3.1  |  Ceiling Height

3.2  |  Footprint/Area

3.3  |  Column Spacing

3.4  |  Floor Slab

3.5  |  Storage

   DEEP AND WIDE RETAIL BAYS

    FLOOR SLAB COORDINATED WITH EXTERIOR GRADE

      MINIMUM 15’ FLOOR-TO-FLOOR HEIGHT AND A 
CLEAR SPAN OF 12’ ABOVE THE FINISH FLOOR LEVEL

Design Guidelines for Retail and Other Ground-Floor Uses  
in Affordable Housing Developments

Laying the 
Groundwork
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Well-designed and flexible retail space can 
accomodate a variety of tenants, provide 
amenities to neighborhoods, increase the 
connection between the interior and exterior, 
and make retail spaces more desirable and 
leasable to tenants. Designs that facilitate  
a range of uses can also better adapt to  
changes in the market. 

Section 3 : Interior Architecture35

OBJECTIVES

Interior Architecture

SECTION 3
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3.1  Ceiling Height

Tall ceilings help create an open, inviting environment. Adequate ceiling heights 
accommodate mechanical, lighting, and sprinkler systems. Greater heights also 
improve the look and proportion of retail spaces. From the street, a higher ceiling 
allows for greater visibility into the retail space above cars, pedestrians, and other 
elements in the foreground.

ELEMENTS

Extra Place Apartments provides 41 units of affordable housing 
in New York’s rapidly changing East Village. The two-tone brick 
building features five floors of affordable units on top of a large 
first-floor retail space. Extra Place’s high ceilings grant retail 
tenants significant flexibility in fitting out the space. The ample 
height can accommodate a wide variety of tenant types and 
mechanical, electrical, and plumbing (MEP) systems without 
sacrificing transparency. The investment in high ceilings makes  
the building more attractive to potential retailers and  
neighborhood residents.
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EXTRA PLACE

developer   
Phipps Houses

design architect  
Arquitectonica

location  
New York, NY

CRITICAL SUCCESS  FACTOR 7   ADEQUATE HEIGHT 
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Typically, block-and-plank structures create greater limitations on ceiling 
height because they tend to require deeper spanning beams at the ground-floor 
ceiling. Reinforced concrete structures often carry the loads directly through the 
ground floor and are less limiting because deep transfer beams are not required. 
Adequate ceiling heights should be provided regardless of the structural system 
that is used. 

.1   Provide a minimum of 15 feet floor-to-floor height and a minimum 14 feet, 4 inches 
clear floor-to-underside of slab height in the retail areas.  

.2   Maintain a clear span of 12 feet above the finish floor level (AFFL). No pipe, conduit, 
or other utility running horizontally in the ceiling should be lower than 12 feet above 
the retail floor slab. Particular attention should be paid to the turnout for plumbing 
stacks, drain lines, and other systems coming from the residential spaces above 
the retail space. To the degree possible, horizontal pipe runs should be installed 
as close to the underside of the floor slab above as possible in order to facilitate 
tenant fit-out and maintain higher ceiling heights. 

.3   Coordinate the ground-floor ceiling height with the facade to ensure that louvers, 
mechanical, electrical, and plumbing (MEP) equipment, and security gates 
(if required) all clear the structure at the facade while providing the required 
storefront glazing zone.

.4   Design the second-floor slab to support heating, ventilation, and air-conditioning 
(HVAC) equipment in the ceiling of the retail space below. If the intent is to have 
packaged units in the retail space rather than remote air handlers, the space 
should be designed to accommodate the additional load and isolate vibrations. 
Refer to Sections 4-6: Mechanical, Electrical, and Plumbing  
and Fire Protection.

.5   Avoid locating building shutoff valves and access panels in the ceiling of the 
commercial space to eliminate access problems for retailers and building 
maintenance staff. Refer to Sections 4-6: Mechanical, Electrical, and Plumbing  
and Fire Protection.

Section 3 : Interior Architecture37



Laying the 
Groundwork

Design Guidelines for Retail and Other Ground-Floor Uses  
in Mixed-Use Affordable Housing Developments

3.2  Footprint/Area

Contiguous retail space within a development is ideal because it provides the most 
flexibility for configuring a variety of retail tenant types. By offering the largest 
possible footprint, the space can be leased by a single tenant or sub-divided 
for multiple smaller tenants. A contiguous ground-floor space provides a more 
continuous retail presence on the facade, contributing to a more active street life.

Laundromat

Community Use
•  Childcare/Pre-K Center
•  Health Facility
•  Cultural Space

Square footage for uses prioritized in these guidelines are: 
 

Bank

Full-Service Pharmacy

Full-Service Restaurant

Grocery Store

Major Drugstore with Pharmacy (>10,000 sf) 

Supermarket (>10,000 sf)

Community Use
•  Childcare/Pre-K Center
•  Health Facility
•  Cultural Space

   Large > 4,000 square feet

   Small < 4,000 square feet

.1   Design storefronts to be at least 23 feet wide. At no point should storefronts be less 
than 18 feet wide.

.2   Design the retail space to be a minimum of 65 feet deep from facade to rear wall.  
At no point should storefronts be less than 30 feet deep from facade to rear wall. 

.3   For larger stores, design the maximum depth of the retail space to be 70 feet. Space 
behind this depth is often used for storage or administration.

.4   Locate residential entry and egress corridors to minimize the disruption of the 
continuous retail floor plate. 

.5   Determine whether a second means of egress is required by code if planning for a 
larger store.
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3.3 Column Spacing

Column spacing affects a retailer’s ability to lay out fixtures and displays in an 
organized way. Typically, column layout at the ground floor is dictated by the 
structural requirements of the housing above. Careful planning of the structural 
layout of residential units, with the objective of making a more regular and open 
column layout at the ground floor, can help produce a better retail space without 
additional construction costs. However, the column layout must never compromise 
the efficiency or legal compliance of the unit layouts of the building. 

.1   Maximize column spacing to allow for more flexibility in the layout of retail space, 
thus appealing to a greater number of retailers. 

.2   Regularize column spacing, and extend the grid from the interior to the street.  
This simplifies interior layouts and allows for flexibility with shelving and displays.
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Paseo Verde is a LEED-Platinum complex housing 120 affordable and  
workforce rental units. The building features 4,000 square feet of retail 
space within a ground-floor retail and office podium. Paseo Verde provides 
much-needed commercial space in a neighborhood lacking in retail diversity. 
The project’s straightforward column grid allows the space to accommodate 
a diversity of tenant types. The regularized grid grants tenants the ability to 
easily install fixtures and displays. This adds value to the retail spaces, attracts 
higher-quality retail tenants, and enhances quality of life for residents and  
the community. 

PASEO VERDE 

CRITICAL SUCCESS FACTOR 8   ORGANIZED COLUMN GRID

developer   
Asociación de Puertorriqueños en Marcha (APM) and Jonathan Rose Companies

design architect  
WRT

location  
Philadelphia, PA
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3.4 Floor Slab

Setting the interior elevation of the retail floor slab to the exterior sidewalk is an 
important decision that can affect the accessibility of the space as well as the 
flooring material options for tenant fit-outs.   

.1   Coordinate the elevation of the retail floor slab with the exterior grade and sidewalk 
conditions in order to maximize accessibility from the sidewalk into the entire retail 
floor plate. Refer to 2.1 On-Grade Entry.

.2   Set the retail floor slab at the lowest access point in locations with a significant 
grade-change. In the future, additional access points can then be added by infilling. 
Failing to set the slab at the lowest point precludes additional subdivisions in the 
future without ramps, steps, or mechanical solutions to grade change.

.3   Provide an accessible space beneath the slab (basement, cellar, or crawl space) 
whenever possible in order to accommodate MEP requirements of future ground-
floor retail tenants. If a basement/cellar cannot be accommodated, a crawl space 
should be at least 2 feet deep to facilitate future mechanical systems.

.4   Consider the thickness of possible future floor finishes when setting the rough slab 
and finish floor height. Typically, thicker materials like terrazzo and stone require 
minimum slab depressions of 2 inches. Even thin materials such as VCT (vinyl 
composition tile) or linoleum usually require a self-leveling floor preparation before 
the floor finish is installed. For this reason a minimum depression of a half-inch 
below the anticipated finished floor elevation is recommended. 

3.5 Storage

Designated storage is not essential in attracting most retail tenants. However,  
the less retail floor area that a tenant has to dedicate for storage, the more they 
will pay for this floor area. If additional storage is available in the basement or in 
an adjacent ground-floor space, locate the storage areas to be directly accessible 
from the retail space.



SECTION 4   ELEMENTS

4.1 |  Heating

4.2 |  Cooling

4.3 |  Fresh-Air Ventilation

4.4 |  Air-Side Economizers

4.5 |  Exhaust Air

   4.6  |  Kitchen Exhaust

   4.7  |  Air-Handling Units

   4.8  |  AHU Intake and Exhaust

   4.9  |  Base-Building Requirements

 4.10 |  Separate Metering
 

    INDEPENDENT VENTILIATION AIR CONNECTION  
TO THE OUSIDE FOR EACH RETAIL SPACE

  EXHAUST AIR LOUVERS MORE THAN 10’ ABOVE SIDEWALK

Laying the 
Groundwork

Design Guidelines for Retail and Other Ground-Floor Uses  
in Affordable Housing Developments
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Mechanical services include heating, cooling, and 
ventilation. These services are typically provided by the 
developer or the tenant. The mechanical system can  
be provided through separate systems, or two or more 
of the services can be provided through one system. 

The descriptions below outline the most frequently specified systems in New 
York City and are intended to provide enough information for planning purposes. 
Systems must be designed to current codes by registered professionals and 
submitted for permitting to the appropriate agencies.

Good mechanical design can make retail spaces more attractive to tenants by 
making them easier and faster to fit out and by allowing for flexibility of retail 
uses and configurations. Each retail space should have enough flexibility in the 
installed services to accommodate a number of different retail, community, or 
cultural uses. Services should be provided to allow for different sizes of retail 
units ranging from 2,000 square feet to 10,000 square feet. This improves spatial 
flexibility and can be achieved through design of the retail module.

Mechanical fit-out should be possible without undue impact on residential 
tenants or other retailers. A smooth fit-out simplifies negotiation and lowers 
costs. Where possible, the base-building systems should be designed to include 
capacity for heating and cooling for the retail units. This reduces the impact 
of new services on the building infrastructure and tenants. It may also help 
minimize the overall energy use of the building. 

Base-building services should not be located inside the retail units whenever 
possible. Locating base-building valves, meters, and other equipment that 
requires access outside of retail spaces minimizes tenant disruption. Hot water 
from heating and chilled water for heating, ventilation, and air-conditioning 
(HVAC) provided by the landlord, or steam provided by the utility, is preferred 
because it minimizes the number and complexity of the systems that the 
tenants need to provide and that need to be retrofitted into the building. Using 
base-building chilled water for cooling will eliminate the tenants’ need for 
exterior space for heat rejection.

Section 4 : Mechanical43

OBJECTIVES

Mechanical

SECTION 4
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4.1  Heating

  Four options   are described, in order of preference:

Developer provides a boiler or heat pump which supplies metered heating  
hot-water for connection to a tenant’s air-handling system that includes a  
hot-water coil. If the unit is not leased, a connection should be made to  
a temporary hot-water unit heater to maintain freeze protection for sprinklers 
and other wet services. This is the preferred option because it eliminates  
the need for combustion air for boilers and reduces the amount of leased 
space needed for the boiler flue.

Developer provides condenser water connection to a tenant’s air-handling 
system that includes a heat pump. If the unit is not leased, a heat pump will 
be connected by the landlord to maintain freeze protection. A larger tenant 
electrical service will be required than for Option A.

Utility company provides steam to the tenant space. Utility steam meters are 
large, so steam use by the tenant should be metered by the landlord from the 
landlord service. If the unit is not leased, steam should be provided to a unit 
heater or perimeter heating for freeze protection.

Tenant provides a boiler within the tenant space. This will require a gas 
connection, combustion air make-up, and a boiler flue. It is not recommended 
because it does not provide freeze protection to unleased space and is 
complicated and costly to install for a single tenant.

ELEMENTS

A

B

C

D

p 72–79  Applications

     
For examples of how  
mechanical services  
differ by use, refer to the  
mechanical overlay of  
each sample configuration 
of ground-floor retail  
tenants diagram.

>
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4.2  Cooling

  Five options   are described, in order of preference: 

Developer installs a chiller or heat pump which provides metered chilled  
water for connection to a tenant’s air-handling system that includes a  
chilled-water coil. If the unit is not leased, this connection will be capped. 
This is the preferred option because it is energy-efficient, operates quietly, 
and does not require tenant access to roof or courtyard space. This option 
assumes that chilled water will be provided to the residential units, which  
may not be cost-effective in affordable housing.

Developer provides condenser water for connection to a tenant’s air-handling 
system that includes a heat pump. This requires that the building has a 
condenser water loop connected to a cooling tower. This is a good option but 
is less energy-efficient and noisier than Option A. A larger electrical service 
will be required for this option than for Option A. This option does not require 
tenant access to roof or courtyard space. This option assumes that condenser 
water will also be provided to the residential units, which may not be cost-
effective in affordable housing.

Section 4 : Mechanical

A

B

Developer provides connection to a tenant’s air-handling system that includes 
a variable refrigerant flow (VRF)/refrigerant cooling coil. This requires that the 
building has a refrigerant system available. This option is not applicable for 
buildings taller than 160 feet (due to limitation of refrigerant system design). 
This system is atypical in New York but is energy-efficient, operates quietly, 
and does not require tenant access to the building’s roof or courtyard. A single 
VRF system could serve a number of retail spaces. 

Tenant provides direct expansion (DX) refrigerant cooling system. In this case 
the tenant will provide an air-handling system that includes a refrigerant 
cooling coil (also known as an evaporator section) and an external condenser 
unit. The external unit will be located on a roof or courtyard. The maximum 
height difference between the evaporator and condenser units is 160 feet 
(due to limitation of refrigerant system design). The maximum piping distance 
between the evaporator and condenser units is 540 feet. The developer 
provides a pathway from the tenant space to the external unit for refrigerant 
piping and tenant power. Refrigerant piping and conduit for power should be 
installed during base-building construction.

Tenant provides DX refrigerant cooling system integrated into an air-handling 
unit (AHU). In this case the tenant will provide a ceiling-mounted air-handling 
system that includes a refrigerant cooling coil (also known as an evaporator 
section) and a condenser section that is separately ducted to the outside 
through louvers. This option is less energy-efficient and noisier for the tenants 
than all other options. It also requires additional louver area to allow for the 
cooling of the condenser section. This option is appropriate only for tenant 
spaces less than 4,000 square feet.

US Green Building Council
leed green building  
rating system 
http://www.usgbc.org/Docs/
LEEDdocs/LEED_RS_v2-1.pdf

City of New York
one city: built to last 
http://www.nyc.gov/html/
builttolast/pages/home/
home.shtml

New York State  
Energy Research and  
Development Authority  
energy efficiency incentives

http://www.nyserda.ny.gov/
All-Programs, http://www.
nyserda.ny.gov/Business- 
and-Industry/Retail
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3.2   Follow NYC Building Code minimum fresh-air ventilation rates. These rates depend 
on expected occupancy and space definition. A preliminary working assumption is 
that a minimum of 0.3 cfm/sf of outside air should be provided for all retail spaces, 
but this must be checked against the proposed use of the retail space. 

3.3   Follow NYC Building Code guidelines for the location of fresh air openings. In 
general, fresh air intakes must be located 20 feet from the nearest contaminant 
source (or be at least 2 feet below it), and 10 feet from the lot line unless they are on 
the street side, in which case they can be 10 feet from the centerline of the street 
and 10 feet from any building on the same lot.

4.3 Fresh-Air Ventilation 

Ventilation removes odors and provides fresh air for occupants and operation of 
mechanical equipment. A mechanical ventilation system is required by code unless 
there is a minimum operable facade area equal to 4% of the occupiable floor area. 
For a 2,000-square-foot unit, the required operable area would be 80 square feet. 
A typical door opening is around 20 square feet. As this example illustrates, it is 
probably impractical for most retail tenants to rely on natural ventilation. Provision 
should be made for air intakes and exhausts to serve each retail space. Sizes are 
described in the intake and exhaust section. These will connect to an air-handling 
system that may be located in the ceiling of the retail unit, on the roof above the 
retail unit, or in a space to the rear of the retail unit.

3.1   Provide each retail space with its own independent connection to the outside  
for ventilation air. This can be provided through louvers on the street face of  
the retail unit for ceiling-mounted AHUs or directly into the unit by externally 
mounted AHUs. The base building must be designed to allow for the installation  
of retailer ventilation.
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4.4  Air-Side Economizers

4.5  Exhaust Air 

In temperate climates like New York, energy savings can often be made by using 
an air-side economizer. An air-side economizer works by providing more fresh 
air to the AHU when the outside conditions are closer to the required supply 
condition than the return air is. Economizers allow for ‘free’ cooling and are 
required on AHUs above a minimum size. 

A means of exhausting air will be needed for restrooms and kitchens. Exhaust 
may also be required from dryers in laundromats. Particular retail uses such 
as printers, nail salons, or hairdressers may have additional ventilation 
requirements for the associated chemicals used in the space. Noxious exhaust 
air from these uses cannot be recirculated and must be exhausted using a 
separate fan.  

4.1   Determine whether an air-side economizer is required by following the minimum 
size given in the NYC Energy Code. An initial working assumption is 5,000 cfm.  
If an economizer is required, then the working assumption for fresh air provision is  
1 cfm/sf of outside air for all retail spaces.

5.1   Follow NYC Building Code guidance for the location of exhaust air openings.  
In general, exhaust air louvers are located 10 feet above the sidewalk, 10 feet from 
any window in an adjacent building, and 10 feet from a residential window in the 
same building. If the exhaust can be considered a contaminant source it must be 
located 20 feet from the nearest intake (or be at least 2 feet above it). 

Enterprise Green  
Communities
2015 enterprise green  
communities criteria 

http://www.enterprise
community.com/solutions-
and-innovation/enterprise-
green-communities/criteria

New York City Department 
of Housing Preservation and 
Development
enterprise green communities  
criteria certification overlay  
for nyc hpd projects 

http://www1.nyc.gov/ 
assets/hpd/downloads/ 
pdf/developers/ 
HPD-Overlay.pdf

47

p 77   Applications

     
For an example of an  
exhaust system in a 
laundromat, refer to  
tenant diagram 2:  
three tenants mep.

>

http://www.enterprisecommunity.com/servlet/servlet.FileDownload?file=00P1400000cdE6TEAU
http://www1.nyc.gov/assets/hpd/downloads/pdf/developers/HPD-Overlay.pdf
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4.6  Kitchen Exhaust

When restaurant or food tenants are desired, designers must plan for kitchen 
exhaust. Kitchen exhaust air requirements are much larger than normal retail 
exhaust requirements. Exact sizes depend on the type of cooking and the size of  
the grease hood. There are many NYC Building Code requirements. 

.1   Follow all NYC Building Code requirements for kitchen exhaust. For initial planning, 
the following elements are important:

 -  Horizontal duct runs must be sloped

 -  Ducts must be thicker-gauge steel than most ductwork

 -  Accessible reservoirs must be provided at each vertical riser

 -   Fire protection is required where the duct passes through a rated wall or  
floor and must be continuous until the duct terminates

 -   Kitchen exhaust is considered to be contaminant exhaust and must be at  
least 10 feet from all intake openings and 10 feet above grade

 -  Ducts must be enclosed in a fire-rated enclosure

 -   Access may be required at intervals along the exhaust. Required access  
points should not be located in tenant space.

The base building should include kitchen exhaust ducts, to accommodate food-
related tenants, according to the total retail square footage of the building:

.2   Ensure that all exhaust ducts run within a fire-rated enclosure, with access points 
as defined by code, running from a designated kitchen area to the roof. The duct 
should be capped until a tenant requiring a kitchen is secured. The landlord should 
then install and maintain the kitchen exhaust fan at the roof. Electricity used to run 
the fan should be charged to the tenant. The tenant installs all required hoods and 
kitchen ventilation equipment within the retail space. Additional make-up air or 
heating may be required due to high exhaust rates. The base-building design team 
should consider the possible advantages and code implications of using an ozone 
or other grease removal system within the tenant space. This will add cost to the 
system overall but will reduce the requirements for clean-outs and extend the life of 
the kitchen exhaust fan.

TOTAL RETAIL AREA NUMBER OF KITCHEN EXHAUST DUCTS

< 5,000 sf

   5,000 sf – 10,000 sf

  10,000 sf – 20,000 sf

None

1

2

p 77, 79   Applications

     
For examples of  
kitchen exhaust  
systems, refer to  

tenant diagram 2:  
three tenants mep and  

tenant diagram 3:  
five tenants mep.

>

NYC Department of Buildings 
2014 construction codes 
http://www.nyc.gov/html/ 
dob/html/codes_and_ 
reference_materials/2014_ 
construction_code.shtml

http://www1.nyc.gov/site/buildings/codes/2014-construction-codes-updates.page
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   Four options    are described, in order of preference:

Tenant installs a ceiling-mounted, single-zone or two-zone AHU in the retail 
space with louvered connections to the outside on the street face of the retail 
space, and an independent demand-controlled exhaust fan to serve the staff 
restroom and storage areas. This allows the retail unit to be self-contained. 
This is practical only for small retail units where no economizer is required.

Section 4 : Mechanical49

Tenant installs a single- or multi-zone AHU mounted in the mechanical room 
to the rear of the retail space or above a storage space within the retail unit. 
Fresh air intake is from the rear yard or roof as in Option B. Sizes are the same 
as for Option B.

Tenant installs a ceiling-mounted, single-zone or multizone AHU in the retail 
space with a connection to the outside at the roof level in the building or rear 
yard. Ducts to and from the roof will serve multiple retail units. Independent, 
demand-controlled exhaust fans serve the staff restroom and storage areas. 
This option eliminates the need for louvers at the building facade. Additional 
space is needed for the supply ducts to run through the residential part of the 
building. The retail tenant requires no roof access. 

Tenant installs a roof-mounted, multizone AHU above the retail space. 
Outside air connections are made directly into the AHU. Independent, 
demand-controlled exhaust fans are installed to serve the staff restroom 
and storage areas. This option is likely to be most appropriate for large 
retail spaces. The tenant will need access to outside space. There may be 
nuisance noise issues if apartments front onto the mechanical area.  
Sizes are the same as for Option B. 

6' long, 4' wide, 2' 6"tall

8–10' long, 4'wide, 3' 6"tall

12–15' long, 6–8' wide, 5–8' tall

RETAIL UNIT SIZE AHU SIZE

< 4,000 sf

   4,000 sf – 6,000 sf

   6,000 sf –10,000 sf

B

C

D

4.7 Air-Handling Units

Typical mechanical ventilation systems for retail units provide heating, cooling, and 
ventilation. A common solution is an air-handling unit that draws air from outside, 
mixes it with air from within the space, filters the air, and then cools or heats it 
depending on the requirements. This AHU may be suspended from the slab above 
the retail space, placed on a roof directly above the retail space, or located in a room 
adjacent to the retail space. The choice of location will depend on the size of the 
retail space, the available ceiling height, the location of supply air louvers, and the 
cost and energy efficiency of the AHU. Where heating and cooling will be installed by 
the retailer, space (shafts, roof area) must be allowed for these services.

RETAIL UNIT SIZE AHU SIZE

< 4,000 sf 6’ long, 4’ wide, 2’ 6" tall

A

A detailed tool, developed  
by Arup for the Design Trust  
for Public Space, can be  
used to determine how the  
MEP guidelines may impact 
project budgets. 
cost estimate tool  
http://www.designtrust.org/
projects/groundwork/ 
activities-and-outputs/

http://www.designtrust.org/projects/groundwork/activities-and-outputs/
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Air handler units have both intake and exhaust connections to the outside. For more 
information on louver placement refer to Element 1.3 Louvers. 

   Two options    are described:

Developer installs intake and exhaust louvers on the street facade of the retail 
unit or other facade adjacent to retail space. 

Approximate size per 1,000 square feet at 0.3cfm/sf =  
0.75 square feet face area (at 50% free area). 

Approximate size per 1,000 square feet at 1cfm/sf (with economizer) =  
2.5 square feet face area (at 50% free area). 

This allows the retail unit to be self-contained, but separations between 
supply and exhaust and between exhaust and residential windows and lot 
lines must be maintained. Louvers are provided by the developer (to ensure 
matching across retail frontage) or the tenant. If a ducted condenser unit 
(Element 4.2 Cooling, Option B) is used, additional louver area is required. 

4.8  AHU Intakes and Exhaust

A

Gotham West features 682 affordable units in a mixed-income building. 
The base of the 31-story complex includes a 10,000-square-foot 
food hall, green-space for tenants, and a new building for Elias Howe 
School PS 51. Gotham West’s food hall requires a complex mechanical, 
electrical, and plumbing (MEP) system that can accommodate a large 
amount of kitchen exhaust. The visual impact of the MEP system is 
minimized through the integration of louvers into the facade. The 
majority of the exhaust is directed toward the sides of the building to 
shield pedestrians and enhance the attractiveness of the building’s 
front. All louvers are located flush with the building and are made of the 
same dark metal as the windows and doors. They are also fitted with 
steel supports that echo the rhythm of the mullions below. These design 
choices temper the visual impact of the large MEP system and allow the 
building to service a wide array of tenant types. 
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Developer installs intake and exhaust louvers at roof level, serving multiple  
retail units. 

Assume five retail units at 2,000 square feet and 1cfm/sf (with economizers). 

Roof intake louver face area is approximately 20 square feet, and duct size to 
retail units is approximately 2 feet by 3 feet, including insulation. 

This option helps maintain separations between supply, exhaust, and 
windows. The developer provides duct and louvers. If a ducted condenser unit 
(Element 4.2 Cooling, Option B) is used, additional louver area is required.

B

4.9  Base-Building Requirements

The floor structure at the level above the retail unit must be designed to 
provide enough structural capacity to support MEP equipment. Vibrating MEP 
equipment, such as fans, fan coils, and packaged air-handling equipment,  
should be supported on vibration isolators to minimize transmission of noise  
and vibration to the rest of the building.

.1   Provide adequate, uninterrupted ceiling height below beams and equipment  
serving other parts of the building to allow for the installation of necessary retail 
services, including MEP equipment. This height will depend on the type and size  
of retail unit proposed.

.2   Provide lobbies or air locks at entrance doors. Recent code changes require lobbies 
on almost all regularly used doors, even in small retail units. Design teams must 
check current energy code provisions.

4.10  Separate Metering

Separate metering encourages the prudent use of energy by linking the use of the 
service to the price paid. It also simplifies lease negotiations. 

.1   Design each retail space to be metered separately for all utilities, preferably through 
direct metering by the utility. Submetering from the building is an alternative but 
requires that the landlord administer billing. 

.2   Design each retail space to have the ability for independent control of mechanical 
services including heating, cooling, and ventilation. This will provide flexibility for the 
tenant, making the space more attractive.

.3   Meter heating and cooling systems to allow appropriate charge-back to the tenants 
for the energy used.

p 74–75, 77, 79   Applications

     
For examples of separate  
metering, refer to  

tenant diagram 1:  
supermarket mep;  

tenant diagram 2:  
three tenants mep;  

and tenant diagram 3:  
five tenants mep. 

p 73   Applications

     
For an example of an  
air lock, refer to  
tenant diagram 1:  
supermarket.

>

>



5.1  |  Normal Electrical Service

5.2  |   Disconnect Switch

5.3  |  Emergency Power

5.4  |   Fire Alarm

5.5  |   Separate Metering

SECTION 5  ELEMENTS

   FIRE ALARM SYSTEM

Design Guidelines for Retail and Other Ground-Floor Uses  
in Affordable Housing Developments

Laying the 
Groundwork



53 Section Goes HereSection 5 : Electrical53

Electrical service is essential to the functioning of a 
retail space. The design of electrical systems should 
enhance the leasability of the retail space by providing 
separate meters to retail tenants. 

Normal electrical service should be provided to retail 
spaces without undue impact on residential tenants or 
other retailers. Base-building services should not be 
located inside the retail units whenever possible. Base-
building valves, meters, and other equipment requiring 
access must be located outside of retail spaces to 
minimize tenant disruption. A successfully designed 
electrical system simplifies negotiation, promotes 
efficiency, and reduces the price of fit-out. 

OBJECTIVES

Electrical

SECTION 5

   FIRE ALARM SYSTEM
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5.1  Normal Electrical Service

5.2  Disconnect Switch

5.3  Emergency Power 

   Two options    are described, in order of preference: 

Landlord provides dedicated utility electrical service to the retail space, 
separate from the residential building or from a dedicated service switch 
off of the residential building. The landlord establishes monthly billing by 
the utility to the tenant, installs all conduits and wires, provides excavation 
services, and covers utility costs for installing service to tenant space.

Residential building electrical service connects to the retail unit. Landlord 
provides sub-meter to monitor electrical consumption, bills tenant, and 
installs all conduits and wires, provides excavation services, and covers utility 
costs for installing service to tenant space.

Disconnect switches are used to aid inspection and maintenance of the  
electrical system.

2.1   Provide a disconnect switch accessible to the tenant. The tenant makes all 
connections from the load side of the disconnect switch and provides necessary 
tenant electrical distribution equipment. The landlord provides the switch. 

Emergency lighting must be provided in most retail spaces.

3.1   Require tenant to provide integral 90-minute battery packs with fluorescent light 
fixtures and exit signs or provide a central battery inverter. 

3.2   Determine whether emergency power is required for systems other than emergency 
lighting within the building (e.g., smoke control, elevators). If so, a generator will be 
required, and tenant emergency power may be able to connect to this generator. 

A

B

ELEMENTS
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5.4  Fire Alarm

5.5  Separate Metering

NYC Building Code dictates when a fire alarm system is needed. In buildings where a 
fire alarm system is not required by code, the tenant space should still be provided 
with one, even to vacant retail spaces.

4.1   Provide a telephone line for connection to a remote central station for monitoring of 
the fire alarm system.

4.2   Provide a signaling line circuit (SLC) from the building’s fire alarm system into the 
tenant space for connection into the tenant’s fire alarm system. The tenant will 
provide the necessary fire alarm equipment to monitor and control the tenant’s 
fire alarm system. The tenant space will need to be connected into the building’s 
fire alarm system to activate the building’s fire alarm devices in the event of a fire 
condition in the tenant space and vice versa.

Separate metering improves energy efficiency and simplifies lease negotiation. 

5.1   Design each retail space to have the ability for independent control of power.

55



6.1  |  Domestic Water Service

6.2  |   Hot Water

6.3  |  Sanitary Waste and Ventilation

6.4  |   Grease Waste

6.5  |   Gas

6.6  |  Fire Protection Systems – Wet Sprinkler System

6.7  |  Fire Protection Systems – Standpipe System

6.8  |  Separate Metering

SECTION  6 ELEMENTS

   WET SPRINKLER SYSTEM

Laying the 
Groundwork

Design Guidelines for Retail and Other Ground-Floor Uses  
in Affordable Housing Developments
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Well-designed plumbing service and fire protection 
systems are essential to successful retail units.  
The design of plumbing and gas systems should 
enhance the leaseability of the retail space by 
providing separate meters to retail tenants. 

Plumbing and fire protection service should be 
provided to retail spaces without undue impact on 
residential tenants or other retailers. Base-building 
services should not be located inside the retail units 
whenever possible. Base-building valves, meters, and 
other equipment requiring access must be located 
outside of retail spaces to minimize tenant disruption. 

OBJECTIVES

Plumbing and Fire Protection

SECTION 6

   WET SPRINKLER SYSTEM
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6.1  Domestic Water Service

6.3  Sanitary Waste and Ventilation

6.2 Hot Water

The building will have its own dedicated water service from the NYC Department of 
Environmental Protection (DEP). 

.1   Provide each retail space with its own domestic water sub-meter with a valve 
and capped connection within the space. The tenant will then have the ability to 
customize the water distribution within the space. 

.2   Determine whether additional sub-meters may be required based upon NYC 
Building Code (i.e., commercial laundromat.)   

The building will have its own dedicated sewer service to which the tenant will 
need to connect. The service will usually be located in the basement or below the 
floor slab depending on the location/elevation of the city sewer in the street. Since 
sanitary waste piping is run at a slope and the piping is installed below the floor 
slab, potential locations for plumbing fixtures will be fixed during base-building 
design. Provide backflow preventers in accordance with NYC Building code. If 
flexibility is required within a given zone, as it may be for gyms or supermarkets, this 
may be achievable through a locally dropped floor slab. For more information see 
Element 3.4 Floor Slab.

Retail spaces should have separate toilet facilities for staff use, with provisions for 
customer use in some of the retail spaces.

  Two options   are described: 

Developer provides a capped waste pipe in a preset location for the tenant to 
connect plumbing fixtures, and a capped vent system connection at high level 
within the retail space for the tenant to connect to.

Developer provides a capped waste pipe connection within a trench to allow 
the tenant some flexibility for fixture layout, and a capped vent system 
connection at high level within the retail space for the tenant to connect to.   

Hot water can be provided by the landlord or by the tenant. The amount of hot water 
required and the means of creating the hot water are determined by the type of 
facility and the type and quantity of fuel available (gas, electric, steam, etc.). Larger 
facilities, such as gyms with showers or restaurants with kitchens, require larger 
quantities of water and typically require storage-tank-type heaters. If the retail 
space has only staff restrooms, instantaneous under-counter water heaters may  
be used.     

ELEMENTS

A

B

p 73, 76, 78  Applications

     
For examples of bathroom  
layouts, refer to  

tenant diagram 1:  
supermarket; 

tenant diagram 2:  
three tenants;  

and tenant diagram 3:  
five tenants.

p 77   Applications

     
For an example of a hot  
water system refer to  
tenant diagram 2:  
three tenants mep.

>

>



59 Section 6 : Plumbing and Fire Protection

NYC Department  
of Buildings  
2014 construction codes

http://www.nyc.gov/html/ 
codes_and_reference_ 
materials/2014_construction 
_code.shtml
 

NYC Department  
of Buildings  
2014 energy code  
http://www.nyc.gov/html/ 
dob/html/codes_and_ 
reference_materials/ 
nycecc_main.shtml

6.4  Grease Waste

6.5  Gas

Facilities that prepare food will require grease interceptors before the waste 
piping can connect to the building sanitary waste system. The size of the grease 
interceptor is based upon the connected load of fixtures where grease may be 
present. A small food preparation facility with a single triple pot sink will have a 
much smaller grease interceptor than a commercial kitchen with various fixtures 
and sinks.

.1   Determine whether the space requires a localized interceptor for each fixture 
or a central larger interceptor for all fixtures. The localized interceptor can 
be located on the ground next to the fixture it is serving such as a sink. Larger 
interceptors will need to be located on the floor below or in a depression in the 
slab as indicated in the sanitary waste section. 

.2   Maintain all grease traps and interceptors for their continued functionality. 
Fixed furniture or stored materials should not block access. The lease should 
clearly identify responsibility for maintenance. A professional should carry out 
maintenance regularly.

Many buildings, especially buildings with food-related tenants, have natural gas 
connections. 

.1   Provide a capped and valved connection within the space if the tenant facility 
will be offered gas for either cooking or hot water generation. 

.2   Provide gas piping back to the meter room. The tenant should arrange for a gas 
meter to be installed by the gas utility company once they occupy the space. 
(Please note that gas rates are different based upon the gas usage.)   

59
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6.6  Fire Protection Systems – Wet Sprinkler System

6.7  Fire Protection Systems – Standpipe System

6.8  Separate Metering

The entire building will have its own sprinkler service. 

.1   Provide the tenants with their own floor-control assembly within the retail 
space. The floor-control assembly consists of a shutoff valve, flow switch, and 
test valve. The purpose of the independent floor-control assembly is to allow 
the tenant to perform alterations to their space without affecting the rest of the 
building sprinkler system.

.2   Require the tenant to perform periodic tests on their zone as required by code. 
By having a separate zone, the fire alarm system will be able to locate the exact 
retail unit during a fire event and relay this information to the fire department.

Typically there are standpipes with fire department hose valves within staircases 
for fire department use. 

.1   Provide an additional hose valve if the path to the staircase or nearest fire 
department hose valve is obstructed, inaccessible, or too far away from the  
retail unit. 

Separate metering encourages the prudent use of water and gas by linking the use 
of the service to the price paid. It also simplifies lease negotiations. 

.1   Design each retail space to have the ability for independent control of  
plumbing and fire protection services including gas, water, sanitation, fire alarm, 
and fire protection. This will provide flexibility for the tenant, making the space 
more attractive.
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Design Guidelines for
Small Retail Space (<4,000 sf)

Clear glazing: 
2’ to 10’ above 
sidewalk

Elements Separate, 
well-defined 
retail entry

Blade 
signage in 
addition to 
signage band

Exterior 
building 
down-lighting

Slab at lowest 
access point for 
future on-grade 
entries

Peripheral 
amenities 
(bike racks, 
benches)

Ceiling 
height: 
floor to 
slab

Organized 
column grid 
for flexible 
layout

Ventilation System Normal 
Electrical
Service

Tenant 
Disconnect 
Switch

Emergency 
Power

Fire 
Alarm

Domestic 
Water

Domestic 
Hot Water

Sanitary Waste 
and Ventilation

Grease 
Waste

GasCooling Heating

FACADE AND SIGNAGE EXTERIOR ACCESS AND STREETSCAPE INTERIOR ARCHITECTURE MECHANICAL ELECTRICAL PLUMBING AND FIRE PROTECTION

FACTOR 1 FACTOR 2 FACTOR 3 FACTOR 4 FACTOR 5 FACTOR 6 FACTOR 7 FACTOR 8 FACTOR 9 FACTOR 9 FACTOR 9

70% Minimum code fresh air, 
WC exhaust

Tenant WC, equipmentLighting 
only

Instantaneous14’– 4”Base Retail Space 
(un-programmed)

70% Minimum code fresh air, 
WC exhaust

Tenant WC, equipmentLighting 
only

Instantaneous14’– 4”Pop-Up Shop

70% Minimum code fresh air, 
WC exhaust

Tenant WC, equipmentLighting 
only

Instantaneous14’– 4”Clothing & Accessories Store

70% Minimum code fresh air, 
WC exhaust

Tenant WC, equipmentLighting 
only

Instantaneous14’– 4”Electronics Store

70% Minimum code fresh air, 
WC exhaust

Tenant WC, equipmentLighting 
only

Instantaneous14’– 4”Financial Services Center

70% Minimum code fresh air, 
WC exhaust, equipment ventilation*

Tenant WC, customer WC, 
equipment

Lighting 
only

Instantaneous14’– 4”Nail Salon

70% 14’– 4”Hair Salon Minimum code fresh air, 
WC exhaust, equipment ventilation*

Tenant WC, customer WC, 
equipment

Lighting 
only

Instantaneous/
storage

70% Minimum code fresh air, 
WC exhaust, equipment ventilation*

Tenant WC, equipmentLighting 
only

Instantaneous14’– 4”Dry Cleaner

70%† Air-side economizer, 
kitchen exhaust, WC exhaust

Tenant WC, customer WC, 
equipment

Lighting 
only

Instantaneous14’– 4”Community Use:
Childcare/Pre-K Center

70%† Minimum code fresh air, 
WC exhaust

Tenant WC, customer WC, 
equipment

Lighting 
only

Instantaneous/
storage

14’– 4”Community Use:
Health Facility

70%† Minimum code fresh air, 
WC exhaust

Tenant WC, customer WC, 
equipment

Lighting 
only

Instantaneous14’– 4”Community Use:
Cultural Space

70% Minimum code fresh air, 
WC exhaust

Tenant WC, customer WC, 
equipment

Lighting 
only

Instantaneous14’– 4”Art Center

70% Minimum code fresh air, 
kitchen exhaust, WC exhaust

Tenant WC, customer WC, 
equipment

Lighting 
only

Instantaneous/
storage

14’– 4”Community Center

70%† Minimum code fresh air, 
WC exhaust, shower exhaust

Tenant WC, customer WC, 
equipment, shower

Lighting 
only

Instantaneous/
storage

14’– 4”Dance Studio

70%† Minimum code fresh air, 
WC exhaust

Tenant WC, customer WC, 
equipment

Lighting 
only

Instantaneous14’– 4”Gallery

70%† Minimum code fresh air, 
WC exhaust

Tenant WC, customer WC, 
equipment

Lighting 
only

Instantaneous14’– 4”Performance Space

70%† Minimum code fresh air, 
WC exhaust*

Tenant WC, customer WC, 
equipment

Lighting 
only

Instantaneous14’– 4”Religious Facility

*Equipment and product dependent

70% Minimum code fresh air, 
WC exhaust, equipment ventilation*

Tenant WC, equipmentLighting 
only

Instantaneous14’– 4”Convenience Store **

70% Minimum code fresh air, 
WC exhaust, equipment ventilation*

Tenant WC, customer WC, 
equipment

Lighting 
only

Instantaneous14’– 4”Coffee Shop **

70% Minimum code fresh air, 
WC exhaust, equipment ventilation*

Tenant WC, equipmentLighting 
only

Instantaneous14’– 4”Food Store–Takeout **

70% Minimum code fresh air, 
WC exhaust, equipment ventilation*

Tenant WC, equipmentLighting 
only

Instantaneous14’– 4”Food & Beverage 
Specialty Store

**

*

*

*

*

70% Minimum code fresh air, 
WC exhaust, dryer exhaust

Tenant WC, equipmentLighting 
only

Instantaneous/
storage

14’– 4”Laundromat *

These uses may require some additional translucent treatments—see privacy strategies diagram in the Tenant Lease Checklist

SUCCESS FACTORS

This chart outlines the design guidelines associated with critical success factors 
for groundfloor retail and community use. See the Zoning Resolution of the City of 
New York regarding use-type allowances by area.
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Design Guidelines for
Large Retail Space (>4,000 sf)

This chart outlines the design guidelines associated with critical success factors 
for groundfloor retail and community use. See the Zoning Resolution of the City of 
New York regarding use-type allowances by area.

Clear glazing: 
2’ to 10’ above 
sidewalk

Elements Separate, 
well-defined 
retail entry

Blade 
signage in 
addition to 
signage band

Exterior 
building 
down-lighting

Slab at lowest 
access point for 
future on-grade 
entries

Peripheral 
amenities 
(bike racks, 
benches)

Ceiling 
height: 
floor to 
slab

Organized 
column grid 
for flexible 
layout

Ventilation System Normal 
Electrical
Service

Tenant 
Disconnect 
Switch

Emergency 
Power

Fire 
Alarm

Domestic 
Water

Domestic 
Hot Water

Sanitary Waste 
and Ventilation

Grease 
Waste

GasCooling Heating

FACADE AND SIGNAGE EXTERIOR ACCESS AND STREETSCAPE INTERIOR ARCHITECTURE MECHANICAL ELECTRICAL PLUMBING AND FIRE PROTECTION

FACTOR 1 FACTOR 2 FACTOR 3 FACTOR 4 FACTOR 5 FACTOR 6 FACTOR 7 FACTOR 8 FACTOR 9 FACTOR 9 FACTOR 9

70% Air-side economizer, WC exhaust Tenant WC, customer WCLighting 
only

Instantaneous14’– 4”Office Supply Store

70% Air-side economizer, WC exhaust Tenant WC, customer WCLighting 
only

Instantaneous14’– 4”Sporting Goods Store

70% Air-side economizer, WC exhaust Tenant WC, customer WCLighting 
only

Instantaneous14’– 4”Furniture & Housewares Store

70% Air-side economizer, WC exhaust Tenant WC, customer WCLighting 
only

Instantaneous14’– 4”Department Store

70% Minimum code fresh air, 
WC exhaust

Tenant WCLighting 
only

Instantaneous14’– 4”Bank

70% Air-side economizer, WC exhaust Tenant WCLighting 
only

Instantaneous14’– 4”Full-Service Pharmacy

70% Air-side economizer, WC exhaust Tenant WCLighting 
only

Instantaneous14’– 4”Major Drug Store 
w/ Pharmacy (>10,000 sf)

70%† Air-side economizer, 
kitchen exhaust, WC exhaust

Tenant WC, customer WC, 
equipment

Lighting 
only

Instantaneous14’– 4”Community Use:
Childcare/Pre-K Center

70%† Minimum code fresh air, 
WC exhaust

Tenant WC, customer WC, 
equipment

Lighting 
only

Instantaneous/
storage

14’– 4”Community Use:
Health Facility

70%† Minimum code fresh air, 
WC exhaust

Tenant WC, customer WC, 
equipment

Lighting 
only

Instantaneous14’– 4”Community Use:
Cultural Space

70% Minimum code fresh air, 
WC exhaust

Tenant WC, customer WC, 
equipment

Lighting 
only

Instantaneous14’– 4”Art Center

70%† Minimum code fresh air, 
WC exhaust, shower exhaust

Tenant WC, customer WC, 
equipment, shower

Lighting 
only

Instantaneous/
storage

14’– 4”Dance Studio

70%† Minimum code fresh air, 
WC exhaust

Tenant WC, customer WC, 
equipment

Lighting 
only

Instantaneous14’– 4”Gallery

70%† Minimum code fresh air, 
WC exhaust

Tenant WC, customer WC, 
equipment

Lighting 
only

Instantaneous14’– 4”Performance Space

70%† Minimum code fresh air, 
WC exhaust*

Tenant WC, customer WC, 
equipment

Lighting 
only

Instantaneous14’– 4”Religious Facility

70% Minimum code fresh air, 
kitchen exhaust, WC exhaust

Tenant WC, customer WC, 
equipment

Lighting 
only

Instantaneous/
storage

14’– 4”Community Center

70% Air-side economizer, 
kitchen exhaust, WC exhaust

Tenant WC, customer WC, 
food preparation

Lighting 
only

Instantaneous/
storage

14’– 4”Full-Service Restaurant

70% Minimum code fresh air, 
WC exhaust

Tenant WCLighting 
only

Instantaneous14’– 4”Grocery Store

70% Air-side economizer, 
kitchen exhaust, WC exhaust

Tenant WC, customer WC, 
food preparation

Lighting 
only

Instantaneous/
storage

14’– 4”Supermarket (>10,000 sf)

70% Air-side economizer, WC exhaust Tenant WC, customer WC, 
food preparation

Lighting 
only

Instantaneous14’– 4”Base Retail Space 
(un-programmed)

*

*Equipment and product dependent†These uses may require some additional translucent treatments—see privacy strategies diagram in the Tenant Lease Checklist

70% Air-side econ., WC exhaust, shower 
exhaust, equipment ventilation*

Tenant WC, customer WC, 
shower

Lighting 
only

Instantaneous/
storage

14’– 4”Gym/Fitness Center

SUCCESS FACTORS

*

*

*

*
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Design Guidelines for Retail and Other Ground-Floor Uses 
in Mixed-Use Affordable Housing Developments
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Design Guidelines for Retail and Other Ground-Floor Uses 
in Mixed-Use Affordable Housing Developments
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Design Guidelines for Retail and Other Ground-Floor Uses 
in Mixed-Use Affordable Housing Developments
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Laying the 
Groundwork

Design Guidelines for Retail and Other Ground-Floor Uses 
in Mixed-Use Affordable Housing Developments

1.1  Glazing/Fenestration
 .1   Maintain 70% transparency on 

exterior glazing between 2 feet and 
10 feet above the sidewalk. Do not 
paste stickers, posters, or fl iers that 
exceed 70% transparency. When 
privacy is needed for specifi c uses 
refer to this diagram.  

1.3  Louvers
 .4   Do not install air-conditioning units over doorways or allow them to protrude through 

the facade. 

1.4  Signage
  .2   Maintain uniform signage across the length of the street front facade, creating a signage 

band above the storefront.  
  .4   Ensure that signage lighting minimizes light pollution and does not illuminate residential 

interiors located above the sign. 

1.5  Awnings
  .2   Awnings should maintain a uniform profi le, projection, height, color, and material palette 

across the entire facade. Awning size/spacing should be coordinated with facade bays 
and with all retail tenant awnings. Branding for each retailer can be customized within 
these unifying limitations.

  .3   Install awnings with open ends and bottoms to maintain a clean and light appearance. 
Front lips are recommended, but should not exceed 1 foot in depth.

  .4   Install stainless steel awning supports and fasteners to prevent rusting. 
  .5   Maintain awnings according to standards of care. Awnings should be clean and fully 

functional at all times. 

1.6  Exterior Lighting
 .1   Ensure that interior lighting is not obstructed or otherwise prevented from effectively 

reaching the exterior. 

1.7  Security Gates
 .1   If security gates are required, provide internally housed roll-down security grilles 

mounted on the interior of the storefront. These gates roll down inside 
of the display window and door. 

 .2   Install open mesh security grilles only, in order to maintain transparency. Solid sections 
may be provided if they align with opaque portions of the facade. The minimum visibility 
allowed is 70%. More visibility is desirable.

 .3   Prevent security grilles from obscuring or detracting from the design and details of the 
existing storefront. 

 .4   Coordinate the location of security grilles so they do not interfere with exterior louvers. 
The security gate should not impede the visual connection from the interior to the 
exterior. Coordinate the location of the security grilles with the required mechanical 
space behind the exterior louvers prior to installation. 

Tenant Lease Checklist

Facade and Signage

SECTION 1

FROSTED SCREENING, BLINDS, 
OR CURTAINS SET AT A HEIGHT 
TO OBSCURE EXTERIOR VIEWS 
INTO THE SPACE, WHILE 
ALLOWING DIRECT SUN AND 
INTERIOR VIEWS OF THE SKY.

Developers may use this checklist to modify standard leases to ensure that 
their tenants comply with the design guidelines.
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2.3  Recycling and Trash  Disposal Area 
 .1   Locate recycling bins and trash collection area out of view from sidewalk and main 

building entrances. At least three days’ worth of garbage should be able to be stored 
within the interior or a designated off-street location. 

2.10  Exterior Power
  .1   Ensure that exterior power outlets are properly secured at all times.  

3.1  Ceiling Height
 .2   Maintain a clear span of 12 feet above the finish floor (AFFL). No pipe, conduit or other 

utility running horizontally in the ceiling should be lower than 12 feet above the retail 
floor slab. 

4.5  Exhaust Air
 .1   Ensure that the location of exhaust air openings is compatible with the NYC Building 

Code. In general, exhaust air louvers are located 10 feet above the sidewalk, 10 feet 
from any window in an adjacent building and 10 feet from a residential window in the 
same building. If the exhaust is considered to be a contaminant source it must be 
located 20 feet from the nearest intake (or be at least 2 feet above it). 

6.4  Grease Waste
 .2   Maintain all grease traps and interceptors for their continued functionality.  

Fixed furniture or stored materials should not block access. A professional should  
carry out maintenance regularly.

6.5   Gas
 .2   Arrange for a gas meter to be installed by the gas utility company. 

Exterior Access & Streetscape

Interior Architecture

Mechanical

Plumbing and Fire Protection

SECTION 2

SECTION 3

SECTION 4

SECTION 6
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Glossary

AHU

Air-handling unit, an acronym 
for the mechanical unit that 
provides air to the building.

Awning

A roof-like covering, often 
constructed of fabric, which 
extends over the storefront; 
awnings shelter people from the 
elements and provide shade for 
the interior.

Backflow Preventer

A device designed to prevent 
water from flowing back into  
a building’s plumbing system.

Bioswale

A landscape element  
designed to capture and  
filter stormwater runoff. 

Block and Plank

A type of construction that  
uses precast concrete slabs  
or “planks” for the floor system  
of a building and concrete 
masonry units (CMUs) for the 
bearing walls. 

BLDS 

Building and Land Development 
Services, a division within 
the NYC Department of 
Housing Preservation and 
Development (HPD) that provides 
environmental, architectural, 
engineering, and construction 
support services to HPD projects. 

Building Entrance

Primary building entrance that 
provides access to upper-story 
retail, commercial, or residential 
tenants.

Building Facade

For the purposes of these design 
guidelines, the street face of the 
building above the storefront, or 
the upper facade of the building.

CSO Tributary Area

The geographic area a certain 
combined sewer serves. 
Specific tributary areas 
may be targeted in order 
to increase natural water 
filtration and limit the use of 
the combined sewer during a 
storm event. 

Curtain Wall Facade

An exterior building wall that 
is non-load-bearing.

DEP

Department of Environmental 
Protection, a division of the 
New York City government 
that manages the city’s water 
supply. 

DX 

Direct expansion cooling 
system, an HVAC technology 
that uses the refrigerant 
vapor expansion/compression 
cycle to cool the building. DX 
systems take up less room 
than traditional HVAC systems 
and have lower noise levels. 

DOT

NYC Department of 
Transportation, a division of 
the New York City government 
that has jurisdiction over 
streets, sidewalks, and other 
transportation infrastructure. 

Display Window

Large area of transparent 
plate glass in the storefront 
infill that provides space for 
product and service display as 
well as visibility into the store.

Energy Code

Standards developed by local, 
state, or federal governments 
that detail the energy-
efficiency requirements of 
new buildings. In New York 
City, the applicable energy 
code can be found at: http://
www.nyc.gov/html/dob/
html/codes_and_reference_
materials/nycecc_main.shtml

Bulkhead

The horizontal part of the 
storefront starting from the 
ground to the bottom or sill of 
the display window.

Brickmold

The exterior molding at the 
joint between the window 
frame and the masonry 
opening, typically forming 
a part of the window 
enframement.

cfm  

Cubic feet per minute, a unit 
of volume commonly used 
to measure HVAC system 
capacity.

cfm/sf 

Cubic feet per minute 
per square foot, a unit of 
measurement used to 
evaluate the efficiency of an 
HVAC system. 

Column Bay

The space between two rows 
of columns.

Contaminant Source

A point or location that emits 
unhealthy chemicals or 
organic matter.

Cornice

The horizontal, exterior trim 
or feature of a building at the 
meeting of the roof and the 
building facade.

CSO

Combined Sewer overflow. 
A discharge from the city’s 
combined sewer system that 
occurs when heavy rainfall 
taxes the system beyond 
the capacity of wastewater 
treatment plants. CSOs 
deposit both wastewater and 
stormwater into the city’s 
natural waterways and are 
harmful to the environment. 
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Enframement

The decorative trim, moldings, 
or molded projections around 
the top and sides of a window 
or door opening.

Facade Signage

Signage, often located above 
the building entrance or on the 
cornice, which may be engraved 
in the building masonry or 
otherwise constructed of 
masonry or metal and installed 
on the facade. Facade signage 
is typically an original element 
in the building design.

Fascia Band

A flat, horizontal member or 
molding with little projection, 
separating elements of the 
facade.

FEMA

Federal Emergency 
Management Agency, a 
governmental agency within 
the Department of Homeland 
Security that coordinates the 
federal response to natural 
disasters. 

Glazing

The glass surface of a window, 
door opening, or wall.

Historic Fabric

Any building element that is 
part of the original construction 
of a historic building.

HPD

NYC Department of Housing 
Preservation and Development, 
an agency of the New York 
City government that works 
to develop and preserve 
affordable housing. 

HVAC

Heating, ventilation, and air 
conditioning. An acronym 
used as shorthand for the air 
systems of a building. 

Instantaneous Water Heaters

Gas-powered modules which 
heat water instantly without  
a tank.

Large Retail Unit

A retail unit greater than or 
equal to 4,000 square feet in 
floor area.

LEED

Leadership in Energy & 
Environmental Design, a green 
building certification program 
that recognizes best-in-
class building strategies and 
practices. 

Light Pollution

Excessive, misdirected, or 
obtrusive artificial light, 
typically at night. Also known 
as photo-pollution or luminous 
pollution.

Lintel

A horizontal structural 
member, such as a beam, over 
an opening which carries the 
weight of the wall above it.

Louvers

A screen composed of 
horizontal slats for admitting 
air and screening views of an 
air-conditioning unit, housed 
in a framed opening often 
located in the signage zone or 
bulkheads.

MEP

Mechanical, electrical, and 
plumbing, an acronym used 
as shorthand for the working 
systems of a building. 

NYSERDA

New York State Energy 
Research and Development 
Authority, a public benefit 
corporation that promotes 
energy efficiency and the 
use of renewable energy 
sources. NYSERDA works 
with residents, business 
owners, developers, 
community leaders, local 
government officials, 
university researchers, utility 
representatives, investors, 
and entrepreneurs. 

Parapet

The extension of the building 
facade wall above the 
building’s roofline.

Pier

A vertical column that  
projects from, and is an 
integral part of, a wall. Usually 
rectangular in section and 
placed at intervals along the 
wall for support.

Pilaster

A pier or pillar attached to 
a building’s facade, which 
often contains a base, shaft, 
and capital, and supports a 
horizontal band above. 

Security Gates and Grilles

Apparatus for securing 
windows and doors consisting 
of a retractable metal sash 
that is either solid metal 
(gate) or open mesh (grille), 
and, in the case of overhead 
rolling types, an overhead 
metal box where the gate or 
grille stays when retracted. 
The gate or grille is installed 
on the interior or exterior side 
of windows and doors.
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Storefront Entrance

Entrances to individual 
ground-floor retail and other 
commercial spaces; entrances 
are typically coordinated with 
the design of other storefront 
components.

Storefront Infill

The area within the masonry 
opening of the street level 
facade that provides access 
and natural daylight into retail 
or other commercial spaces. 
Typically, the storefront infill 
includes large areas of plate 
glass for display and visibility. 
The storefront is defined by a 
cornice or lintel at the top, a 
bulkhead at the base, and by 
piers or pilasters at the sides. 
Doors and transoms are located 
within the storefront infill area.

Storefront Lighting

Artificial light sources used 
inside display windows and on 
the exterior of the building to 
illuminate product displays, 
signage, or the storefront as a 
whole.

Transom

A framed area of glass above a 
door opening, separated by a 
transom bar.

Vestibule

A hall or lobby indent adjacent 
to the front door of a building. 

VRF 

Variable refrigerant flow system, 
an HVAC technology that uses 
refrigerant for both cooling and 
heating. If used properly, VRF 
systems can provide significant 
energy savings. 

Security Grille or Gate Housing 

The part of the rolling security 
grille or gate that contains the 
grille or gate when rolled up.

sf  

Square feet, a common unit of 
measurement for building area. 

Signage Zone

A continuous zone appropriate 
for placing signage immediately 
above the storefront glazing, 
often stretching the full length 
of the storefront or storefront 
infill, or within the display 
window area. Signs may be 
installed only within the signage 
zone.

Small Retail Unit

A retail unit less than 4,000 
square feet in floor area.

Sprinkler Service

A fire protection system 
composed of pipes and nozzles 
that automatically release 
water in the event of a fire. 

Standpipe System

A pipe system that connects a 
water supply with strategically 
placed hose connections for 
use by either the building’s 
occupants or the fire 
department. 

Storefront

Retail or commercial face of 
building at street level, typically 
articulated and distinct from 
the rest of the building face, 
reflecting its use, and which 
may extend up to the second 
floor. The storefront is often 
architecturally terminated by a 
storefront cornice.

Storefront Cornice

A continuous horizontal 
fascia band with projecting 
moldings above the storefront 
that visually separates the 
storefront from the upper or 
building facade.
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2015	Enterprise	Green	Communities	Criteria		
Certification	Overlay	for	NYC	HPD	Projects	‐	August	2015	
		
This	document	summarizes	HPD's	modifications	and	clarifications	to	the	2015	Enterprise	Green	Communities	
Criteria	and	Certification	process	for	projects	in	New	York	City.		For	detailed	technical	guidance,	please	refer	to	
the	full	2015	Enterprise	Green	Communities	Criteria:	http://www.enterprisecommunity.org/green	
	
Projects	financed	by	HPD	and	required	to	achieve	Enterprise	Green	Communities	Certification	must:		

 Provide	documentation	that	the	project	architect,	general	contractor,	and	developer	have	attended	a	
“Green	Communities	Healthy	Homes	Training”	conducted	by	the	New	York	City	Department	of	Health	
and	Mental	Hygiene		(DOHMH),		

 Follow	the	HPD	Overlay	guidance	as	outlined	in	the	checklist	below,	
 Meet	all	mandatory	measures	applicable	for	the	construction	type,	and	
 Achieve	a	minimum	of	35	optional	points	if	new	construction;	achieve	a	minimum	of	30	optional	points	

if	rehabilitation	
	
At	all	times,	projects	are	encouraged	to	go	beyond	this	minimum	set	of	criteria	to	meet	the	development	goals	of	
the	project.		
	
Process	
Prior	to	completing	the	PreBuild	application	for	Green	Communities	Certification,	the	project	architect,	general	
contractor,	and	developer	must	attend	a	“Green	Communities	Healthy	Homes	Training”	conducted	by	DOHMH.		
This	is	a	free	two	hour	seminar	which	focuses	on	best	practices	in	healthy	housing	topics	for	NYC	buildings,	
including	Integrated	Pest	Management,	Active	Design,	and	Smoke	Free	Housing.		DOHMH	will	issue	a	certificate	
of	completion	to	each	participant	at	the	conclusion	of	the	training;	this	certificate	of	completion	will	be	valid	for	
those	individual	training	participants	for	a	period	of	three	years.		For	each	project	submitted	to	HPD,	the	project	
architect,	general	contractor,	and	developer	must	submit	a	copy	of	their	certificate	of	training	completion	to	
HPD’s	Director	of	Sustainability,	along	with	the	“Notification	of	Application	Submission”	form.		Once	all	required	
documentation	is	submitted,	HPD’s	Director	of	Sustainability	will	issue	a	Confirmation	Letter	for	the	project	to	
the	project	team.		The	HPD	Confirmation	Letter	will	be	required	to	complete	your	PreBuild	application	in	the	
online	Green	Communities	Certification	Portal.		
	
Enterprise	Green	Communities	Certification	is	a	two‐step	process	(PreBuild	and	PostBuild)	housed	within	the	
online	Green	Communities	Certification	Portal	(www.enterprisecommunity.org/green).		Application	submittals	
will	be	reviewed	in	30	days	or	less.		After	the	review	period,	project	teams	will	either	receive	a	request	for	
additional	information	or	a	notice	that	their	application	was	approved.		Note	that	if	additional	information	is	
requested	for	review	and	the	project	team	subsequently	resubmits	their	PreBuild	or	PostBuild	application,	
these	will	also	be	subject	to	a	30	day	review	period.			
	
PreBuild	application	submittals	due	at	least	30	days	before	start	of	construction.		A	$1,250	fee	will	be	assessed	
through	the	online	portal	for	the	initial	PreBuild	review.		Projects	must	upload	the	Confirmation	Letter	received	
from	the	HPD	Director	of	Sustainability	as	part	of	their	PreBuild	submission.			
	
PostBuild	application	submittals	are	due	within	60	days	of	construction	completion	(within	60	days	of	the	
project	receiving	its	certificate	of	occupancy).		A	$300	fee	will	be	assessed	through	the	online	portal	for	the	
initial	PostBuild	review.			
	
Requests	for	expedited	reviews	may	be	available.		Expedited	submittals	will	be	reviewed	in	10	business	days	or	
less.		Each	expedited	review	requests	will	be	assessed	an	additional	$250	fee.			
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1. INTEGRATIVE DESIGN  

 
 O  YES O  NO O  MAYBE M 1.1a Goal Setting 

Develop	 an	 integrative	design	process	that	works	 best	 for	your	 project	team	and	 intentions.	At	
minimum,	document:	
1.		A	statement	of	the	 overall	green	development	goals	 of	the	 project	and	 the	 expected	intended	
outcomes	from	 addressing	those	 goals.	

2.	A	summary	of	the	 integrative	process	that	was	 used	 to	select	 the	 green	building	strategies,	
systems	and	 materials	that	will	be	incorporated	into	 the	 project.	

3.	A	description	of	how	 progress	and	 success	 against	these	goals	 will	be	measured	throughout	the	
completion	of	design,	construction	and	 operation	to	ensure	that	the	 green	features	are	 included	
and	 correctly	installed.	

 
 O  YES O  NO O  MAYBE M  1.1b Criteria Documentation 

Create	design	and	 construction	documentation	to	include	information	on	 implementation	of	
appropriate	Enterprise	Green	 Communities	Criteria.	

 
 O  YES O  NO O  MAYBE 9  1.1c Designing for Project Performance 

Identify	how	 the	 expected	performance	of	your	 project	compares	to	the	 actual	performance	of	
other	projects	in	your	 portfolio	and/or	 community.	
	

	
 
 O  YES O  NO O  MAYBE M 1.2a Resident Health and Well-Being: Design for Health 

Identify potential resident health factors and design your project to address resident health and well-being 
by using the matrix provided on pages 22 and 23. 

 
 O  YES O  NO O  MAYBE 12 1.2b Resident Health and Well-Being: Health Action Plan 

At	pre‐design	and	 continuing	throughout	the	 project	life	cycle,	collaborate	with	 public	 health	
professionals	and	 community	stakeholders	to	assess,	 identify,	implement	and	 monitor	
achievable	actions	to	enhance	health‐promoting	features	of	the	 project	and	 minimize	features	
that	could	present	health	risks.	 Specifically,	create	a	Health	Action	Plan	 and	 integrate	the	 selected	
interventions	and	 a	plan	 for	monitoring	and	 evaluating	progress	per	 the	 full	criterion.	

 
 O YES O NO O MAYBE M 1.3a Resilient Communities: Design for Resilience (New	Construction	and	Substantial	Rehab	only)  

Given	your	 project	building	type,	 location	and	 expected	resident	population,	identify	a	project	
characteristic	that	would	most	 likely	 impact	your	 project’s	ability	 to	withstand	an	unexpected	
weather	event	or	 loss	of	power.	Select	 at	 least	 one	 criterion	from	 the	 given	 list	that	would	help	
mitigate	that	impact,	and	 incorporate	this	within	your	 project	plans	 and	 design.	Include	a	short	
narrative	providing	your	 rationale	for	selecting	this	 criterion	above	 the	 others.	

 

 
 O  YES O  NO O  MAYBE 15  1.3b Resilient Communities: Multi-Hazard Risk / Vulnerability Assessment 

Carry	 out	 a	Vulnerabilities	Assessment	and	 implement	building	elements	designed	to	enable	the	
project	to	adapt	to,	 and	 mitigate,	climate	impacts	given	 the	 project	location,	building	/construction	
type	 and	 resident	population.	

 

 
SUBTOTAL OPTIONAL POINTS 
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2. LOCATION + NEIGHOBORHOOD FABRIC 
 

New	Construction:	All	new	 construction	projects	must	 earn	optional	points	under	Criterion	2.8	 Access	to	
Public	 Transportation,	OR	earn	8	optional	points	through	selecting	one	 or	more	 of	the	 following:	
 2.7	 Preservation	of	and	 Access	to	Open	 Space	
 2.9	 Improving	Connectivity	to	the	 Community	
 2.12	 Access	to	Fresh,	 Local	Foods	
 2.13	 LEED	for	Neighborhood	Development	Certification	
 2.14	 Local	Economic		Development	and	 Community	Wealth		Creation	

 
 O YES O NO O MAYBE M 2.1 Sensitive Site Protection 

Do	not	 locate	 new	 projects,	including	buildings,	built	 structures,	roads	 or	parking	areas,	on	portions	
of	sites	 that	 meet	 any	of	the	 following	provisions:	
1.	Land	within	100	 feet	 of	wetlands,	including	isolated	wetlands	or	streams.	Maintain	or	establish	
riparian	buffer	 using	 native	vegetation	where	possible.	Bike	and	 foot	 paths	are	 allowed	if	at	
least	25	 feet	 from	 the	wetlands	boundary.	

2.	Land	 on	slope	 greater	than	15%.	
3.	Land	with	 prime	soils,	 unique	soils	or	soils	of	state	significance	per	 USDA	designations.	
4.	Public	 parkland.	
5.	Land	 that	is	specifically	 identified	as	an	 existing	habitat	for	any	 species	 on	 federal	or	state			
threatened	or	endangered	lists.	

6.	Land	 that	is	within	the	 Special	 Flood	 Hazard	Areas	 (SFHA)	as	identified	by	FEMA	on	 the	 Flood	
Insurance	Rate	Map.	

 
 O YES O NO O MAYBE        M 2.2 Connections to Existing Development and Infrastructure (Except	for	projects	located	on						rural	tribal	

lands,	in	colonias	communities,	 or	in	communities	with	populations	of	less	than	10,000)	
Locate	 the	 project	on	a	site	with	 access	 to	existing	 roads,	water,	sewers	 and	 other	infrastructure	
within	or	contiguous	to	(having	at	 least	 25%	of	the	 perimeter	bordering)	existing	 development.	
Connect	the	 project	to	the	 pedestrian	grid.	

 
 O YES O NO O MAYBE M 2.3 Compact Development 

At	a	minimum,	build	 to	the	 residential	density	(dwelling	units	/	acre)	 of	the	 census	 block	group	in	
which	 your	 project	is	located.	

 
 O YES O NO O MAYBE 5 or 7 2.4 Compact Development 

Exceed	 the	 residential	density	(dwelling	units	/	acre)	of	the	 census	 block	 group	in	which	 your	project	
is	located.	Exceed	 by	2x	for	[5	points];	exceed	by	3x	for	[7	points].	

 

 
 O YES O NO O MAYBE M 2.5 Proximity to Services 

Locate	 the	 project	within	a	0.5‐mile	walk	distance	of	at	 least	 four,	 or	a	1‐mile	 walk	distance	of	at	 least	
seven,	 of	the	 listed	 services.	 For	projects	that	 qualify	 as	Rural	/	Tribal	/	Small	 Town,	 locate	 the	 project	
within	5	miles	 of	at	 least	 four	 of	the	 listed	 services.	

 
 O YES O NO O MAYBE M 2.6 Preservation of and Access to Open Space for Rural / Tribal / Small Towns 

Set	aside	 a	minimum	of	10%	(minimum	of	0.25	 acre)	of	the	 total	 project	acreage	as	non‐paved	open	
space	 for	use	by	all	residents	OR	locate	 the	 project	within	a	0.25‐mile	walk	distance	of	dedicated	
public	non‐paved	open	 space	 that	 is	a	minimum	of	0.75	 acres.	

 
 O YES O NO O MAYBE 6 max 2.7 Preservation of and Access to Open Space 

Set	aside	 a	percentage	of	non‐paved	open	 space	 for	use	 by	all	residents.	20%	 [2	points];	30%	
[4	points];	 40%	+	written	statement	of	preservation	/conservation	policy	 for	set‐aside	land	 [6	
points].	
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LOCATION + NEIGHBORHOOD FABRIC (continued) 

 
 O YES O NO O MAYBE 8 or 10 2.8 Access to Public Transportation 

Locate	 projects	within	a	0.5‐mile	walk	 distance	of	transit	services	 combined	(bus,	rail	 and	/or	
ferry),	constituting	at	 least	 60	or	more	 transit	rides	 per	weekday,	with	 some	 type	 of	weekend	
ride	 option.	
[8	points]	
	
For	projects	that	qualify	 as	Rural	/	Tribal	/	Small	 Town,	 locate	the	 project	within	a	5‐mile	 distance	of	
at	 least	 one	 of	the	 following	transit	options:	1)	 vehicle	 share	program;	2)	 dial‐a‐ride	program;	
3)	 employer	vanpool;	4)	 park‐and‐ride;	or	5)	 public–private	regional	transportation.	 [8	points]	
	
For	an	additional	 2	points:	Locate	 the	 project		along	 dedicated	bike	 trails	 or	lanes	 that	 lead	 to	transit	
services	 or	stations	(bus,	 rail	and	 ferry)	 within	3	miles.	

 
 O YES O NO O MAYBE 2 to 8 2.9 Improving Connectivity to the Community 

Improve	access	 to	community	amenities	through	at	 least	 one	 of	the	 transit,	auto	or	biking	 mobility	
measures	listed.	

 
 O YES O NO O MAYBE 5 max 2.10 Passive Solar Heating  / Cooling 

Design	 and	 build	 with	 passive	 solar	 design,	orientation	and	 shading	that	meet	 specified		guidelines.	
 
 O YES O NO O MAYBE 4  2.11 Brownfield Site or Adaptive Reuse Building 

Rehabilitate	an	existing	 structure	that	 was	not	 previously	used	 as	housing	or	locate	 the	 project	on	a	
brownfield	site.	

 
 O YES O NO O MAYBE 6  2.12 Access to Fresh, Local Foods 

Pursue	one	 of	three	options	to	provide	residents	and	 staff	with	 access	 to	fresh,	 local	 foods,	 including			
neighborhood	farms	 and	 gardens,	community‐supported	agriculture,	or	proximity	to	farmers	
markets.	

 
 O YES O NO O MAYBE 4  2.13 LEED for Neighborhood Development Certification 

Locate	building(s)	in	a	Stage	 2	Pre‐Certified	or	Stage	 3	Certified	 Neighborhood	Development.	
 
 O YES O NO O MAYBE 6 max 2.14 Local Economic Development and Community Wealth Creation 

Demonstrate	that	local	 preference	for	construction	employment	and	 subcontractor	hiring	was	
part	of	your	 bidding	process	[2	points]	 OR	demonstrate	that	you	achieved	at	 least	 20%	 local	
employment	[3	points]	 OR	provide	physical	 space	 for	small	 business,	nonprofits,	and	/or	skills	and	
workforce	education	[3	points].	

 

 
SUBTOTAL OPTIONAL POINTS 

 
3. SITE IMPROVEMENTS 

 

 O YES O NO O MAYBE M 3.1 Environmental Remediation 
Conduct	an	 environmental	site	 assessment	to	determine	whether	any	 hazardous	materials	are			
present	on‐site;	mitigate	any	 found.	
	

	
 
 O YES O NO O MAYBE M 3.2 Erosion and Sedimentation Control (Except	for	infill	sites	with	buildable	area	smaller	than	 one	acre)	

Implement	EPA’s	Best	Management	Practices	for	Construction	Site	 Stormwater	Runoff	 Control,	or	
local	 requirements,	whichever	is	more	 stringent.	
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SITE IMPROVEMENTS (continued) 

 
 O YES O NO O MAYBE M 3.3 Low-Impact Development 

Projects	located	on	greenfields	must	 meet	 the	 list	of	low‐impact	development	criteria.	
 
 O YES O NO O MAYBE M 3.4 Landscaping 

If	providing	plantings,	all	should	be	native	or	adapted	to	the	 region,	appropriate	to	the	 site’s	soil	
and	 microclimate,	and	 none	of	the	 new	 plants	is	an	 invasive	 species.	Reseed	or	xeriscape	all	
disturbed	areas.	
	
HPD	Overlay:	
See	“Resources”	in	full	2015	Criteria	for	databases	of	native	and	adapted	plants.	

 
 O YES O NO O MAYBE M 3.5a Efficient Irrigation and Water Reuse 

If	irrigation	is	used,	install	an	 efficient	 irrigation	or	water	reuse	system	 per	 the	 guidelines.	
 
 O YES O NO O MAYBE 4 or 8 3.5b Efficient Irrigation and Water Reuse 

Install	 an	 efficient	 irrigation	system	 equipped	with	 a	WaterSense‐labeled	weather‐based	
irrigation	controller	 (WBIC)	OR	at	 least	 50%	 of	the	 site’s	irrigation	should	be	satisfied	by	
reusing	water.	

 
 O YES O NO O MAYBE 4 or 8 3.6 Surface Stormwater Management 

Retain,	infiltrate	and	/or	harvest	the	 first	1.0	 inch	 of	rain	 that	falls	 [4	points]	OR	as	calculated	for	
a	24‐hour	period	of	a	one‐year	(1)	 storm	event,	so	that	no	stormwater	is	discharged	to	drains	/	
inlets.		[8	points]	 For	both	 options,	permanently	label	 all	storm	drains	and	 inlets.	

 
 O YES O NO O MAYBE 1 3.7 Reducing Heat-Island Effect: Paving 

Use	light‐colored,	high‐albedo	materials	and/or	 an	open‐grid	pavement,	with	 a	minimum	solar	
reflectance	of	0.3,	 over	 at	 least	 50%	 of	the	 site’s	hardscaped	area.	

 

 
SUBTOTAL OPTIONAL POINTS 

 
 

4. WATER CONSERVATION 
 

 O YES O NO O MAYBE M 4.1 Water-Conserving Fixtures 
Install	 water‐conserving	fixtures	in	all	units	 and	 any	 common	facilities	with	 the	 following	
specifications.	Toilets:	WaterSense‐labeled	and	 1.28	 gpf;	Urinals:	WaterSense‐labeled	and	 0.5	 gpf;	
Showerheads:		WaterSense‐labeled	and	 2.0	 gpm;	 Kitchen	 faucets:	 2.0	 gpm;	 Lav	faucets:	
WaterSense‐	labeled	and	 1.5	 gpm	
	
AND	for	all	single‐family	homes	and	 all	dwelling	units	 in	buildings	three	stories	or	fewer,	the	 static	
service	 pressure	must	 not	 exceed	60	psi.	

 

 
 

 O YES O NO O MAYBE 6 max 4.2 Advanced Water Conservation 

Reduce	water	consumption	either	by	installing	water‐conserving	fixtures	in	all	units	 and	 all	
common	space	 bathrooms	with	 the	 following	specifications:	Toilets:	WaterSense‐labeled	and	 1.1	
gpf	[1	point];	Showerheads:	WaterSense‐labeled	 and	 1.5	 gpm	 [1	point];	Kitchen	 faucets:	1.5	 gpm	
and	 lav	faucets:	WaterSense‐labeled	and	 1.0	 gpm	 [1	point]	
OR	
Reduce	total	 indoor	water	consumption	by	at	 least	 30%	 compared	to	the	 baseline	indoor	
water	consumption	chart,	through	a	combination	of	your	 choosing.	[6	points	maximum]	
	
HPD	Overlay:	
Projects	are	REQUIRED	to	achieve	at	least	3	points	through	this	criterion.	
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WATER CONSERVATION (continued) 

 
 O YES O NO O MAYBE 4  4.3 Leaks and Water Metering 

Conduct	pressure‐loss	tests	 and	 visual	 inspections	to	determine	if	there	are	 any	 leaks;	 fix	any	
leaks	found;	and	 meter	or	submeter	each	 dwelling	unit	 with	 a	technology	capable	of	tracking	
water	use.	Separately	meter	outdoor	water	consumption.	
	

HPD	Overlay:	
Projects	are	REQUIRED	to	achieve	this	criterion.	

	
In	NYC,	annual	water	cost	can	exceed	annual	fuel	cost	in	some	buildings.		Water	submeters	can	help	identify	and	locate	leaks	quickly	so	that	waste	
and	cost	is	reduced	drastically—a	1	gpm	leak	costs	about	$6,700	a	year	in	NYC.	

	
For	new	construction	and	substantial	rehab	projects,	separately	meter	cold	branches	off	the	apartment	line	risers	for	each	dwelling	unit,	the	project	
laundry	facilities,	the	boiler	makeup	water,	outdoor	water,	and	any	commercial	spaces.		The	meters	are	smaller,	less	costly,	and	easier	to	install	(and	
wire)	and	make	leaks	much	easier	to	pinpoint.	

	
When	a	plumbing	retrofit	will	be	difficult	as	with	moderate	rehabs,	projects	may	follow	the	more	cost‐effective	procedure	of	only	metering	the	cold	
water	risers	and	the	domestic	hot	water	(DHW)	cold	water	feed	for	each	building.		Where	code	allows,	we	recommend	using	a	press‐fit	pipe	joining	
system	instead	of	sweated	joints.		Such	a	system	saves	labor	costs	and	permits	otherwise	impossible	installations.			

	
Equipment	
All	the	system	components	are	off	the	shelf.		The	meters	should	meet	AWWA	standards	and	include	a	pulse	output	(1	pulse	per	gallon	is	desirable).	

	
More	critical	is	meter	sizing;	oversizing	is	common.		A	2‐inch	riser,	for	example,	does	not	require	a	2‐inch	meter.		Not	only	would	a	2‐inch	meter	be	
much	more	expensive,	but	it	would	miss	the	very	low	flows	it	is	supposed	to	detect.		Most	risers	up	to	2	inches	in	diameter	in	6‐story	or	shorter	
buildings	can	be	handled	by	a	¾‐inch	meter.	

	
The	data‐gathering	system	can	be	hard‐wired	or	wireless;	there	are	several	vendors	from	which	to	choose.		The	data	is	sent	from	each	meter	to	a	
datalogger	inside	the	building,	which	passes	it	on	to	a	website	where	it	can	be	reviewed	and	downloaded.		In	cases	where	staff	do	not	have	time	to	
review	data	for	dozens	of	submeters,	the	website	can	be	programmed	to	send	out	a	text	or	email	alarm	to	the	maintenance	staff	when	a	leak	is	
suspected.	

	
Because	it	is	easy	to	set	up	alarms,	it	is	not	necessary	to	dedicate	an	employee	or	outside	firm	to	monitor	the	water	data,	but	it	is	desirable	and	
should	be	considered.		Many	firms	now	monitor	other	building	functions,	so	adding	water	to	the	list	should	not	be	difficult.	

	
Installation	
In	all	cases	the	meters	themselves	should	be	installed	by	a	licensed	plumber.		The	data‐gathering	system	can	be	installed	by	a	controls	or	telecom	
contractor	or,	more	expensively,	by	a	licensed	electrician.			

Meters	of	the	type	used	for	this	system	will	generally	not	require	special	pipe	straight‐runs,	although	they	must	be	level.		Some	meters	can	be	
mounted	either	horizontally	or	vertically.		The	most	crucial	factor	is	to	install	every	meter	so	it	can	be	easily	accessed	for	repairs	or	for	manual	
reading	(should	that	become	necessary)	–	meters	in	cramped	or	inaccessible	locations	frequently	end	up	ignored	or	forgotten.		

Experience	shows	that	domestic	water	systems	frequently	include	long	pipe	runs	without	any	shutoff	capability,	which	makes	future	repairs	more	
difficult	and/or	disruptive.		A	few	extra	well‐placed	isolation	valves	will	pay	large	dividends	over	time.	

Similarly,	in	new	construction	in	particular,	designers	should	be	encouraged	to	make	the	pipes	more	accessible	than	they	usually	are,	either	by	
exposing	them	or	placing	them	behind	an	easily‐removable	access	door	or	chase.		Pipes	in	an	easily‐removable	chase	would	be	easier	to	repair	and	
inspect	and	might	even	be	isolatable	enough	to	eliminate	water	damage	from	a	pipe	burst	or	joint	leak.	

Experience	also	shows	that	basements	frequently	lack	electrical	outlets.		With	the	increase	in	telecom,	internet	and	cable	TV	installations	and	a	likely	
rise	in	data‐gathering	systems	like	the	one	described	here,	strategically‐located	additional	outlets	would	be	quite	valuable.	

Installed	cost	will	vary	widely	depending	on	meter	size	and	location,	new	construction	vs.	retrofit,	wireless	vs.	wired,	local	labor	costs	and	other	
factors,	but	the	cost	per	installed	meter,	including	data	system,	is	likely	to	be	in	the	range	of	$500	to	$2,000	per	meter.	
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WATER CONSERVATION (continued) 

 
 O YES O NO O MAYBE 4  4.4 Efficient Plumbing Layout and Design 

To	minimize	water	loss	from	 delivering	hot	water,	the	 hot	water	delivery	system	 shall	 store	 no	
more	 than	0.5	 gallons	of	water	in	any	 piping/manifold	between	the	 hot	 water	source	and	 any	hot	
water	fixture.	

 
 O YES O NO O MAYBE 6 max 4.5 Water Reuse 

Harvest,	treat,	and	 reuse	rainwater	and/or	 greywater	to	meet	 a	portion	of	the	 project’s	total	
water	needs:	10%	 reuse	[3	points];	20%	 reuse	[4	points];	30%	 reuse	[5	points];	40%	 reuse	[6	points]	

 
 O YES O NO O MAYBE 8 4.6 Access to Potable Water During Emergencies 

Provide	 residents	with	 access	 to	potable	water	in	the	 event	 of	an	 emergency	that	disrupts	normal	
access	 to	potable	water,	including	disruptions	related	to	power	outages	that	prevent	pumping	
water	to	upper	floors	 of	multifamily	buildings	or	pumping	of	water	from	 on‐site	wells,	 per	 one	 of	
the	three	options.	

 

 
SUBTOTAL OPTIONAL POINTS 

 
 

5. ENERGY EFFICIENCY 
 

 O YES O NO O MAYBE M 5.1a Building Performance Standard (New	Construction:	single‐family	and	 low‐rise	multifamily) 
Certify	 each	 dwelling	unit	 in	the	 project	through	the	 ENERGY	STAR	New	Homes	 program.	
	
HPD	Overlay:	
NYSERDA	Low	Rise	Residential	New	Construction	projects	satisfy	this	requirement;	associated	
incentives	may	be	available.		For	more	information,	see	www.nyserda.ny.gov/All‐
Programs/Programs/Low‐Rise‐Residential.		Certification	to	any	of	the	programs	referenced	in	Criterion	
5.2	(including	PHIUS)	also	satisfy	this	requirement.	

 
 O YES O NO O MAYBE M 5.1b Building Performance Standard (New	Construction:	mid‐rise	and	high‐rise	multifamily,	with	 	

	 	 	 	 some	exceptions) 
Certify	 the	 project	through	the	 ENERGY	STAR	Multifamily	High‐Rise	 program	 (MFHR)	OR	
follow	 the	 combined	MFHR	and	 LEED	Commissioning	Path	 outlined	in	the	 criterion.	
	
Exception:	Multifamily	buildings	that	are	 four	 or	 five	stories,	in	which	 all	dwelling	units	 have	 their	
own	 heating,	cooling	and	 hot	 water	systems,	should	comply	 with	 Criterion	5.1a	 and	 certify	 each	
dwelling	unit	 per	 ENERGY	STAR	Certified	New	Homes.	
 
HPD	Overlay:	
NYSERDA	Multifamily	Performance	Program:	New	Construction	Component	projects	satisfy	this	
requirement;	associated	incentives	may	be	available.		For	more	information,	see	
www.nyserda.ny.gov/All‐Programs/Programs/MPP‐New‐Construction.	Certification	to	any	of	the	
programs	referenced	in	Criterion	5.2	(including	PHIUS)	also	satisfy	this	requirement. 
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ENERGY EFFICIENCY (continued) 
 

O YES O NO O MAYBE        M 5.1c Building Performance Standard (Substantial	and	Moderate	Rehab:	single‐family	and	low‐rise	

multifamily) 
For	each	 dwelling	unit,	achieve	a	HERS	Index	 score	 of	85	or	less.	

	
Exception:	Substantial	rehabs	of	buildings	with	 walls	made	only	of	brick/masonry	that		are	 three	
stories		or	fewer	 and	 built	 before		1980,	as	well	 as	moderate	rehabs	of	buildings	that		are	 three	
stories	or	fewer	 and	 built	 before		1980,	are	 permitted	to	instead	achieve		a	HERS	Index	 score	 of	100	
or	less	for	each	 dwelling	unit.	
	
HPD	Overlay:	
Note	that	the	NYSERDA	Low	Rise	Residential	New	Construction	program	is	available	for	Gut	
Rehabilitations	and	would	satisfy	the	requirements	of	this	criterion.		Associated	incentives	may	be	
available.		For	more	information,	see	www.nyserda.ny.gov/All‐Programs/Programs/Low‐Rise‐
Residential	.	Certification	to	any	of	the	programs	referenced	in	Criterion	5.2	(including	PHIUS)	also	
satisfy	this	requirement.		

 
 O YES O NO O MAYBE M 5.1d Building Performance Standard (Substantial	and	Moderate	Rehab:	mid‐rise	and	high‐rise)	

Demonstrate	that	the	 energy	performance	of	the	 completed	building	will	be	equivalent	to	ASHRAE	
90.1‐2010	using	 an	 energy	model	created	by	a	qualified	energy	services	 provider	per	 Appendix	G.	
	
HPD	Overlay:	
NYSERDA	Multifamily	Performance	Program:	Existing	Buildings	projects	satisfy	this	requirement;	
associated	incentives	may	be	available.		For	more	information,	see	www.nyserda.ny.gov/All‐
Programs/Programs/MPP‐Existing‐Buildings	.	Certification	to	any	of	the	programs	referenced	in	
Criterion	5.2	(including	PHIUS)	also	satisfy	this	requirement. 

 
 O YES O NO O MAYBE 5 to 12 5.2a Additional Reductions in Energy Use 

Design	 and	 construct	a	building	that	is	projected	to	be	at	 least	 5%	more	 efficient	 than	what	is	
required	of	the	 project	by	Criteria	5.1a–d.	(Projects	receiving	points	in	Criterion	5.2a	 may	 not	
receive	points		per	 Criterion	5.2b)	

 
 O YES O NO O MAYBE 12 5.2b Advanced Certification: Nearing Net Zero 

Certify	 the	 project	in	a	program	that	requires	advanced	levels	 of	building	envelope	performance	
such	as	PHIUS,	Living	Building	 Challenge	and/or	 DOE	Zero	 Energy	 Ready	 Home.		(Projects	receiving	
points	in	Criterion	5.2b	 may	 not	 receive	 points	per	 Criterion	5.2a)	

 
 O YES O NO O MAYBE M 5.3 Sizing of Heating and Cooling Equipment 

Size	and	 select	 heating	and	 cooling	equipment	in	accordance	with	 the	 Air	Conditioning	Contractors	
of	America	 (ACCA)	Manuals	J	and	 S	or	ASHRAE	handbooks.	

 
 O YES O NO O MAYBE M 5.4 ENERGY STAR Appliances 

If	providing	appliances,	install	ENERGY	STAR	clothes	washers,	dishwashers	and	 refrigerators.	
If	appliances	will	not	 be	installed	or	replaced	at	 this	 time,	 specify	 that,	at	 the	 time	 of	installation	
or	replacement,	ENERGY	STAR	models	must	 be	used.	

 
 O YES O NO O MAYBE M 5.5 Lighting 

Follow	 the	 guidance	for	high‐efficacy	lighting	controls	and	 other	characteristics	for	all	
permanently	installed	lighting	fixtures	in	project	dwelling	units,	common	spaces	 and	 exterior	

 
     5.6 Electricity Meter 

 O YES O NO O MAYBE M New	Construction	and	Substantial	Rehab	

 O YES O NO O MAYBE 6  Moderate	Rehab (Except	for	single‐room	occupancy	and	designated	supportive	housing	dwelling	units)	
Install	 individual	or	submetered	electric	meters	for	all	dwelling	units.	
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M = MANDATORY 

# = OPTIONAL POINTS 

 
 
ENERGY EFFICIENCY (continued) 

 
 O YES O NO O MAYBE 4  5.7a Photovoltaic / Solar Hot Water Ready 

Orient,	design,	engineer,	wire	 and	/or	plumb	the	 development	to	accommodate	installation	of			
photovoltaic	 (PV)	or	solar	 hot	 water	system	 in	the	 future.	

 
HPD	Overlay:	
Projects	are	urged	to	implement	a	solar‐ready	design. 

 
 

 O YES O NO O MAYBE      10 max 5.7b Renewable Energy 

Install	 photovoltaic	(PV)	panels	or	other	electric‐generating	renewable	energy	source	to	provide	
a	specified	percentage	of	the	 project’s	estimated	total	 energy	demand	or	water	heating	energy	
demand.	(Projects	may	 earn	points	 through	 Criterion	5.7b	 or	5.8b,	 but	not	both.)	

	
5%  10%  20%  30%  40% 

Single‐story / Single‐family  —  —  6   8  10 
2 to 3 stories    —  6   8  10   — 
4 stories or more    6   8  10   —  — 

 
 O YES O NO O MAYBE 8 5.8a Resilient Energy Systems: Floodproofing 

Conduct	floodproofing,	including	perimeter	floodproofing	(barriers	/shields),	of	lower	 floors.	
Design	 and	 install	building	systems	as	specified	by	the	 full	criterion	so	that	the	 operation	of	those	
systems	will	not	 be	grossly	 affected	in	case	 of	a	flood.	

 

 O YES O NO O MAYBE 4 to 8 5.8b Resilient Energy Systems: Islandable Power 
Provide	emergency	power	through	an	 islandable	photovoltaic	(PV)	system	 or	an	 efficient	 and	
permanent	generator	that	will	offer	 at	 least	 limited	electricity	for	critical	 circuits	during	power	
outages	per	 one	 of	the	 three	options	listed.		(Projects	may	 earn	points	 through	 Criterion	5.7b	 or	
5.8b,	 but	not	both.)	

 

 
SUBTOTAL OPTIONAL POINTS 

 
 

6. MATERIALS 
 

 O YES O NO O MAYBE M 6.1 Low / No VOC Paints, Coatings and Primers 
All	interior	paints	and	 primers	must	 have	 VOC	levels,	 in	grams	per	 liter,	 less	than	or	equal	to	the	
thresholds	established	by	South	Coast	 Air	Quality	Management	District	 (SCAQMD)	Rule	1113.	

 
 O YES O NO O MAYBE M 6.2 Low / No VOC Adhesives and Sealants 

All	adhesives	and	 sealants	(including	caulks)	must	 have	 VOC	levels,	 in	grams	per	 liter,	 less	
than	or	equal		to	the	 thresholds	established	by	the	 South		Coast	 Air	Quality		Management	District	
Rule	1168.	

 
 O YES O NO O MAYBE 3 max 6.3 Recycled Content Material 

Incorporate	building	materials	that	are	 composed	of	at	 least	 25%	 post‐consumer	recycled	
content	or	at	 least	 50%	 post‐industrial	recycled	content.	[1	point]	
	
Building	 materials	that	make	 up	 at	 least	 75%	 of	their	 project	component	each	 receive	 1	point.	
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M = MANDATORY 

# = OPTIONAL POINTS 

 
 
MATERIALS (continued) 

 
 O YES O NO O MAYBE 4 max 6.4 Regional Materials 

Use	products	that	were	 extracted,	processed	and	 manufactured	within	500	 miles	 of	the	 project	
for	a	minimum	of	50%,	 based	on	cost,	 of	the	 building	materials’	value.	
	
Select	 any	 or	all	of	these	options	(each	material	can	 qualify	 for	1	point):	
 Framing	materials	
 Exterior		materials	(e.g.,	siding,		masonry,	roofing)	
 Flooring	materials	
 Concrete/cement	and	 aggregate	material	
 Drywall/interior	sheathing	materials	

 

 

 O YES O NO O MAYBE 1 6.5 Certified, Salvaged and Engineered Wood Products 

For	at	 least	 25%	 of	all	structural	wood	 products,	by	cost	 or	value,	 commit	to	using	 either	
FSC‐certified,	salvaged	products	 or	engineered	framing	materials	without	urea	formaldehyde.	

 
 O YES O NO O MAYBE M 6.6 Composite Wood Products that Emit Low / No Formaldehyde 

All	composite	wood	 products	must	 be	certified	as	compliant	with	 California	93120	Phase	 2	OR,	if	
using	 a	composite	wood	 product	that	does	 not	 comply	 with	 California	93120	Phase	 2,	all	exposed	
edges	 and	 sides	must	 be	sealed	with	 low‐VOC	sealants,	per	 Criterion	6.2.	

 
 O YES O NO O MAYBE M 6.7a Environmentally Preferable Flooring 

Do	not	 install	carpets	in	building	entryways,	laundry	rooms,	bathrooms,	kitchens	 /	kitchenettes,	
utility	rooms	or	any	 rooms	built	 on	 foundation	slabs.	 Where	 installed,	all	carpet	products	must	
meet	the	 Carpet	and	 Rug	Institute’s	Green	 Label	or	Green	 Label	Plus	 certification	for	carpet,	pad	
and	carpet	adhesives.	Any	hard	surface	flooring	 products	must	 be	either	ceramic	tile	 or	solid	
unfinished	hardwood	floors,	 or	meet	 the	 Scientific	 Certification	System’s	FloorScore	program	
criteria	(including	pre‐finished	hardwood	flooring).	

 
 O YES O NO O MAYBE 6  6.7b Environmentally Preferable Flooring: Throughout Building 

Use	non‐vinyl,	non‐carpet	floor	 coverings	throughout	 each	 building	in	the	 project.	
 
 O YES O NO O MAYBE M 6.8 Mold Prevention: Surfaces 

Use	materials	that	have	 durable,	cleanable	surfaces	throughout	bathrooms,	kitchens	and	
laundry	rooms.	Materials	installed	in	these	rooms	should	not	 be	prone	to	deterioration	due	 to	
moisture	intrusion	or	encourage	the	 growth	of	mold.	

 
 O YES O NO O MAYBE M 6.9 Mold Prevention: Tub and Shower Enclosures 

Use	moisture‐resistant	backing	materials	such	 as	cement	board,	fiber	 cement	board	or	equivalent	
per	ASTM	#D3273	behind	tub	 /	shower	enclosures.	Projects	using	 a	one‐piece	fiberglass	tub	 /	
shower	enclosure	are	 exempt	from	 this	 requirement.	

 
 O YES O NO O MAYBE 12 max 6.10 Asthmagen-Free materials 

Do	not	 install	products	that	contain	ingredients	that	are	 known	to	cause	 or	trigger	asthma.	Key	
products	to	avoid	 are:	
 Insulation:	 Do	not	 use	 spray	 polyurethane	foam	 (SPF)	or	formaldehyde‐containing	fiberglass	
batts.	[4	points]	

 Flooring:	Do	not	 use	 flexible	 vinyl	(PVC)	roll	or	sheet	flooring	 or	carpet‐backed	with	 vinyl	with	
phthalates.	Do	not	 use	 fluid	 applied	finish	 floors.	 [4	points]	

 Wall	coverings:	Do	not	 use	wallpaper	made	from	 vinyl	(PVC)	with	 phthalates	or	site‐applied	
high‐performance	coatings	that	are	 epoxy	 or	polyurethane	based.	[4	points]	

 Composite	wood:	Use	only	ULEF	products	for	cabinetry,	subflooring	and	 other	interior	composite	
wood	 uses.	 [4	points]	

	
	
	
	
	



MATERIALS (continued) 

 
 O YES O NO O MAYBE 5 6.11 Reduced Heat-Island Effect: Roofing 

Use	an	 ENERGY	STAR–certified	roofing	product	for	100%	 of	the	 roof	 area	 OR	install	a	“green”	
(vegetated)	roof	 for	at	 least	 50%	 of	the	 roof	 area	 and	 ENERGY	STAR–certified	roofing	product	for	
the	 remainder	of	the	 roof	 area.	

 
HPD	Overlay:	
Projects	are	REQUIRED	to	comply	with	this	criterion.	

 

 
 

 O YES O NO O MAYBE M  or  6.12 Construction Waste Management 

6 max Commit	 to	 following	a	waste	management	plan	 that	reduces	non‐hazardous	construction	and	
demolition	waste	through	recycling,	salvaging	or	diversion	strategies	through	one	 of	the	three	
options.	Achieve	optional	points	by	going	 above	 and	 beyond	the	 requirement. 

 
 O YES O NO O MAYBE 3 6.13 Recycling Storage 

Provide	separate	bins	 for	the	 collection	of	trash	and	 recycling	for	each	 dwelling	unit	 and	 all	shared	
community	rooms	(if	applicable).	
	

Additionally,	in	multifamily	buildings,	provide	at	 least	 one	 easily	 accessible,	permanent	 and	
dedicated	indoor	area	 for	the	 collection	and	 storage	of	materials	for	recycling.	In	single‐family	
homes,	points	will	be	accrued	only	 if	curb‐side	recycling	pickup	 is	available.	
	

Collected	materials	should	include,	at	 a	minimum,	paper,	cardboard,	glass,	 metals	and	 plastics.	
	
HPD	Overlay:	
Projects	are	REQUIRED	to	comply	with	this	criterion	

	

 
SUBTOTAL OPTIONAL POINTS 

 
 

7. HEALTHY LIVING ENVIRONMENT 

 
7.1 Ventilation 

 O YES O NO O MAYBE M New	Construction	and	Substantial	Rehab 

 O YES O NO O MAYBE 12 max Moderate	Rehab 
 

For	each	 dwelling	unit,	in	full	accordance	with	 ASHRAE	62.2‐2010,	install	a	local	mechanical	
exhaust	system	 in	each	 bathroom	[4	points],	 a	local	mechanical	exhaust	system	 in	each	 kitchen	[4	
points],	 and	 a	whole‐house	mechanical	ventilation	system	 [4	points].	
	
For	each	 multifamily	building	of	four	 stories	 and	 more,	in	full	accordance	with	 ASHRAE	62.1‐2010,	
install	a	mechanical	ventilation	system	 for	all	hallways	and	 common	spaces	 [3	points].	
	
For	all	project	types,	 in	addition	to	the	 above	 requirements:	
 All	systems	and	 associated	ductwork	must	 be	 installed	per	manufacturer’s	recommendations.	
 All	individual	bathroom	fans	must	 be	ENERGY	STAR	labeled,	wired	to	turn	on	with	 the	 light	
switch,	and	 equipped	with	 a	humidistat	sensor,	timer	or	other	control	(e.g.,	occupancy	sensor,	
delay	 off	switch,	ventilation	controller).	

 If	using	 central	ventilation	systems	with	 rooftop	fans,	 each	 rooftop	fan	must	 be	direct‐drive	and	
variable‐speed	with	 speed	controller	mounted	near	the	 fan.	 Fans	with	 design	CFM	300‐2000	
must	also	 have	 an	 ECM	motor.	

 
HPD	Overlay:	
All	new	construction	projects	with	mechanical	exhaust	ventilation	are	required	to	specify	properly	
sealed	ductwork	and	specify	a	means	of	exhaust	balancing.		Constant	Airflow	Regulators	are	
recommended.		All	substantial	rehab	projects	with	existing	central	exhaust	ventilation	systems	are	
required	to	specify	cleaning,	sealing,	balancing,	and	right‐sizing	roof‐top	fans.		All	moderate	rehab	
projects	with	existing	central	exhaust	ventilation	systems	are	required	to	calculate	cost/benefit	of	
cleaning,	sealing,	balancing,	and	right‐sizing	roof‐top	fans.	
	
We	strongly	recommend	that	project	teams	incorporate	performance‐based	ventilation	specifications	in	
their	construction	documents.			
	
Additional	reference	for	ventilation	retrofit:	
http://www.buildingscience.com/documents/bareports/ba‐1209‐multifamily‐ventilation‐retrofit‐
strategies	 



 
 

HEALTHY LIVING ENVIRONMENT (continued) 

 
 O YES O NO O MAYBE M 7.2 Clothes Dryer Exhaust 

Clothes	 dryers	must	 be	exhausted	directly	to	the	 outdoors	using	 rigid‐type	ductwork	(except	for	
condensing	dryers,	which	 must	 be	plumbed	to	a	drain).	

 

 O YES O NO O MAYBE M 7.3 Combustion Equipment 

For	new	 construction	and	 rehab	projects,	specify	 power‐vented	or	direct	vent	 equipment	when	
installing	any	 new	 combustion	appliance	for	space	 or	water	heating	that	will	be	 located	within	
the	conditioned	space.	
	
In	Substantial	and	 Moderate	Rehabs,	if	there	is	any	 combustion	equipment	located	within	the	
conditioned	space	 for	space	 or	water	heating	that	is	not	 power‐vented	or	direct	vent	 and	 that	is	
not	scheduled	for	replacement,	conduct	initial	 combustion	safety	 testing	per	 the	 given	 guidelines.	
	
Install	 one	 hard‐wired	carbon	monoxide	(CO)	alarm	with	 battery	backup	function	for	each	
sleeping	zone,	 placed	per	 National	Fire	Protection	Association	(NFPA)	720.	

 
 O YES O NO O MAYBE 9 or 11  7.4 Elimination of Combustion Within the Conditioned Space 

No	combustion	equipment	may	 be	used	 for	cooking	(to	include,	but	 not	 limited	to	ranges,	
cooktops,	stoves,	 ovens)	as	part	 of	the	 building	project	[9	points]	 OR	no	combustion	equipment	
may	 be	used	 as	part	 of	the	 building	project	[11	points].	

 
 O YES O NO O MAYBE M 7.5 Vapor Retarder Strategies 

Install	 vapor	 barriers	that	meet	 specified	criteria	appropriate	for	the	 foundation	type.	
 
 O YES O NO O MAYBE M 7.6 Water Drainage (For	all	New	Construction	projects	and	those	Rehab	projects	that	 include	replacing					

		 	 	 	 particular	assemblies	called	out	below) 
Provide	drainage	of	water	away	 from	walls,	 windows	and	 roofs	 by	implementing	the	 list	of	
techniques.	

 
 O YES O NO O MAYBE M 7.7 Mold Prevention: Water Heaters 

Provide	adequate	drainage	for	water	heaters	that	includes	drains	or	catch	 pans	 with	 drains	piped	
to	the	 exterior	of	the	 dwelling.	

 
 O YES O NO O MAYBE M 7.8 Radon Mitigation 

For	New	Construction	in	EPA	Zone	 1	areas,	install	passive	 radon‐resistant	features	below	 the	 slab	
and	 a	vertical	vent	 pipe	 with	 junction	box	within	10	 feet	 of	an	 electrical	outlet	in	case	 an	 active	
system	 should	prove	 necessary	in	the	 future.	For	Substantial	Rehab	 projects	in	EPA	Zone	 1,	test	
and	mitigate	per	 the	 specified	protocols.	

 
 O YES O NO O MAYBE M 7.9 Garage Isolation 

 Provide	a	continuous	air	barrier	between	the	 conditioned	space	 and	 any	 garage	space	 to	
prevent	the	migration	of	any	 contaminants	into	 the	 living	 space.		Visually	 inspect	common	walls	 	 	
and	ceilings	 between	attached	garages	and	 living	 spaces	 to	ensure	that	they	 are	 air‐sealed	
before	insulation	is	installed.	

 Do	not	 install	ductwork	or	air	handling	equipment	in	a	garage.	
 Fix	all	connecting	doors	 between	conditioned	space	 and	 garage	with	 gaskets	or	otherwise	
make	substantially	airtight	with	 weather	stripping.	

 Install	 one	 hard‐wired	carbon	monoxide	(CO)	alarm	with	 battery	backup	function	for	each	
sleeping	zone	 of	the	 project,	placed	per	 National	Fire	Protection	Association	(NFPA)	720.	

 
 O YES O NO O MAYBE M 7.10 Integrated Pest Management 

Seal	 all	wall,	 floor,	 and	 joint	 penetrations	with	 low‐VOC	caulking	or	other	appropriate	nontoxic	
sealing	methods	to	prevent	pest	 entry.	
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HEALTHY LIVING ENVIRONMENT (continued) 

 

 O YES O NO O MAYBE 9  7.11a Beyond ADA: Universal Design (New	Construction) 

Design	 a	minimum	of	15%	 of	the	 dwelling	units	 (no	 fewer	 than	one)	in	accordance	with	 ICC	/	
ANSI	A117.1,	Type	A,	Fully	Accessible	 guidelines.	Design	 the	 remainder	of	the	 ground‐floor	units	
and	elevator‐reachable	units	 in	accordance	with	 ICC	/	ANSI	A117.1,	Type	B.	

 
 O YES O NO O MAYBE 7 or 9  7.11b Beyond ADA: Universal Design (Substantial	and	Moderate	Rehab) 

Design	 a	minimum	of	10%	 of	the	 dwelling	units	 (one,	at	minimum)	in	accordance	with	 ICC	/	
ANSI	A117.1,	Type	A,	Fully	Accessible	 guidelines.	[7	points]	
	
For	an	additional	 2	points:	Design	 the	 remainder	of	the	 ground‐floor	units	 and	 elevator‐reachable	
units	 with	 accessible	unit	 entrances	designed	to	accommodate	people	who	 use	 a	wheelchair.	

 
 O YES O NO O MAYBE M 7.12 Active Design: Promoting Physical Activity Within the Building 

Situate	at	 least	 one	 building	stairway	per	 the	 criterion	to	encourage	use	 OR	emphasize	at	 least	
one	strategy	inside	 the	 building	designed	to	 increase	frequency	and	 duration	of	physical	activity	
per	the	criterion.	

 
 O YES O NO O MAYBE 10 7.13 Active Design: Staircases and Building Circulation 

A	staircase	must	 be	accessible	and	 visible	 from	 the	main	 lobby	 as	well	 as	visible	within	a	25‐foot	
walking	distance	from	 any	 edge	 of	lobby.	 Ensure	that	no	 turns	or	obstacles	prevent	visibility	 of	or	
accessibility	to	the	 qualifying	staircase	from	 the	 lobby,	 and	 that	the	 staircase	is	encountered	
before	or	at	 the	 same	 time	 as	the	 elevators.	
	
From	 the	 corridor,	accessible	staircases	should	be	made	visible	 by:	Providing	transparent	
glazing	of	at	 least	 10	 square	feet	 (1	 square	meter)	at	 all	stair	 doors	 or	at	 a	side	 light	 OR	
providing	magnetic	door	 holds	 on	all	doors	 leading	to	the	 stairs	 OR	removing	door	 enclosures	/			
vestibules.	
	
HPD	Overlay:	
HPD	recommends	that	all	projects	thoroughly	consider	implementing	this	criterion.		 

 
 O YES O NO O MAYBE 9  7.14 Interior and Outdoor Activity Spaces for Children and Adults 

Provide	an	 on‐site	dedicated	recreation	space	 with	 exercise	or	play	opportunities	for	adults	and	/	
or	children	that	is	open	 and	 accessible	to	all	residents;	see	 criterion	for	specifics.	

 
 O YES O NO O MAYBE M 7.15 Reduce Lead Hazards in Pre-1978 Buildings (Substantial	Rehab) 

Conduct	lead	 risk	assessment	or	inspection	to	identify	lead	 hazards,	then	control	for	these	per	
EPA	or	state	 /	local	 laws	 and	 requirements.	

 
 O YES O NO O MAYBE 10 7.16 Smoke-Free Building 

Implement	and	 enforce	a	no‐smoking	policy	 in	all	common	and	 individual	living	 areas,	and	
within	a	25‐foot	perimeter	around	the	 exterior	of	all	residential	projects.	

         
HPD	Overlay:	
HPD	strongly	recommends	that	all	projects	consider	implementing	a	smoke‐free	building	policy.		For	
guidance,	please	see	“Resources”	in	the	full	2015	Criteria,	which	includes	the	New	York	City	
Department	of	Health’s	Smoke‐Free	Housing	Resources.	 

 
SUBTOTAL OPTIONAL POINTS 
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8. OPERATIONS, MAINTENANCE, + RESIDENT ENGAGEMENT 
 

 O YES O NO O MAYBE M 8.1 Building Operations & Maintenance (O&M) Manual and Plan (For	all	multifamily	projects)  
Develop	a	manual	with	 thorough	building	operations	and	 maintenance	guidance	and	 a	
complementary	plan.		The	manual	and	 plan	 should	be	developed	over	 the	 course	of	the	 project	
design,	development	and	 construction	stages,	and	 should	include	sections/chapters	
addressing	the	 list	of	topics.	
	
HPD	Overlay:	
Note	that	if	your	project	exceeds	50,000	ft2,	compliance	with	this	criterion	will	aid	in	your	project’s	
compliance	with	Local	Law	87.		Also	note	Current	Facility	Requirements	(CFR)	also	may	fit	this	criterion.	

 
 O YES O NO O MAYBE M 8.2 Emergency Management Manual (For	all	multifamily	projects) 

Provide	a	manual	on	emergency	operations	targeted	toward	operations	and	 maintenance	staff	
and	other	building‐level	personnel.	The	manual	should	address	responses	to	various	types	 of	
emergencies,	leading	with	 those	 that	have	 the	 greatest	probability	of	negatively	affecting	the	
project.	The	manual	should	provide	guidance	as	to	how	 to	sustain	the	 delivery	of	adequate	
housing	throughout	an	 emergency	and	 cover	 a	range	of	topics,	 including	but	 not	 limited	to:	
 communication	plans	 for	staff	 and	 residents	
 useful	 contact	information	for	public	 utility	 and	 other	service	 providers	
 infrastructure	and	 building	“shutdown”	procedures	

 
 O YES O NO O MAYBE M 8.3 Resident Manual 

Provide	a	guide	 for	homeowners	and	 renters	that	explains	the	 intent,	benefits,	use	 and	
maintenance	of	their	 home’s	green	features	and	 practices.	The	Resident	Manual	should	encourage	
green	and	healthy	activities	per	 the	 list	of	topics.	

 
 O YES O NO O MAYBE M 8.4 Resident and Property Staff Orientation 

Provide	a	comprehensive	walk‐through	and	 orientation	for	all	residents,	property	manager(s)	
and	buildings	operations	staff.	 Use	the	 appropriate	manuals	(see	 Criteria	8.1,	 8.2,	 8.3)	as	the	 base	
of	the	curriculum,	and	 review	 the	 project’s	green	features,	operations	and	 maintenance	
procedures,	and	emergency	protocols.	

 
 O YES O NO O MAYBE       M 8.5 Project Data Collection and Monitoring System: 100% Owner-Paid Utility Accounts; 15% 

Tenant-Paid Utility Account 
 

For	rental	properties:	Collect	 and	 monitor	project	energy	and	 water	performance	data	for	100%	of	
owner‐paid	utilities	and	 15%	 of	tenant‐paid	utilities	for	at	 least	 5	years.	 This	data	must	 be	
maintained	in	a	manner	that	allows	 staff	 to	easily	 access	 and	 monitor	it,	enabling	them	to	make	
informed	operations	and	 capital	planning	decisions.	Also	allow	 Enterprise	access	 to	this	 data.	
	
For	owner‐occupied	units:	Collect	 and	 monitor	energy	and	 water	performance	data	in	a	manner	that	
allows	 for	easy	 access	 and	 review	 and	 provides	the	 ability	 to	 influence	home	 operations.	Also	allow	
Enterprise	access	 to	this	 data.	
	
HPD	Overlay:	
HPD’s	Benchmarking	Protocol	satisfies	compliance	with	this	criterion.		Projects	will	also	share	data	with	
Enterprise.	

 
 O YES O NO O MAYBE 7 or 11  8.6 Project Data Collection and Monitoring System: Greater than 15% Tenant-Paid Utility Accounts 

Collect	 and	 monitor	project	energy	and	 water	performance	data	for	at	 least	 5	years.	 This	data	must	
be	maintained	in	a	manner	that	allows	 staff	 to	easily	 access	 and	 monitor	it,	enabling	them	to	make	
informed	operations	and	 capital	planning	decisions.	Also	allow	 Enterprise	access	 to	this	 data.16–
60%	of	units	 [7	points];	60–100%	of	units	 [11	points].	
HPD	Overlay:	
HPD	strongly	recommends	that	all	projects	implement	this	measure.	

 
 
SUBTOTAL OPTIONAL POINTS 

 
TOTAL OPTIONAL POINTS 
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WHAT THIS MANUAL IS: 
 
The Marketing Guidelines describe policies, procedures, and certain requirements for the 
marketing and selection of residents for developments (―Projects‖) subsidized by the New 
York City Department of Housing Preservation and Development (―HPD‖) and/or the New 
York City Housing Development Corporation (―HDC‖) (together, the ―Agencies‖).   
Developers, owners, marketing agents, and sponsors of Projects (―Developer(s)‖) must 
follow these guidelines in preparing marketing plans for their Projects and comply with its 
specific requirements.     
  
The Developer should consult the monitoring agency in the event any questions or concerns 
arise with respect to the procedures set forth in these guidelines, as well as the occupancy 
requirements.  
 
The primary objective of the marketing effort for the Project is to select diverse tenants, 
including those with mobility, visual, or hearing impairments that require an 
adaptable/accessible apartment. Outreach efforts utilized by the Developer are a critical tool 
in the development of a diverse applicant pool and tenancy. 
 
The Developer must also comply with all applicable fair housing and equal housing 
opportunity requirements and the requirements of any other governmental agencies.  
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WHAT THIS MANUAL IS NOT 
 
The Marketing Guidelines are not a comprehensive compliance manual. The Developer 
must ensure that its employees and agents are fully trained in all facets of the program and 
all requirements of the specific occupancy requirements of each Project. Maintaining 
compliance is the Developer’s responsibility. 
  
This manual also does not contain specific occupancy requirements for Projects.  
Developers must refer to their Project’s Regulatory Agreement for income, rent, and other 
occupancy restrictions. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

BASIC SEQUENCE OF                        

ACTIVITIES 
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BASIC SEQUENCE OF ACTIVITIES 

 

 
Figure 1: Major milestones in marketing process 
 

ACTIVITY TIMELINE 

1. Project site sign erected and information 

posted on website and hotline 
At the start of construction  

2. Inquiry list maintained On an ongoing basis 

3. Marketing meeting held with Agency 
Seven (7) months prior to anticipated 

occupancy 

4. Marketing Plan submitted to Agency at 

Marketing meeting 

At least six (6) months prior to 

anticipated occupancy 

5. Community contact letters mailed and 

advertisements placed  

Represents commencement of 

marketing period, at least sixty (60) days 

prior to application deadline date. 

6. Marketing sign erected with information 

on how to obtain applications  

At commencement of the marketing 

period 

7. Lock box/P.O. Box established for receipt 

of applications  

At commencement of the marketing 

period  

8. Applications mailed to inquiry list; 

requests for applications processed as 

received 

When first advertisement is published 

9. Application postmark deadline  
Represents completion of sixty (60) day 

marketing period 

10. Compliance Meeting held with Agency 

11.Lockbox/P.O. Box is opened; Hold 

Two weeks before the Lottery 

Seven (7) to ten (10) days after application 
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lottery 

12. Log applicants; review applications 

13. Submit files to monitoring agency 

14. After approval from agency, occupancy 

begins 

 

deadline 

Approximately 2-3 months before 

occupancy. 

Occupancy begins. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

MARKETING PLAN CHECKLIST 

 

 

 

 

   

 

 

 

 

 



 

  

Prior to implementing the Developer’s marketing plan for the Project (―Marketing Plan‖), the 

Developer must submit the Marketing Plan for Agency review and approval.  Below is a 

Marketing Plan Checklist.   

 CONSTRUCTION SITE SIGNAGE ERECTED 

 INQUIRY LIST MAINTAINED 

 FILE NOTICE OF INTENT WITH AGENCY 

 MARKETING MEETING WITH AGENCY 

 FILE MARKETING PLAN WITH AGENCY 

 SUBMIT DRAFT OF ADVERTISEMENT TO AGENCY FOR APPROVAL 

 SUBMIT MARKETING AGENT AND/OR MANAGING AGENT AGREEMENT TO 
AGENCY 

 AGENCY ESTABLISHES CALLER SERVICE BOX 

 REMIT PAYMENT TO AGENCY FOR CALLER SERVICE BOX 

 DRAFT AND MAIL COMMUNITY CONTACT LETTERS  

 AGENCY MAILS ELECTED OFFICIAL LETTERS 

 MARKETING SIGN ERECTED WITH INFORMATION ON HOW TO OBTAIN 
APPLICATIONS 

 PLACE ADVERTISEMENTS IN NEWSPAPERS 

 PROVIDE AGENCY WITH ALL COPIES OF ACTUAL ADVERTISEMENTS 

 MAIL APPLICATIONS TO INTERESTED APPLICANTS ON INQUIRY LIST; 
REQUESTS FOR APPLICATIONS PROCESSED AS RECEIVED 

 HOLD INFORMATIONAL SEMINARS AT LOCAL FACILITIES, SUCH AS COMMUNITY 
BOARD(S) AND/OR LOCAL ORGANIZATIONS 

 SCHEDULE LOTTERY WITH AGENCY 

 HIRE STAFF FOR SCHEDULE LOTTERY DATE(S) 

 HOLD LOTTERY 

 ATTEND COMPLIANCE MEETING WITH AGENCY 

 SUBMIT ELECTRONIC LOG TO AGENCY FOR REVIEW 

 PROCESS LOTTERY LOG 

 SUBMIT FILES TO AGENCY FOR REVIEW AND APPROVAL 

 SUBMIT INTERMITTENT LOG UPDATES WITH DISPOSITION COMMENTS AND 
STATS REPORT 

 REQUEST WAIVER(S), IF NEEDED 
AGENCEY APPROVAL DATE _________________ 

 REQUEST OPEN MARKET, IF NEEDED 
AGENCEY APPROVAL DATE _________________  

 SUBMIT INITIAL MOVE-IN CERTIFICATION TO AGENCY 

 SUBMIT FINAL LOG WITH DISPOSITION COMMENTS AND STATS REPORT 
 

 

 

 

 

 



 

  

 

 

 

 

 

 

 OUTLINE OF PROCEDURES 

  
I. PRE-MARKETING 

II. MARKETING 

III. LOTTERY 

IV. APPLICANT EVALUATION & RESIDENT 
SELECTION 
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I. PRE-MARKETING 

 

 
A. PROJECT SITE SIGN AND MARKETING SIGN 
 

The Developer must display a project site sign, provided by the Agency, on site in public 

view, beginning at the start of construction. The project sign is to remain erected on the 

site until construction is substantially complete. See Site Sign Request Form, 

Attachment A-1. 

 The Marketing Plan should state the date that the project site sign was 
erected. 

 
The Developer must also design and display on site and in public view a legible 

marketing sign with information on how to obtain an application for a unit. The marketing 

sign should be displayed upon commencement of the marketing period and remain until 

the conclusion of the marketing effort. 

 The Marketing Plan should include a sample marketing sign and should 

state the approximate date on which the sign will be erected. 

 
 

B. INQUIRY LIST 

 
At the start of construction, an inquiry list should be maintained by the Developer’s 

office. Inquiries must be accepted up to the deadline date for requests for applications. 

The inquiry list should include the following information: 

 Name and contact information of those interested in renting/purchasing a unit; 

 How the inquiry was received, e.g. via telephone, email, walk-in, or mail.  (The 

Developer may select the procedure for accepting inquiries.) 

 The Marketing Plan should outline these inquiry list procedures. 

 

 

C. AGENCY WEB SITE AND HOTLINE POSTING 

 

The Developer must make the following information available to the Agency for posting 

on the Web site and Affordable Housing Hotline (See Web Site Posting Form, 
Attachment A-2): 

 Information related to the development (e.g. number of units; initial rents/sale 
prices);  

 Developer or marketing agent contact info, if applicable;  

 Expected construction completion date; 

 Method for interested parties to be placed on an inquiry list.  

 The Marketing Plan should also include this basic project information.  
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D. PRE-MARKETING MEETING 

 

At least seven (7) months prior to anticipated occupancy, the Developer must contact 

the Agency to schedule a marketing meeting. At that time, Developer and Agency will 

meet to review the procedures for marketing, applicant evaluation and resident selection, 

occupancy, and management, as well as any related documents and reports. The 

Developer shall submit to the Agency a ―Notice of Intent‖ form to initiate the marketing 

process.  

 The Marketing Plan should include a dated copy of the Notice of Intent. See 

Sample Notice of Intent to Market, Attachment C. 

 
E. MARKETING PLAN 

 

Following the pre-marketing meeting, the Developer must submit to the Agency for 

review and comment a proposed Marketing Plan which will outline procedures to be 

followed in the Pre-marketing, Marketing, and Applicant Evaluation and Resident 

Selection phases. See Marketing Plan Summary Sheet, Attachment B and See 

Marketing Plan Checklist, p. 10. 

 The Marketing Plan should include the approximate date at which each of 

these items will be implemented/completed.  

 
 
 
II.      MARKETING  

 

The formal marketing process should begin at least six (6) months prior to the anticipated 

occupancy of the first unit. The placement of advertisements and other outreach efforts 

commences the official 60-day marketing period.  

The Developer must ensure that the Project is always in compliance with the provisions of the 

Project’s Regulatory Agreement. The Developer should be aware of its obligation to obtain, 

verify and provide the Agency, on an ongoing basis, with all required information. The 
Developer should fully familiarize themselves with the provisions of the Regulatory Agreement. 

 

A. OUTREACH 

Marketing aims to achieve the broadest practical citywide representation in its outreach 

efforts. The Developer’s outreach effort is an essential element in the development of a 

diverse applicant pool and tenancy. The Agency expects the Developer’s Marketing Plan 

to be designed to achieve this objective. 

The Agency requires the use of community and citywide civic organizations as part of 

the marketing effort. 

 

Elected Official and Community Board Letters 

At the commencement of marketing, the Agency submits letters to the Community Board 

and elected officials affiliated with the district in which the development is located.  
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Community Outreach Letters 

 
The Developer must provide additional methods of community contact and describe 

these methods in the Marketing Plan. It should be stressed that targeted outreach is 

extremely important to the marketing process in order to adequately fill the preference 

categories. Community outreach letters should be mailed by the Developer at least sixty 

(60) days prior to the deadline date for receipt of applications. See Outline of Contents 

for Community Contact Letter(s), Attachment D. 

 

At a minimum, the Developer should initiate contact with the local Community Board to 

discuss the project and possible outreach options. Some other examples of outreach 

methods include: 

 Attending a monthly Community Board meeting to discuss the project; 

 Meeting with other local community groups, e.g.  religious congregations;  

 Discussing project outreach with private and not-for-profit community 

organizations; and 

 Posting flyers in local unions or governmental agencies. 

 

 The Marketing Plan must describe all methods of community contact, 
including, but not limited to:  

- Any marketing consultants the Developer intends to retain, providing the 

Agency with a statement summarizing their relevant experience and 

expertise. All marketing consultants must be approved by the Agency; 

- Any management companies the Developer intends to retain, providing the 

Agency with a statement summarizing their relevant experience and expertise 

and include a brief management plan See Outline of Management Plan, 

Attachment E; 

- The intended outreach time schedules and types of materials to be 

distributed; 

- Specific organizations and institutions (e.g., Community Board, private and 

not-for-profit organizations, local newspapers, senior centers, labor unions, 

government agencies), and their respective roles in the marketing process.  
 
 

B. ADVERTISEMENTS 

  

 Advertisements should appear at least sixty (60) days prior to the deadline date for 

receipt of applications. See Sample Advertisement with Logos, Attachments F-1 and 

F-2. 

 The Marketing Plan must list advertisement publication dates and indicate 

the name(s) of the publications and the proposed dates of the 

advertisements to be utilized. 
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 The Developer shall begin marketing by placing an advertisement for applicants in 
accordance with the following: 

a. The Agency will provide the Developer with the final advertisement format. 
No changes to the format will be permitted without the prior written approval 
of the Agency.  

b. Copies of the advertisements must be submitted to the Agency for approval 

prior to publication. Advertisement draft approvals are required from multiple 

parties, in addition to the Agency, depending on the number of vested parties 

involved in the project. The Developer should ensure to allow enough time to 

receive each of these approvals. See Sample Routing Slip, Attachment F-3. 
 

c. After obtaining Agency approval, the Developer is responsible for placing the 
ad. The ad must be advertised in at least three (3) newspapers, including: 

 One (1) citywide daily newspaper with a circulation of at least 
200,000;  

 One (1) ethnic-based newspaper with a circulation of at least 10,000; 

In order to insure that your marketing meets the Affirmative Fair Housing 
Requirements, in addition to choosing a citywide publication that is generally 
read by all ethnic groups, the ethnic publication chosen should be one that 

serves the minority group(s) least likely to apply for this housing. For further 
guidance, see Attachment F-4 and F-5.  

 One (1) local newspaper.  

d. The ad is to run at least three (3) days with at least one (1) day falling on a 
weekend. The first day an Ad appears must be at least sixty (60) days prior to 
the application deadline.  The Developer must run the additional two ads no 
later than 10 days after the first ad runs. Any delays must be reported to the 
Agency. 

e. The Developer must provide the Agency with a copy of the tear sheet 
immediately after the advertisement runs. 

 
 

C. APPLICATIONS  

 

 The Marketing Plan must include a sample of the proposed application and 

cover letter to prospective applicants and samples of the response letters 

to applicants. 

The Marketing Plan is to include a statement that family members and employees of the 

Developers and its principals are ineligible to apply for or receive an apartment. The cover 

letter should reiterate program guidelines and highlight the post office box to which 

applications may be returned. The format will be provided by the Agency. Any changes to 

the letter must receive prior approval from the Agency. See Sample Cover Letter and 

Application, Attachments G1-3. See also Sample Letters, Attachments H-1 through H-6. 

Additionally, the following subjects should be outlined in order that the Agency may be 

afforded an opportunity to comment:  
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 Number and type of units (if this description does not match the original underwriting 
and unit distribution described in the Regulatory Agreement, then the Developer 
must bring the discrepancy to the Agency’s attention in writing);  

 Initial rents or selling price to be charged; 

 Minimum and maximum income range for each type of unit;  

*Note: Please contact the Agency if you are unclear about the program’s income and 
rent limits. 

 Listing of proposed fees 

- Applicants shall not be required to pay an application fee, but may be charged a 
non-refundable credit check fee: 

- For Units with Income Limits set at or below 60% of New York City’s Area 
Median Income (AMI) Limit: The fee is not to exceed $25 per application (for 
households consisting of 1 or 2 adult members), or $50 (for households with 3 or 
more adult household members).   

- For Units with Income Limits set above 60% of New York City’s Area Median 
Income (AMI) Limit: the fee is not to exceed $50 per application (for households 
with 1 or 2 adult members) or $75 per application (for households with 3 or more 
adult members).  

- *Credit fees should only be collected when (a) an applicant appears to be 

otherwise eligible and (b) it is clear that a unit will be available if the 

applicant is approved.  

 The Developer’s system and procedures for receipt and logging or numbering 
applications. See Sample Log Sheet for Rental Units, Attachment J-1 and See 
Sample Log for Home Units – Attachment J-2. For more information about the 
logging and receipt of applications, please see the following “Lottery” section.
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III.    LOTTERY  

 

 The Agency requires a Compliance Meeting to be held approximately two weeks 

before the lottery date. 

 

 The lottery will be held on a date or dates mutually agreed by the Developer and 

Agency, generally seven (7) to ten (10) business days following the close of the 

application period, if not sooner.  

 

 An Agency representative must be present at the time of the lock box/post 

office box opening and at the time applications are opened and logged.  

 

 Based on anticipated response volume, the Agency will recommend a minimum 
number of staff or volunteers to be provided by the Developer for the full day of the 
lottery. The Agency recommends that there be 20-25 staff members per day during a 
lottery, which may be adjusted by the Agency based on lottery response.  Developer 
staff should be made familiar with the application log process, and freed from any 
other duties or distractions on the day of the lottery. Additional people made 
available will maximize the number of applications opened and logged. Agency 
monitors will be present strictly to observe the opening of applications and 
completion of the log sheets; they will be unable to assist in the actual opening and 
logging as not to divert their attention from their oversight responsibilities.  

 

 If more than one day is required for the lottery, remaining applications must be 
secured in a locker or footlocker (to be provided by the Developer), which can 
accommodate a standard combination lock. The Agency will provide the lock with a 
combination known only to Agency staff. This locker or footlocker will be stored by 
the Developer in a location approved by the Agency monitor and subsequent days of 
opening and logging must also occur under Agency supervision. At the completion of 
rent-up/sales, after enough applications have been opened to achieve occupancy 
and establish a waiting list equal to at least the number of units in the building, any 
surplus applications will be shredded by the Developer.  
 

 
A. APPLICATION COLLECTION AND PICK-UP  

 

 The post office box used will be one governed by the United States Postal 
Service (i.e. not a privately owned business such as ―Mailboxes Etcetera,‖ etc.) 
and must be located within New York City limits (i.e. New York, Bronx, Kings, 
Queens or Richmond Counties).  The P.O. Box location must be pre-approved by 
the Agency, as certain branches with a history of problems may be excluded. 
Protocol for the opening of the P.O. Box  varies by agency: 

- HDC will purchase and reserve the P.O. Box, with all charges and fees 
to be reimbursed by the Developer.   

- HPD will accompany the Developer to the designated post office on the 
day of the opening to purchase and open the P.O. Box.  
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 Applications will be picked up from the P.O. Box on the day of the lottery, 
generally seven (7) to ten (10) business days following the close of the 
application period. The applications must be picked up by the Developer in 
the presence of Agency staff. 

 

 If the post office requires that letters be picked up on a regular basis due to large 
volume of mail, the USPS will notify the Agency prior to picking up the mail and 
the Agency and Developer will place all letters, unopened, in a secure locker or 
footlocker. The Developer will then return to the post office on the day of the 
scheduled lottery to pick up, in the presence of Agency staff, any remaining mail. 

 

 On the day of the lottery, Agency staff will meet the Developer at the applicable 
post office for the opening of the P.O. Box and the gathering of applications. 
Applications will be transported in the presence of at least one Agency monitor 
(such transportation to be provided by the Developer) to the identified location 
provided by the Developer for the opening of the applications.  

 

 Any applications postmarked after the application deadline (―late applications‖) 
will be set aside for possible consideration pursuant to this Outline of 
Procedures, and only after all applications postmarked by the deadline have 
been processed.  

 

 Any applications received by means other than regular mail (e.g. overnight, 
certified or registered mail) will be set aside for possible future consideration. 

 
 

B.  LOG GENERATION 
 

 On the initial lottery days scheduled, all applications, or a minimum number of 
applications equal to at least fifty (50) times the number of affordable units 
that are being marketed, will be opened and entered in a log in the order in 
which they were randomly opened. All names will then be selected in number 
order from this log. All subsequent loggings from this applicant pool, unless 
waived by the Agency, must take place in the presence of Agency staff. No 
preferences will be waived unless all applications received on time have 
been opened. For more information on preferences, see Section IV-B “Order of 
Processing” or Section IV-H-1 “Preferences.” 

 

 The log sheets have been revised in a new format and will be provided by the 

Agency. Rather than merely logging in the head of household, the names of all 

household members identified on an application must now be recorded in the log 

sheets. See Sample Log Sheet for Rental Units, Attachment J-1 and See Sample 

Log for Home Units – Attachment J-2. 

 

 A delineated line must be drawn at the end of the last log page containing all 

applications received up to the deadline date. Applications received after the 

deadline date or by other methods, such as overnight, certified or registered mail, 

are to be logged after the delineated line. For information on maintaining a 
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waiting list, see Section IV-F “Waiting List” or Attachment H-6 for a Sample 

Waiting List Letter. 
 

 Developer must provide an electronic copy of the log to the Agency immediately 

after the lottery is completed.  

 

 If the lottery takes more than one (1) day, the Developer must provide a copy of 

the updated log after each day’s logging is completed. In this case, remaining 

applications must be secured in a locker or footlocker (to be provided by 

Developer), which can accommodate a standard combination lock. The Agency 

will provide the lock with a combination known only to the Agency. This locker or 

footlocker will be stored by the Developer in a location approved by Agency 

monitors and subsequent days of opening and logging must also occur under 

Agency supervision. At the completion of rent-up/sales, after enough applications 

have been opened to achieve occupancy and establish a waiting list equal to at 

least the number of units in the building, the Developer must shred any surplus 

applications.   

 

 Developer or representative must also provide copies of the log to the Agency for 

review indicating each applicant’s selection status. Copies of the log must be 

provided prior to offering units to eligible applicants. For more information 

about Agency approvals required prior to signing leases and/or contracts, see 

Section IV-G “Agency Approval.” 

 

 Developer must offer units only to applicants who meet eligibility requirements in 

numbered order from this log, as long as units of appropriate size are available. 

An applicant to whom a unit has been offered must be given a reasonable 

specific amount of time to respond to the offer, and not less than 5 business 

days for a lease signing, before a Developer can proceed to offer a unit to the 

next eligible applicant on the log. 

 

 If units of appropriate size are unavailable to eligible applicants from the log as 

they are being reviewed, the applicant’s name will remain on the log until an 

appropriate unit becomes available or until the log expires. 

 

 Developer must retain the applicant log and all associated applications as a 

record for no less than three (3) years. 

 

Depending on the level of response generated by the lotteries, particularly for 
low-income developments, it may not be practical to open and process all 
received applications.  However, the Developer must initially open and log a 
number of applications that is at least fifty (50) times the number of available 
units. This must be explained in the cover letter that accompanies the 
application. If this pool is sufficient to fulfill all preferences, achieve rent-
up/sales, and establish an adequate waiting list, the Agency may not require 
that additional applications be opened at that time. If preferences cannot be 
met, additional applications will need to be opened. The Agency will not waive 
any mandatory preferences unless all received applications have been 
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processed. Agency staff must be present to supervise the opening and 
numbering of all applications involved in the initial lottery of a project. 

 
 
IV.    APPLICANT EVALUATION AND RESIDENT SELECTION 

 

The Developer will have primary responsibility for applicant evaluation and resident selection.  

Developer must select all prospective residents from the log sheet in the order logged in, with 

exceptions for permitted preferences only. Residents of the City of New York are to be given 

preference in the selection process over non-residents. Other statutory preferences are outlined 

below. See Section IV-H-1 “Preferences.” 
 

 The Marketing Plan must specify criteria to be used for resident selection 

and rejection, along with procedures for handling rejected applications. 

 

An applicant cannot be rejected for any reason other than a reason that is consistent with the 

rejection criteria stated in the Marketing Plan. The Agency will approve the selection and 

rejection criteria outlined in the Marketing Plan prior to the start of marketing. The rejection 

criteria must be applied fairly and equitably to all applicants.  
 
 

A. DISQUALIFICATION POLICIES 

 

o No application will be disqualified prior to entering the lottery. Every opened 

application received will be assigned a unique log number. Disqualification letters, for 

reasons outlined below, will be processed and sent in order of log number. 

 

o After the lottery, applicants may be disqualified, regardless of other eligibility factors, 

for one of several reasons:  

 

 Developer must disqualify those applicants for whom multiple copies of an 

application are received. 

A ―multiple‖ or ―duplicate‖ application is defined as the appearance of any single 

applicant across two or more applications for any given project, whether or not the 

same household members are present. 

 Developer, employees, agents, employees of agents, and family members 

of Developer, are prohibited from seeking a unit through the Developer’s 

lotteries or Open Market, and are further prohibited from being considered 

through any other means for any unit being marketed by this Developer 

pursuant to this Outline of Procedures, regardless of their position with the 

firm.   

 Employees of the Housing Development Corporation (HDC) are prohibited from 

seeking a unit in any project in which HDC is involved that is being marketed by 

the agent.  *Note: HPD employees who apply for HPD involved projects should 

receive a Conflict of Interest waiver from HPD. 

 Applicant is not a resident of New York City. 
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o Applicants may not be disqualified on rental projects solely on the basis that the 

applicant receives Section 8 assistance. 

 

o Note on Missing Information: 

Applications with missing required information, such as income or household size, 

would be processed as such. For instance, applicants without a stated income would 

be calculated as $0 income, and likewise, unlisted household members would not be 

calculated. Unless qualified as an ―extenuating circumstance,‖ changes to blank 

income and/or household size would result in an applicant being placed at the 

bottom of the log for consideration only after all other applications are exhausted.  

 

Extenuating circumstances include: 

- Death of a member of the household; 

- Birth in the household; 

- Divorce or other spousal situation; 

- Court order of custody. 

 

Developer must require the applicant to provide evidence of the extenuating 

circumstance. 

 

 

B. ORDER OF PROCESSING 

 

o The first applications processed and submitted to the agencies from the log must be 

those that meet one of the approved housing preferences. The order of preference 

category must maximize the number of applicants filling the preference categories. 

Experience suggests that this order, depending on lottery results and other factors, 

may help boost the filling of preference categories if generally followed:  

(1)  Disability 

(2) Community Board 

(3) Municipal Employee 

 

For more information on processing of preferences, see “Preferences” Section IV-H-
1. 

 
o If preferences are not met and there are still unopened applications remaining, 

another day of opening applications to identify additional preference applicants must 
be scheduled with the Agency. No preferences will be waived unless all received 

applications have been opened. 
 

o Only after all preferences have been achieved (or waived by the Agency following 
the exhaustion of the lottery) may non-preference applications be submitted to the 
Agency for approval. This is to prevent non-preference applicants from being 
processed for units that are intended for preference-eligible applicants. The 

screening of non-preference applicants may begin prior to achieving all preferences 
with Agency approval. 



MARKETING GUIDELINES - OUTLINE OF PROCEDURES 
 

  Page 22 of 45  

 
o If units are still available after the Developer has exhausted all remaining 

applications, Developer must notify the Agency and randomly open and log a 
number of ―late‖ applications set aside with the Developer sufficient to tenant the 
remaining vacancies. The Developer, or a representative, will then follow all 
procedures as outlined in this Section. 

 

o Applications should be processed for submission to the Agency in groups of fifty (50) 
to prevent getting too far ahead in the lottery and potentially bypassing eligible 
applicants who are placed earlier on the log and appeal successfully within the two 
(2) week appeal timeframe. Even within those groups of fifty (50), attention must be 
given to remaining available units based on bedroom sizes and (for mixed-income 
buildings) income levels to allow for such appeals.  

 
o At a minimum, a status report must periodically be issued by the Developer to the 

Agency to ensure that applicants are being processed in proper order. The report 
must outline the status of applicants on the log (i.e. if they were rejected the reason 
must be provided) and must be submitted electronically in an Excel format.  
Developer therefore must not submit a ―Read Only‖ version.  This is to ensure that 
applicants are being processed in proper order. Such status reports should be 
issued: (a) upon completion of the preferences before processing the general lottery 
pool and (b) upon the completion of each group of fifty (50) general lottery applicants 
thereafter. If a file is submitted for an applicant but there are applicants with lower log 
numbers whose status have not been confirmed, the agencies will withhold further 
approvals until the information has been satisfactorily documented. The status 
report, which must include all status comments, must also be accompanied by a 
letter reporting on the statistics, such as, but not limited to: 

 Number of logged applicants;  
 Number of units for each preference;  

 Status of each preference;  

 Number rejected for being over income;  
 Number rejected for being under income; 

 Number of applicants that fell within the income ranges; if applicable; 
 Number rejected for credit reasons;  

 Number rejected for criminal history;  

 Number rejected for housing court activity as further described in Section 
IV-H-5;  

 Number rejected for household composition;  
 Number of no-shows (include the no-show dates);  

 # terminated as per applicant’s request (applicant withdrew/cancelled 

application)  
 # rejected for failure to submit requested additional documentation;  

 # rejected for submitting duplicate applications ;  
 # rejected because household is comprised of full-time student(s) and 

does not meet any of the exceptions (in applicable programs);  

 # rejected because of household size; 
 # placed on low priority list and specify the reasons, e.g. living out of city;  

 any other rejection criteria used by the agent; and Number rejected for 
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submission of fraudulent information, etc.  

 
o Stats Report Requirement is mandatory so that the Agencies may monitor the 

process of the lottery log.  Further, such stat report information may be used to report 
on the statistics of the individual project and analysis of its lease-up. 
 

o Developer must notify all applicants processed of their selection status by regular 
mail as soon as a determination has been made. A copy of the letter must be 
attached to the application and kept on file.  

 
C. APPEALS 
 

Ineligibility and Rejection Letters to Applicants must provide a specific reason why an 
applicant cannot be approved. Responses to appeals must be even more specific 
and detailed. For example, stating, ―You are rejected because you are over-income‖ 
is not sufficient. The letter would need to state more specifically, as an example, 
―You have been deemed ineligible for this housing program because you do not 
meet the maximum income required for your family and unit size. The maximum 
income is $35,000 and your household’s annual income has been determined to be 
$36,000‖.  
 

o Developer will provide the Agency with a copy of the completed Log, indicating the 

final selection status of each applicant and reason for rejection. This includes, but is 
not limited to:  

 Income ineligibility; 

 Applicant is an employee or family member of Developer; 

 Applicant is not a resident of New York City; 

 Lack of adequate income to support mortgage payments; 

 Ineligible household size; 

 Poor payment or credit history; 

 Receipt of more than one application per household; 

 Falsification of information, etc. 
 

 

D. INTERVIEWS 
 
o All applicant/prospective tenant interviews, as well as lease signings, must be 

conducted within New York City limits (i.e. New York, Bronx, Kings, Queens, or 
Richmond Counties). 
 

 
o Developer will notify each applicant to be interviewed by regular mail. Format for 

letter will be provided by the Agency. Letter will indicate: 

 Date, time, location of interview and phone number should applicant be 
unable to appear; 

 Required minimum amount of time, and not less than ten (10) business 
days, between letter postmark and interview date; 
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 List of required documents to be brought to interview by applicant;  

 That Developer may make home visits or other appropriate inquiries to assist 
in qualifying;  

 That no broker or application fees will be charged to the applicant, except in 
New HOP programs; 

 If credit checks will be conducted by Developer, then that fee must be 
approved by the Agency.  

- For Units with Income Limits set at or below 60% of New York City’s 
Area Median Income (AMI) Limit: Credit check fees are not to exceed 
$25 for households with 1 or 2 adult members; $50 for households 
with 3 or more adult members.  

- For Units with Income Limits set above 60% of New York City’s Area 
Median Income (AMI) Limit: Credit check fees are not to exceed $50 
for households with 1 or 2 adult members; $75 for households with 3 
or more adult members.  

- No credit check fees may be charged to homeless applicants in 
designated special needs programs referred by the city.  

- A credit check fee can only be charged after an interview has been 
conducted and all other threshold selection criteria have been met. 

 
o In cases where an applicant fails to appear for an interview, Developer must send a 

second letter by regular mail to schedule another interview. The applicant will be 
given a reasonable specific amount of time, but not less than five (5) business 
days from the postmarked date of the second letter in which to respond. 

o *Note: If the Developer elects in the Marketing Plan to perform home visits, such 
home visits MUST occur before submitting files for approval but after the interview. 
Further, if an applicant is rejected for a home visit, then the rejection letter must state 
the reason of the home visit rejection. The letter cannot simply state that the 
applicant failed the home visit. 

 
 
 

E. OPEN MARKETING  

 

If all applications have been processed and the entire applicant log has been reviewed 
for eligibility and there are still units available, the Developer must contact the Agency 
for written approval to commence open marketing. The Developer is required to 
complete a Notice of Remarketing document See Notice of Remarketing, Attachment 
K. Upon receipt of these forms, the Agency will create an advertisement for its website.  
Under open marketing, the Developer may utilize other methods to identify applicants 
beyond the scope of the lottery. Such methods may include additional advertising, 
signage on the building to attract walk-ins, or the use of brokers.   
 
If using a broker, the Developer must fully absorb any related broker fees. No such fees 
may be passed on to applicants/residents of units. The exception to this, unless 
otherwise noted, is with HDC’s New HOP programs. In the case of New HOP, a fee 
equal to half (1/2) of one month’s rent is the maximum amount that may be charged to 
the residents as a broker fee. Any fee above that amount must be absorbed by the 
Developer. 



MARKETING GUIDELINES - OUTLINE OF PROCEDURES 
 

  Page 25 of 45  

 
 

F. WAITING LIST  

 

After the Project is initially occupied, the Developer must maintain a waiting list indicating 

persons interested in residing in the development and must fill vacancies from the 
waiting list. Whenever possible, the Developer must fill vacancies in units that have been 

adapted for households with disability preferences to a household that fulfills such 
preference. The Developer is to inform wait-listed applicants that it is the applicant’s 

responsibility to notify the owner/manager every six (6) months that they wish to remain 

on the waiting list.  
 
Upon conclusion of the rent-up, the Developer must document to the Agency how it 

plans to manage its waiting list going forward.  
 
When the Developer needs to replenish a Project’s waiting list, the Developer may 
request Agency approval to commence remarketing activity. The Agency does not 
supervise this process as closely as the initial marketing. However, the attached form 
must be completed and receive Agency approval before remarketing. See Notice of 
Remarketing Attachment K. 

 
 

G. AGENCY APPROVAL 

 

No residents may be moved into the building, and no leases or contracts signed, 
until Agency has approved the applicant in writing. This is true both during initial 
rent-up or sales and thereafter. Concurrent approvals by other involved agencies 
may also be required.  
 
Developer may also not collect funds from prospective residents (i.e. security 
deposits, rents, etc.) until written Agency approval is received. 
 
If files are complete in accordance with the revised procedures which follow, and no 
additional issues are raised with any of the information contained therein, Agency 
approval timetable is three (3) to five (5) business days from receipt of a file. However, if 
files are incomplete or if issues are raised that require further review either internally or 
with the NYC Department of Investigation (DOI), the process will take as long as 
necessary to (a) acquire the missing or additional paperwork from the Developer’s 
management staff or (b) to complete an additional review with DOI. On a case-by-case 
basis, if such processes extend past ten (10) business days without a resolution, the 
agencies may grant permission to place such questionable applicants on hold and 
proceed with other applications while such special reviews are being completed. 
Although an added step, these procedures will both ensure the integrity of the Agency’s 
programs and protect the Developer from the potential regulatory defaults for non-
compliance, which can result from admitting applicants who are not truly eligible. 
 

 The Marketing Plan must also include procedures for determining applicant 
eligibility and verifying income and family size. 

 
HPD and HDC perform independent review of applicant income eligibility as an 
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additional means of ensuring compliance with the Regulatory Agreement. The approvals 
are based on information in the files submitted to us by the Developer.  HPD will review 
a percentage of applicants, while HDC will review all applicants.  Refer to Checklist for 
Tenant Income Certification, Attachment L-1.  
 
Applicant approval letters are not given under our role as low-income housing tax credit 
monitoring agencies and so these letters alone are not verification of tax credit 
compliance. Upon the Developer’s annual tax credit certification review (as required by 
IRS monitoring rules), the Compliance Unit in the respective agencies will review files in 
their entirety to monitor compliance. 
 
Developer must submit Tenant Income Certification (TIC) and verifications to the Agency 
along with the Applicant Information Form (AIF) to enable a review of the Developer’s 
computation of eligibility. Developer must inform applicants that they will not be allowed 
to occupy a unit until the Agency has reviewed and approved their Tenant Income 
Certification. All such Approvals are given to the Developer in writing. See Tenant 
Income Certification Cover Letter, Attachment L-2, See Tenant Income Certification 
form, Attachment for Low Income Attachment L-3 or Tenant Income Verification for 
Middle Income Attachment L-4.  See also AIF, Attachment M.    
 

 
Tenant Lease and Related Documents  
 

  Immediately prior to signing the lease, the statement in Pre-lease 

Acknowledgement and Certification must be reviewed with, and signed by, all 

adult household members. See Pre-Lease Acknowledgement and Certification, 

Attachment N. This statement warns against violating the primary residence rule, 

as well as provides a final confirmation as to the honesty of all information the 

applicants submitted throughout the process. 

 

 Owners must use a lease that complies with the Rent Stabilization Law and 

regulations. 

 

 The Marketing Plan must include a copy of the lease for review. 
 

 For Projects financed by HDC, owners must execute an HDC lease rider which 

outlines the unique aspects of the program and how it differs from standard rent 

stabilization (such as the prohibition on sublets). See Rider to Standard Rent 

Stabilization Lease for Low Income, Attachment O or See Rider to Standard Rent 

Stabilization for Middle Income, Attachment P. 

 

 If Developer finds an applicant eligible for a unit designated at 60% of AMI or 

below, then at the time of lease signing, the tenant must complete an Affirmation 

of Income.  See Affirmation of Income, Attachment Q. 

 

 If Developer finds an applicant to be eligible for a unit, then at the time of lease 

signing or sale closing, Developer must require that all adult household members 

execute three new IRS Form 4506-T, one listing the Developer, one listing the 
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Agency and the other listing the NYC DOI in Line 5 of the form. See IRS and 

State Forms, Attachments R-1 through R-5.  

 
 

H. DETAILED SELECTION POLICIES  

 

Additional guidance on evaluation criteria and selection factors is provided on the 

following pages as follows: 

 
 

1) Preferences  

 

2) Household Composition Changes to an Application 
 
3) Qualification As A Household  

 

4) Income Eligibility  

 

5) Background Checks And Other Factors  

 

6) Occupancy Standards And Unit Distribution  

 

7) Rent Levels and Income Standards  
 
8) Other 

 
 

 

1) PREFERENCES  

 
a. OVERALL RESIDENCY PREFERENCE FOR NEW YORK CITY RESIDENTS 
  

Non-residents of New York City can only be considered after all eligible, current 

New York City residents have been processed.  
 

b. MANDATORY PREFERENCES 
  

The following must also be considered and detailed in the plan:  

 

o Community Preference 

 

The Developer must, during initial rent-up, give an occupancy preference 

for fifty percent (50%) of the units to applicants who, at the time of 

application, are residents of the Community District in which the building 

is located.  Applicants with community resident status must meet all other 

programmatic requirements of the Agency and the Developer (e.g., 

income qualification, credit worthiness).  
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If after all applications have been opened and processed the community 

preference cannot be filled from applicants in the logbook, the Developer 
must provide a letter to the Agency stating how much of the preference 

has been achieved. The letter must include, but is not limited to the 

following information:  

 Number of logged applicants;  
 Number of units available for each preference;  

 Number of applications approved for each preference;  

 Number rejected for being over income;  
 Number rejected for being under income; 

 Number of applicants that fell within the income gap, if 
applicable; 

 Number rejected for credit reasons;  

 Number rejected for criminal history;  
 Number rejected for housing court activity as further described 

in Section IV-H-5;  
 Number rejected for household composition;  

 Number of no-shows (include the no-show dates);   

 # terminated as per applicant’s request (applicant 
withdrew/cancelled application); 

 # rejected for failure to submit requested additional 
documentation; 

 # rejected for submitting duplicate applications; 

 # rejected because household is comprised of full-time 
student(s) and does not meet any of the exceptions (in 

applicable programs); 

 # rejected because of household size; 
 # placed on low priority list and specify the reasons, e.g. living 

out of city; 
 any other rejection criteria used by the agent;  

 If any of the above rejection criteria does not apply or no 

applicant had been rejected for that criteria, please indicate 
―N/A‖ or ―0 applicants‖, respectively;  and  

 Number rejected for submission of fraudulent information, etc.  
 

See Stats Report Requirements p. 22-23 

 
After review, the Agency may waive the remainder of this preference and 

authorize the Developer to proceed with the remainder of the log 
sequentially. If the community preference is fully achieved, any remaining 

community applicants will be processed from the log in the same order as 

other applicants.  
 

 

o Disability Preferences  

 

The Developer must also give an occupancy preference to applicants for 

certain units who have at least one household member with a mobility, 



MARKETING GUIDELINES - OUTLINE OF PROCEDURES 
 

  Page 29 of 45  

visual and/or hearing impairment and, as a result, require an 

accessible/adaptable unit. These preferences are as follows:  
 

- Five percent (5%) of the units in the project (or one unit, whichever is 
greater) will have a preference for and are to be made 
adaptable/accessible for disabled persons with mobility impairments.  

- Two percent (2%) of the units (or one unit, whichever is greater) will 

have a preference for and are to be made adaptable/accessible for 

disabled persons with visual and/or hearing impairments.  
 

The Developer must write to The Mayor’s Office for People with 

Disabilities to request potential referrals (with a copy to the Agency) at the 

time community letters are mailed out: 

   

Mayor’s Office for People with Disabilities 

100 Gold Street, 2nd Floor 

New York, NY 10038 

Tel (212) 788-2830 

Fax (212) 341-9843 

TTY (212) 788-2838 

 

If the disability preference is not fulfilled, applicants shall be processed 

from the logbook in the same order as other applicants. 

 

o Municipal Employee Preference:  

 

The Developer must give an occupancy preference for five percent (5%) 

of the units (or one unit, whichever is greater) to municipal employees of 

the City of New York. See Attachment S for a list of agencies whose 

employees are eligible for the preferences. (*Note: HDC employees are 

not eligible for this preference. Employees of certain other agencies, such 

as HPD, are only eligible if they can provide a statement of no-conflict 

from their agency’s ethics officer).  
 

 

c. ADDITIONAL PREFERENCES AND SET-ASIDES:  

 
There may be additional mandatory preferences tied to certain government 

programs or funding sources. These mandatory set asides are not to be 

marketed to the general public; however, they are subject to the same selection 

criteria and application process and must be approved by the Agency. 

 

 The Marketing Plan must reflect such preferences. 

 

o Referrals: 

 

The Agency may refer to the Developer potential residents who are 
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being relocated or displaced due to a governmental action. Developer, 

if directed by the Agency, must first offer units to these referrals, and 

their applications must be processed according to program selection 

criteria for eligibility and must be approved by the Agency. Referrals 

must be entered into a separate log by the Developer or a 

representative. Developer must indicate the source of the referral on 

the log. 

 
 

No additional, optional preferences may be implemented without the prior written 

approval of the Agency.  
 
 

2) HOUSEHOLD COMPOSITION CHANGES TO AN APPLICATION 
Changes to household composition in the application after it has been received will 
not be recognized, unless such change is an extenuating circumstance. Extenuating 
circumstances may include:  

        -    Death of a member of the household; 

- Birth in the household; 

- Divorce or other spousal situation; 

- Court order of custody. 

 

The Developer must obtain from the applicant legitimate evidence of the extenuation 

circumstance, such as birth certificates. 

 
3) QUALIFICATION AS A HOUSEHOLD  

 

For the purposes of applying to HPD/HDC-financed affordable housing, the following 

terms shall have the meanings set forth below:  

1. "Minor" shall mean a person under the age of 18 years. 

2. "Adult" shall mean a person at or above the age of 18 years. 

3. "Dependent" shall mean a Minor who is the lawful dependent of an Adult in 

the Household, as indicated by (i) a court order or other binding document 

establishing that such Adult is the legal guardian of, or is otherwise 

responsible for the custody and care of, such Minor, (ii) school records 

identifying such Adult as such Minor’s legal guardian; (iii) written verification 

from a government agency, or a social service provider under contract to a 

government agency, confirming the placement of the Minor in the custody 

and care of such Adult, or (iv) federal or state income tax returns in which 

such Adult claims such Minor as a dependent. 

4. "Guardian" shall mean an adult who is legally responsible for a Dependent. 
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5. "Immediate Family Member" shall mean, with respect to any person, (i) his or 

her grandparent, parent or Guardian, child or Dependent (who meets the 

definition of ―Dependent‖ set forth above), grandchild, sibling, spouse, or 

domestic partner, and (ii) any of their respective grandparents, parents or 

Guardians, children or Dependents, grandchildren, siblings, spouses, or 

domestic partners.  

6. "Extended Family Member" shall mean, with respect to any person, (i) his or 

her Immediate Family Member, and (ii) his or her aunt, uncle, or first cousin, 

or any of their respective Immediate Family Members. 

"Household" shall mean (i) a single person, or (ii) two or more persons who: 

(a) are Immediate Family Members; 

(b) are Extended Family Members who need to live together in order to support 

one another with respect to finances, child care, eldercare, medical care, or 

other extenuating family circumstance, as indicated by self-certifications 

explaining the family circumstances and needs; or 

(c) are financially interdependent, as indicated by (i) current leases or utility 

records demonstrating a shared address, and (ii) documentation, such as 

bank accounts, demonstrating shared assets. 

 

If an applicant states that the applicant and his/her spouse are separated, then the 

Developer must require the applicant to provide ―proof of a legitimate separation.‖  A 

notarized statement is not sufficient proof of a legitimate separation. Examples of 

proof of a legitimate separation would be bank accounts or leases once held jointly 

are now no longer held jointly due to the separation. Both the latter and former 

documents must be provided to prove that the assets and/or lease were once held 

jointly but are no longer.  

 

*Note on Student Rule for IRS Program Units: Low-income units in these programs 

are not to be occupied exclusively by students (for Low-Income housing tax credits, 

the IRS defines a ―student‖ as a full-time student during five (5) calendar months of 

the calendar year at an educational institution, other than a correspondence school, 

with regular faculty and students), unless the household qualifies for an exception 

under the IRS code.   
 
 

4) INCOME ELIGIBILITY  

 

Income is determined in the same way income is determined under the federal 

Section 8 program. Developers should therefore obtain a current copy of the HUD 

Handbook 4350.3, which outlines these requirements. This handbook is available to 

print or view at http://www.hud.gov. In addition, the Developer should require its 
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marketing staff to attend an industry training where these requirements are reviewed 

in detail. 

A1.  Assets  

 

GENERAL PROGRAMS  

 

The Developer must require that all adult members of the applicant household 

complete a certification of assets, which must be signed and notarized. Samples 

of such certifications are included in this manual. See Asset Certification, 

Attachment T. This form must identify both the specific assets and the actual 

income earned from the assets (such as the interest rate for a bank savings 

account). 

 If the total value of assets on the certification form is less than $5,000, 

and such information is consistent with the assets identified on the 

applicant’s housing application, IRS rules for Tax Credit  compliance 

allow that this self-certification is the only documentation required and the 

identified income generated from the asset is added to employment and 

other income. However, it is a common misconception that this IRS rule is 

intended to exclude income from assets if the total value is under $5,000. 

The income from assets must still be counted, but if it is under $5,000 no 

further verification beyond the self-certification is required. The self-

certification must still disclose the specific assets and the income from 

said assets. Accordingly, vague certifications that merely certify that an 

applicant has less than $5,000 in assets are not acceptable. 

 If the total value of assets equals or exceeds $5,000—or if there is an 

unexplained difference between the assets noted on the application and 

those subsequently noted on the certification—complete asset verification 

documents must be obtained. Refer to HUD Handbook 4350.3 for 

guidance regarding the appropriate documents to be obtained based on 

the type of assets being verified. As required under tax credit rules for all 

verification, documents must be current within 120 days of the tenant 

income certification (TIC) effective date (which is ultimately the move-in 

date).  When over $5,000 total, the actual earned income from the asset 

is compared to the imputed value (2% of the total) and the higher of these 

amounts is added to the household income. 

 

HDC’s NEW HOP PROGRAM 

 

Income from assets is only considered when the applicant’s income falls 
within $10,000 of the maximum income level for the unit; however, 
applicants may submit asset income for consideration if they need it to 
meet the minimum income. When a household’s total annual income is 
within $10,000 of the program maximum income then all adult members of 
the applicant household must complete a certification of assets, which 
must be signed and notarized. 
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Samples of such certifications are included in this manual and this form must 
identify both the specific assets and the actual income earned from the assets 
(such as the interest rate for a bank savings account). See Asset Certification, 
Attachment T. 

 
 

*Note: If a unit is also subject to another governmental subsidy, such as State 

Tax Credits, that program’s governing agency should be consulted regarding any 

additional or different income and asset requirements.  All asset requirements 

must be disclosed in the Marketing Plan and approved by the agencies. 

 

 

A2. Employment Income  

 

The Developer must require that for all adult household members reporting 

general employment income, all of the following must be provided:  

 The most recent year’s complete tax return. If after May 1, the most 

recent year’s tax documents due by the preceding April must be provided 

unless an applicant provides a copy of his request to the IRS for an 

extension (IRS Form 4868). In such cases the previous year’s complete 

tax return may be accepted until October 15th, when the extension 

expires. The gross income reflected on the most recent tax return will be 

―the tax return income‖.  

 

 The most recent consecutive pay stubs (minimum of 6). Income must be 

calculated by both (a) averaging the pay stubs and (b) projecting the 

year-to-date. The higher of these two amounts will be ―the pay stub 

income‖.  

 

 Third Party Verification directly from the employer. The Developer must 

mail or fax this form (See Attachment Z-1) directly to the applicant’s 

employer, with instructions for the employer to return directly to the 

Developer. Envelopes and fax confirmations must be maintained to 

document that the information was obtained via direct third party 

procedures, and not transmitted through the applicant’s hands. This form 

will request current salary, year-to-date income, and information about 

bonuses and anticipated increases. The highest amount calculated based 

on this information will be ―the third party income‖.  An applicant cannot 

be penalized for the lack of response from his/her employer in completing 

and returning the verification.  However, the Developer must make at 

least three (3) attempts to obtain such third party employment verification.  

Developer must also obtain Third Party Verification of Termination directly 

from previous employers who are listed on the applicant’s application 

and/or previous year’s tax return. 

 

 COMPARISON and DETERMINATION: Based on the three employment 

income verification sources above, the Developer must compare the tax 
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return income, the pay stub income, and the third party income. The 

highest of these amounts will be the employment income for the 

household member. 

 

o *Note: If an applicant has not filed taxes on reported income, the 

applicant will not be eligible for Agency-financed housing unless the 

applicant qualifies for a filing exemption under The Internal Revenue 

Code (see ―Publication 501‖ on irs.gov). The Agency will not make 

available its limited housing resources to applicants with income that 

is required to be reported, but is not being reported, to governmental 

tax authorities.  

 

o *Note: Unless a compelling argument can be made as to why an 
applicant’s income decreased, the tax return income will be the 
income calculated if it is the highest. The most obvious exceptions 
would be a decrease in income due to retirement or disability (or a 
widowed or divorced applicant whose most recent tax return still 
showed their spouse’s income).  

 
o *Note: The Developer may request in writing that the Agency grant an 

exception to the above criteria if any other truly extenuating 
circumstance exists. The Agency will consider such requests on a 
case-by-case basis.  

 

 

A3.  Self-employment Income 

 

Since self-employment income is more difficult to document via third party and 

subject to more variables and potential manipulation, special care must be given 

in the review of such income.  The Developer must require that all adult 

household members reporting self-employment income provide both of the 

following:  

 Projected Self-Employment Income: An estimate of current year’s 

earnings certified in (a) a letter from the applicant’s accountant, tax 

preparer or business manager OR (b) a notarized self-statement. If (b), 

the self –statement must be accompanied by additional documentation 

such as income receipts, a current financial statement/budget, or other 

information which supports the projection. This income will be ―the 

projected self-employment income‖. 

 

 Historical Self-Employment Income: Most recent tax returns for the last 

three (3) years. (*Again, if after May 1, the most recent year due to be 

filed by the preceding April deadline must be provided unless 

documentation of an IRS extension filing is provided). If the applicant 

reported self-employment income in the same line of work for each of the 

three (3) years, then all three should be averaged and evaluated. If only 

the most recent two (2) years reflect self-employment income in the same 
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line of work, then those two years should be averaged and evaluated. 

The income calculated through these averages and evaluations will be 

―the historical self-employment income‖.  

 

 COMPARISON AND DETERMINATION: The projected and historical 

incomes are compared, and the higher amount is what is used as income 

for the purposes of income eligibility. 
 

 ―Evaluated‖ means that the Developer must make an effort to identify any 
patterns that may logically result in a conclusion that the current or next 
year’s income will increase beyond the three (or two) year average. For 
example, the incomes for the past three (3) years for a self-employed 
applicant were $30,000; $32,000 and $34,000. The straight average 
would be $32,000. However, there is a clear pattern reflecting a gradual 
increase in this income source and so, consistent with that pattern, a 
logical evaluation of this applicant’s income would conclude that $36,000 
would be the current/next year’s income.  

 
At least the most recent two years of tax returns must document that the 
applicant’s income has come from self-employment in the same line of 
work. Applicants who do not meet this ―time test‖ have not established a 
suitable income-earning history through their self-employment, and there 
is insufficient data to accurately evaluate their income.  

 

A4.  Sporadic Income 
Certain forms of income that are sporadic and non-recurring are not considered 
when calculating maximum household income as they are considered temporary 
in nature.  All sources of income must be disclosed , but such non-recurring 
income may be excluded in the calculation process. 

 

A5.  Unemployed Household Members 18 and over 
 
If a household member, who is 18 years of age or over, is unemployed, then the 
household member must complete an Unemployment Affidavit. See Sample 
Unemployment Affidavit, Attachment I. 
 

A6.  Continuing Need 
 

For programs designed to be affordable for households at or below 60% of AMI, 
the applicant’s eligibility is also dependent on whether the applicant can 
demonstrate a ―continuing need‖ for housing assistance. Any Agency-subsidized 
housing development aims to serve individuals and families with a true, 

continuing need for housing assistance and not those with other financial 
resources available or those who have a recent history of higher earning power 
and are only temporarily at an income level eligible for the program. 
 
In determining “continuing need” for these programs, the below criteria 
must be satisfied, or the tenant is not eligible: 
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o Asset Cap 
 

The tenant must not have assets in an amount equal to or greater than 
$250,000 (*Note: This does not include specifically designated retirement 
funds. A portion of retirement accounts may be counted to determine 
overall assets and income from assets, but such funds are not to be 
included in the $250,000 cap.) 

 
o Recent Income History 

 
In addition to reviewing current income verifications, Developers must 
also evaluate an applicant’s most recent income history based on their 
most recent tax returns. Unless a compelling argument can be made as 
to why an applicant’s income decreased, the tax return income will be the 
income calculated if it is the highest. The most obvious exceptions would 

be an increase in income due to retirement or disability (or a widowed or 
divorced applicant whose most recent tax return still showed their 
spouse’s income). 

 
Here are examples: 

 

The maximum income for a single applicant to Plaza Towers is $30,000. 

 Mary Smith is a seamstress who was laid off by her previous 
employer, where her tax return shows she earned $32,000 a year. 
Her new employment with a different garment company pays her 
$28,000 a year as documented by her pay stubs and 3rd party 

employer letter. In this case, a compelling argument can be made 
not to use Mary’s tax return income, even though that is the 
highest amount. The change in Mary’s income was not voluntary 
and her new job/earnings are generally consistent with her recent 
history. The amount from her current pay stubs and 3rd party 
should therefore be used, under which she is eligible. 

 John Hower recently quit his job as a college professor, where his 
tax return shows he earned $75,000 a year, to pursue other 
interests. He has recently started working as a waiter and 
presently earns $27,000 a year based on his pay stubs and 3rd 
party verification. In this case, no exception is warranted. John 

has clearly demonstrated a recent history of significantly higher 
earning patterns. The change appears to be voluntary and/or 
temporary in nature, which is not the intent of Agency-financed 
low-income housing programs (including those participating in the 
LIHTC Program). John is encouraged to apply to our programs in 
the future, after a minimum of a full year’s tax returns as well as 

current verifications may document a suitable pattern of eligibility. 
 

The Developer may request in writing that the Agency grant an exception 
to the above criteria if a truly extenuating circumstance exists. The 
Agency will consider such requests on a case-by-case basis. 
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A7.  IRS Form 4506-T  

 

The Developer must require all adult household members to execute three 
copies of IRS Form 4506-T, one for the owner/managing agent identified in line 
#5, the other for the Agency identified on the same line, and one with the New 
York City Department of Investigation noted in the same line. This form is a 
release by which the applicant authorizes the IRS to release transcripts directly 
to a third party. Furthermore, the applicant must complete an IRS Form 4506 – 
Request for a Copy of Tax Return, as well as a New York State DTF-505 Form 
Authorization for Release of Photocopies of Tax Returns and/or Tax Information.  
In the event that a tax return provided by the applicant appears to have 
potentially been altered or a file is otherwise suspicious, the Developer should 
make use of this form.  The Agency also may make use of this form. Developers 
are encouraged to send these requests to the IRS upon receipt, so that in the 
event that files are flagged later at the Agency, an IRS response may already 
have been received back. Developer is to ONLY send in their copy.  Do not send 
in Agency or DOI copies of forms.   
 
If an applicant has been found to be eligible for a unit, then at the time of lease 
signing or sale closing, all adult household members must execute three new 
IRS Form 4506-T, Form 4506 and DTS-505 Form in accordance with the above. 
See IRS and State Forms, Attachments R-1 through R-5. 
 
 
A8.  Authorization to Release Information Form 
 
The Developer must require that all adult household members execute a copy of 
the Authorization to Release Information Form.  

 
 

5) BACKGROUND CHECKS AND OTHER FACTORS  

 

Immigration Status/Credit History  

 

Immigration status is not a condition of eligibility for any HPD- or HDC-financed 
building. Immigration status may not be questioned in any manner on the application, 
during the interview, or at any other time during the tenant screening process. This 

doesn’t prevent a Developer from rejecting an applicant for failure to provide a Social 
Security Number or an Individual Tax Identification Number (TIN) when the 
Developer needs such information to check credit history.   All applicants must be 
able to provide verifiable proof of legal income. Inability to provide documentation to 
verify income and credit is a basis for rejection, not immigration status.   
 

Criminal Checks  

 

The Developer must obtain a criminal background check for every applicant.  
The Developer must disclose in the project’s selection plan which types of 
information revealed through such a check will or will not adversely impact an 
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applicant’s eligibility. The Developer must find an applicant ineligible if one or both of 
the following criminal findings is flagged during the criminal background check:  

 
 A prior conviction of fraud in connection to any governmental housing program;  

 
 An applicant is a criminal fugitive being sought by law enforcement for either 

incarceration or deportation (as such applicants would not lawfully be able to 
―anticipate‖ income or even be anticipated to be an included member of the 

household).  

 

Housing Court Records. 
 
The Developer may not automatically reject an applicant based on the applicant’s 
housing court records. For instance, if the applicant can show that the case was 
brought about at no fault of their own, the applicant would remain eligible. The 
Developer must allow a reasonable amount of time, and not less than 10 days, for 

an applicant to contest a housing court record.  If the applicant does not provide 
proof of no fault within the 10 day period, then the Developer may reject the applicant 
for failing to provide proof of no fault.  The applicant then has the allotted time to 
appeal the decision.  
 
Discovery of False Information 

 

Submitting false or knowingly incomplete information to induce eligibility is grounds 

for rejection and may also lead to further investigation and, potentially, criminal 

prosecution. 
 
Even before a file is submitted to the Agency, there are times when Developers may 

independently detect applicants who have falsified information. For example, the tax 
transcripts may come back and differ from the provided returns, or provided pay 
stubs or other documents may be detected as having been tampered with. In all such 
cases, this fraud (or potential fraud) must be reported. Even if it is detected early and 
does not result in the applicant receiving a unit, the attempt of fraud itself must be 
reported. Developers and their agents may report such findings to the Agency or, if 

they prefer, directly to The NYC Department of Investigation. 
 
 

6) OCCUPANCY STANDARDS AND UNIT DISTRIBUTION  

 

Occupancy Guidelines  

 

The Developer must establish occupancy criteria based on unit size. Such criteria 

must be consistent with federal, state and local laws and with the Agency Regulatory 

Agreement. HUD has provided some guidance for establishing these criteria in the 

HUD Handbook 4350.3, Chapter 3, and Paragraph 3-23. This guidance states in part 

that, generally, a two person per bedroom standard is acceptable. However, it makes 

the following important distinction:  
 

Owners must avoid making social judgments on a family’s sleeping arrangement. 
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For example, it is not for the owner to determine whether an unmarried couple 

may share the same bedroom or whether a young child can share a bedroom 
with a parent. 

 
In keeping with the above guidance, to maximize the utilization of its affordable units 
(another point considered in HUD’s guidance) it is clear that married or similarly 
committed couples are intended to share one bedroom. Apart from that, however, if a 
family (a) qualifies as a household as defined in these Marketing Guidelines and (b) 
qualifies by both number of persons and income for more than one unit size, then it 
should generally be that family’s decision as to which unit size they choose. The only 
additional exceptions would be certain programs, which may have statutorily 
imposed occupancy standards.  
 

 The Marketing Plan must clearly outline the Developer’s occupancy criteria 

and associated statutory requirements. 

 

Unit Distribution 
 
See Attachment U, Sample Apartment Distribution Chart. 
 
The allocation of units (total number and number for each unit size) must match the 

information in the Agency Regulatory Agreement. For mixed-income buildings, 

please also note the following requirement pertaining to the distribution of units: 

 

 For 80/20 and other mixed-income developments only:  

As soon as any of the units in the development are available for occupancy, at 

least twenty percent of those units must be occupied, or made continuously 

available for occupancy, by low-income households. The Developer is not to 

segregate or physically isolate the low-income units from those units not 

occupied by low-income tenants. Low-income tenants must be reasonably 

dispersed throughout the development. The Developer must also ensure that 

approximately twenty percent of each unit type (i.e. studio, one-bedroom, two-

bedroom units) is low-income. 
 
 

*Note: Distribution of all affordable units must be approved by the Agency. 
 

 

7) RENT LEVELS AND INCOME STANDARDS: 

 

Rents: 

 

The Developer must establish the rents in accordance with the Agency Regulatory 

Agreement. 
 
Maximum Income Levels: 

 

The Agency will provide tenant income eligibility levels as modified by household 
size. 
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Minimum Income Levels: 

 

Minimum income levels are established by the Developer based on the rent levels. 

However, the standard barometer for affordability is a family paying 30% of 

household income for rent purposes. In no instance should the minimum income 

established for initial rent-up result in a family paying more than 35% of income for 

rent. Although established by the Developer, minimum income levels are subject to 

approval by the Agency.  However,  the Developer may not establish minimum 

income levels for applicants with Section 8 or similar forms of housing subsidy.  Such 

applicants must be accepted provided they meet all other eligibility criteria outlined in 

the marketing plan.   

 
FOR LOW INCOME HOUSING TAX CREDIT COMPLIANCE: 

 

Mixed-income projects participating in low income housing tax credit program, must 

elect designation as either ―deep rent skewed‖ or ―non-deep rent skewed‖ when they 

are originally placed in service.  

 

Deep Rent Skewed Properties 

 

Properties that Deep Rent Skew must have at least 15 percent of all the low income 

units occupied with tenants with incomes that are 40 percent or less of area gross 

median income and rents are restricted.   

 

For properties that Deep Rent Skew, the Available Unit Rule must be implemented 

whenever a current household has an income level exceeding 170% of the current 

income limit.  The Available Unit Rules states that if a tenant’s income increases to 

over 170% of the then-current income limit for the unit occupied by such tenant, the 

unit may continue to be deemed a low income unit provided the Developer rents the 

next available low income unit at the property to a family with an income equal to or 

below 40% of the area gross median (AMI) income at a restricted rent.   

 

When a Developer of a property that Deep Rent Skews submits a re-rental file for 

Agency review, then the Developer must submit a Deep Rent Skew Certification, 

Attachment V-1 along with the file. 

 

 

Mixed-Income / ―Non-deep rent skewed‖ properties 

 

A Mixed-Income building is a building that includes market-rate units.  For buildings 

that are Mixed-Income, the Available Unit Rule must be implemented whenever a 

current tenant has a household income level exceeding 140% of the current income 

limit.  If a Developer discovers that a tenant’s income is above 140% of the current 

income limit, the Developer may continue to include the unit in the applicable fraction 

if the Developer rents the next available unit of comparable or smaller size in the 

same building to a tax credit eligible family at a restricted rent.   
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When a Developer of a Mixed-Income building submits a re-rental file for Agency 

review, then the Developer must submit a Mixed-Income Certification, Attachment V-

2 along with the file. 

 

 

8) OTHER 
 

Incorporation of ―Fair Housing Laws‖ 

 

There are Federal, State and local laws, orders and regulations prohibiting housing 

discrimination (―Fair Housing Laws‖). Such Fair Housing Laws, as they may be 

amended from time to time, are hereby explicitly incorporated in these Procedures, 

any violation thereof will be a violation of these procedures. 

 

Amendments 

 

The Agency reserves the right to amend any provision of these procedures. 

 

Inspections 

 

The Agency reserves the right to conduct periodic inspections and spot-checks of the 

Developer’s marketing budget and procedures.  
 

 
 Brokers 

The Broker Forms, Attachments R-7 and R-8 are to be completed and submitted with 

all applicant files that are not from the original lottery.  If a project has gone ―Open 

Market,‖ then the appropriate form must be completed by the Managing Agent or the 

Developer.  If a new project that is still in its initial lease up goes ―Open Market,‖ then 

the appropriate form must be submitted for all applicants not received from the 

lottery.  The Third Party/Broker form does not need to be submitted for an applicant 

from the initial lottery. 

 

 Household Student Status Affidavit at Recertification 

For units with income limits set at or below 60% of New York City’s Area Medium 

Income (AMI) Limit, please use Attachment Z-2 during the Annual Recertification 

process. 



 

 

 

 

 

 

 

SUBMISSIONS AND ONGOING 

REPORTING  REQUIREMENTS 
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Both HPD and HDC require submission of the following items during the pre-marketing and 

marketing periods: 

 Marketing Plan (to include all required information as described herein). See 

Marketing Plan Checklist, p. 10. 

 Applicant Information Forms (AIF) and Tenant Income Certifications (TIC) 

completed by applicants and Developer. See Attachments M and L1 – L4.   

Only HDC requires submission of the following items during the pre-marketing and marketing 

periods: 

 The form of lease and all riders for Agency review. Additionally, the Pre-lease 

Acknowledgement and Certification and the HDC Lease Rider is to be used with all 

units. See Attachments N, O and P. 

 In addition to Tenant Income Certifications, HDC projects require all documentation 

verifying income eligibility and family size. These certifications and verification 

documents, along with the Tenant Income Certification Submission Cover Letter, 

must be immediately forwarded to HDC for review prior to the anticipated dates of 

acceptance of the tenant and the signing of the lease. 

For vacancies subsequent to initial project occupancy, the required Tenant Income 

Certifications and supporting documents must be transmitted for HDC review and 

approval prior to the signing of the lease. 

Applicants must be informed by the owner that they will not be allowed to 

occupy a unit until HDC has reviewed and approved their Tenant Income 

Certification (TIC). 

 Owner certification indicating the move-in date for the first tenant to occupy the 

development. (Once you have submitted this form for the ―first tenant that occupies 

a unit in the project,‖ it does not have to be used thereafter.) See Attachment W. 

 Unit Inspection Forms must be executed by approved residents and the owner and 

placed in the tenant’s file. This file must be kept at the management office. See 

Attachment X. 

 After the initial lease-up of all the units in the project, certain obligations pertain to 

the project.  In particular, Developers must submit on a quarterly basis, the move-

out and/or unit transfer status report for the project along with the current rent roll.  

See the Quarterly Unit Vacancy Report Instructions and Report, Attachment Y-1 

and Y-2. 

 



 

 

 

 

 

 

 

ATTACHMENTS  
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A-1. Site Sign Request Form  
A-2.   Web Site Posting Form 
 
B.    Marketing Plan Summary Sheet 

 
C.    Notice of Intent to Begin Marketing 

 
D.    Community Contact Letters 

 
E.    Outline for Management Plan 

 

 F-1.  Advertisement Instructions 
 F-2.  Sample Advertisement 

F-3.  Routing Slip of Advertisement    
Approvals 

F-4.  Evidence of AFHM 
F-5.  HUD 935.2a Form 
 
G-1. Application Cover Letter (Low 

Income) 
G-2. Application Cover Letter (Middle 

Income) 
G-3.  Sample Application 
 
H-1.  Sample Eligibility and Interview 
Letter 
H-2.  Sample Ineligibility Letter 
H-3.  Sample Approval Letter  
H-4.  Sample Rejection Letter 
H-5.  Sample Low Priority Letter 
H-6.  Sample Wait List Letter 
 
I. Sample Unemployment Affidavit 
 
J-1.  Log Sheet Sample (Rental) 
J-2.  Log Sheet Sample (Home) 
 
K.  Notice of Remarketing 
 
L-1. Checklist for Income Cert 
L-2.  TIC Submission Cover Letter 
L-3.  TIC (Low Income) 
L-4.  TIC Middle Income 
 

M.  AIF 
 
N.  Pre-lease Acknowledgement 
 
O.  HDC Lease Rider (Low Income) 
 
P. HDC Lease Rider (Middle Income) 
 
Q. Reaffirmation of Income 
 
R-1. IRS Form 4506-T (HDC) 
R-2. IRS Form 4506-T (Agent) 
R-3. IRS Form 4506-T (DOI) 
R-4. IRS 4506 (DOI) 
R-5. NYS DTF-505 Form (DOI) 
R-6. Authorization to Release 

Information 
R-7 & R-8. Broker / Third Party 

Certification 
 
S. List of Agencies Eligible for 

Municipal Preference 
 
T. Asset Certification 
 
U. Unit Distribution Chart 
 
V-1. Certification for Deep Rent 

Skewed Projects 
V-2. Certification for Mixed Income / 

―Non-Deep Rent Skewed‖ Projects 
 
W. Owner Cert of Initial Move-In 
 
X. Unit Inspection Form 
 
Y-1.  Quarterly Vacancy Report 

Instructions 
Y-2.  Quarterly Unit Vacancy Report 
 
Z-1. Employment Verification Form 
Z-2. Household Student Status Affidavit 

at Recertification

 

 



 
 
 

APPENDIX I:   
Equal Opportunity 

 



Appendix D  Equal Opportunity (EO) Requirements  

 



 



 



 



 



 





 



 



 



 





 



 
 



 



 
 
 

APPENDIX J:   
Proposal Forms 

 



Form A: Completeness Checklist and Applicant’s Letter 
 
A1 – Completeness Checklist (Tab A) 
 
Before completing the following forms, please see instructions in Section IX (Submission 
Requirements). 
 

Tab Form  

A 
Completeness Checklist and Applicant’s Letter    
     1.  Completeness Checklist (Form A-1)   
     2.  Applicant’s Letter (Form A-2)   

  Project Summary and Project Narrative   
B      1.  Proposal Narrative (provided by Applicant)   
       2.  Proposal Summary (Form B)   

C 

Applicant Description   
     1.  Development Team Information and Applicant Questionnaire (Form C-1)   
     2.  Not-For-Profit Organization Form (Form C-2)   
     3.  Additional Evidence of Experience and Qualifications (provided by Applicant)   

  Development Experience, Management Experience  and Current Workload    
       1.  Residential Development Experience and Current Workload (Form D-1)   
D      2.  Residential Management Experience and Current Workload (Form D-2)   
       3.  Management Questionnaire (Form D-3)   
E   Assets Statement    
       1.  Assets Statement (Form E or alternate statements)   

 F Development Schedule (provided by Applicant)  
G Design Team Experience & Narrative (provided by Applicant)  
H Architectural Submission (provided by Applicant)  

I 

Sustainability and Resiliency  
     1.  Narrative (provided by Applicant)  
     2.  2015 Enterprise Green Communities Overlay for HPD Projects (Appendix G)   

J Environmental Proposal  
K Financing Proposal   
      1.  Financing Proposal (Form K)   
      2.  Financing Narrative (provided by Applicant)   

L   Financing Letters of Interest (provided by Applicant)   
M Commercial/Retail and Community Facility Plan (provided by Applicant, if applicable)  
N Marketing Plan (provided by Applicant)   
O Local Hiring / HireNYC (provided by Applicant)  
P Minority and Women Business Enterprise (MWBE) (provided by Applicant, if applicable)  



Q Trade Secrets (provided by Applicant, if applicable)  
 



SustaiNYC RFP 
Form A2 – Applicant’s Letter  
 
 
NYC Department of Housing Preservation and Development 
Office of Development 
100 Gold Street, Room 9X 
New York, NY 10038 
Attention: Evan Easterbrooks-Dick 
 
Re: Proposal in Response to SustaiNYC RFP  
 
Dear Mr. Easterbrooks-Dick: 
 
This letter is being submitted in connection with my proposal (“Proposal”) submitted in response 
to the Request for Proposals (“RFP”) issued by the Department of Housing Preservation and 
Development (“HPD”) of the City of New York (“City”) for the SustaiNYC RFP in East Harlem, 
Manhattan. 
 
I have received, read, and understand the provisions of the RFP. I understand that selection of 
an Applicant (“Applicant”) under the RFP for disposition of the Development Site and the 
development of the Project described in the RFP (“Project”) will mean only that HPD will 
commence negotiations with such Developer regarding the development of the Development 
Site. 
  
I recognize that any negotiations with HPD will be subject to the following terms and conditions: 
 
1. The commencement of negotiations will not represent any obligation or agreement on the 

part of the City, which may only be incurred or entered into by a written agreement which has 
been (i) approved as to form by the City’s Law Department, (ii) approved by the Mayor after a 
hearing on due notice; and (iii) duly executed by the Applicant and the City.  The Negotiation 
Letter will only indicate HPD’s intention to commence negotiations, which may ultimately lead 
to the execution of such an agreement. 

 
2. The Applicant will not have permission to enter upon the Development Site, which permission 

will only be granted, if at all, in the form of a license agreement duly executed by the 
Applicant and the City. The execution of any such license agreement, if it occurs, will only 
indicate that the City has granted permission for the Applicant to enter onto the Development 
Site for the limited purposes stated in the scope of work set forth therein, and will not indicate 
that the City reached any other agreement with the Applicant regarding the Development Site 
or the Project. 

 
3. The following requirements will have to be satisfied prior to the disposition of the 

Development Site: 
  
 The disposition of the Development Site and tax exemptions to be granted, if any, must be 

reviewed and approved in accordance with all applicable HPD and City policies, which 
include, but are not limited to, the following: 

 



a. The Applicant, any other potential grantee of the Development Site, and their respective 
Principals must successfully undergo a background check concerning their suitability to do 
business with the City. 

 
b. The Development Site will not be sold to any person or entity which, or to any entity with a 

Principal who: (i) has not fulfilled development responsibilities undertaken in connection 
with the City or other governmental entities, (ii) is in default on any obligations to the City, 
(iii) is a former owner of the Development Site, or (iv) has lost real property to the City in 
tax or lien enforcement proceedings. 

 
c. The price and other terms for the disposition of the Development Site and the tax 

exemption(s) to be provided, if any, will be consistent with applicable City policies. 
 
d. The grantee must execute legal documents in form and substance acceptable to HPD and 

in form approved by the City’s Law Department. 
 
4. During negotiations, the Applicant must diligently, competently, and expeditiously comply with 

all requirements communicated to the Applicant by HPD. 
 
5. The design of the Project must comply with any applicable HPD development requirements 

and guidelines. 
 
6. Either HPD or the Applicant may terminate negotiations at any time with or without cause.  

Negotiations may be terminated if Applicant does not commence construction within eighteen 
(18) months from the date of the Negotiation Letter.  

 
7. If negotiations are terminated by either HPD or the Applicant, whether with or without cause, 

or if negotiations terminate automatically, then neither the City nor the Applicant will have any 
rights against or liabilities to the other. 

 
8. The City is not obligated to pay, nor will it in fact pay, any costs or losses incurred by the 

Applicant at any time, including, but not limited to, the cost of: (i) any prior actions by the 
Applicant in order to respond to any selection process, or (ii) any future actions by the 
Applicant in connection with the negotiations, including, but not limited to, actions to comply 
with requirements of HPD, the City, or any applicable laws. 

 
 
 Very truly yours, 
 
 _____________________ 
 Signature 
 
 _____________________ 
 Title 
 
 _____________________ 
       Applicant 
 
 



SustaiNYC RFP

*The summary below MUST be consistent with the rest of the Proposal (e.g. Financing Proposal and Design Narrative).

Building 
Name/Description Rental Units

Homeownership 
Units

Super 
Units Total Units

Gross 
Square Feet

Total
% of Total Project - -

Building 
Name/Description __%AMI __%AMI __%AMI __%AMI __%AMI

Total Units
% of Total Project

Building 
Name/Description Studio 1BR 2BR 3BR/4BR

Total Units
% of Total Project

Building 
Name/Description Studio 1BR 2BR 3BR/4BR

Building 
Name/Description Use

Gross Square 
Feet

Total Gross Sqaure 
Feet

Form B – Proposal Summary

Affordability Summary

Unit Summary

Summary of other uses (commercial, community facility, etc.)

Unit Count by Type

Average Unit Size (SF)



 

Form C: Development Team Information and Applicant Questionnaire 
 
C1 – Development Team Information (Tab C) 
 
All applicants shall complete pages 1 - 3 of this form.  Applicants that include a not-for-profit entity as 
principal of the developer or part of the Development Team shall also complete pages 4 -6.  
 
Name of Applicant: _____________________________________________________________ 
 
Name of Contact Person: ______________________  E-mail:  _______________________ 
 
Mailing Address: _________________________________________________________________ 
 
Telephone No: ___________________________   Alternate Phone:  ______________________ 
__________________________________________________________________________________ 
 
COMPOSITION OF APPLICANT ENTITY: 
 
1.  Type of organization (i.e. partnership, corporation, limited liability company, joint venture):_________________ 
 
2.  Provide the following information about all principals of the applicant.  For corporations, provide the names of 
the officers and any shareholders owning 10% or more; for partnerships, provide the names of all general partners.  
For joint ventures, provide the information separately for each entity that comprises the joint venture.  Also, state 
the role(s) that each principal would play in the development of the sites, using the categories specified below. 
 
NAME OF ENTITY # 1:______________________          Percent Interest in Proposed Project:________ 
 
PRINCIPALS: 
Name/Position/Title 

 
Home Address 

 
Role* 

% Interest in 
Entity 

 
 

   

 
 

   

 
 

   

 
 

   

 
NAME OF ENTITY # 2:______________________          Percent Interest in Proposed Project:________ 
 
PRINCIPALS: 
Name/Position/Title 

 
Home Address 

 
Role* 

% Interest in 
Entity 

 
 

   

 
 

   

 
 

   

 
 

   

*  Role Categories:   GP = General/Managing Partner; GC = General Contractor;  F = Provides financing, inactive; 
A = Architect;  L = Legal Services;  MA = Managing Agent;  O = Other (specify)

Use additional sheets as necessary. 



 

 

__________________________________________________________________________________ 
3.  Provide the names, addresses, e-mail addresses, and telephone of members of the 
development team to the extent that these have been decided; if unknown, enter “N/A”. 
 
DEVELOPMENT TEAM: 
Architect: 
 
 
 
 
 

Marketing Agent: 

General Contractor: 
 
 
 
 
 

Managing Agent: 
 
 

Legal Counsel: 
 
 
 
 
 

Social Service Provider: 

Passive House Consultant: 
 
 
 
 
 

Other: 

 
Is there an identity of interest between any principals of the developer and any other entities that 
make up the development team?         Yes [   ]   No [    ]   
 
If yes, please explain. 
 
 



 

 

__________________________________________________________________________ 
 
4. Has any principal identified above, or any organization in which the principal is or was a general 
partner, corporate officer, or owned more than 10% of the shares of the corporation, been the subject of 
any of the following: 
 
(1) Conviction of, or charges currently pending for, arson, fraud, bribery, or grand larceny any felony 

or crime of dishonesty?        
Yes [   ]  No [    ] 

 
(2) Noncompliance with fair housing or anti-discrimination laws, any applicable codes or ordinances, 

labor laws, or construction laws?        
Yes [   ]  No [    ] 

 
(3) Had an ownership or management interest in real property that was the subject of a tax lien sale, 

was or is the subject of tax, mortgage, or lien foreclosure or enforcement proceedings, or is 
currently in tax or mortgage arrears?         

Yes [   ]  No [    ] 
 
(4) Had an ownership or management interest in a property with respect to which HPD commenced 

an action in the Housing Part of the Civil Court, or with respect to which an administrator was 
appointed pursuant to Article 7-A of the Real Property Actions and Proceedings Law?   

Yes [   ]  No [    ] 
 
(5) Denial of a certification of no harassment or any administrative or judicial finding of harassment? 

         Yes [   ]  No [    ] 
 
(6) Default or poor performance rating under any agreement with, or suspension or debarment by, 

any governmental entity?   
Yes [   ]  No [    ] 

 
(7) In the last seven years, filed a bankruptcy petition or been the subject of involuntary bankruptcy 

proceedings?   
Yes [   ]  No [    ] 

 
(8) In the last five years, failed to file any required tax returns, or failed to pay any applicable Federal, 

State of New York, or City taxes or other charges?   
Yes [   ]  No [    ] 

 
(9) Had any negative findings from the City’s Department of Investigation?  

Yes [   ]  No [    ] 
 
 
 
If the answer to any question is yes, provide the following information about each instance:  name of 
principal(s); name(s) of organization(s) or corporation(s); principal’s status in the organization or 
corporation (e.g. officer), the date of the action, and current status and disposition. 



 

 

_________________________________________________________________________________ 
CERTIFICATION 
 
[This certification must be signed by one of the principals listed above; if the applicant is a joint venture, it 
must be signed by a principal of each entity that comprises the joint venture.] 
 
I certify that the information set forth in this application and all attachments and supporting 
documentation is true and correct.  I understand that the City of New York will rely on the information in 
or attached to this document and that this document is submitted to induce the City of New York to select 
this proposal for development of a site. 
 
I understand that this statement is part of a continuing application and that until such time that the subject 
project is finally and unconditionally approved by the City of New York, I will report any changes in or 
additions to the information herein, and will furnish such further documentation or information as may be 
requested by the City of New York or any agency thereof. 
 
I understand that if I receive preliminary designation to develop this site, I must submit all additional 
disclosure forms required. 
 
 
______________________________________  ______________________________________ 
  Name of Organization         Signature 
 
______________________________________       ______________________________________ 
   Date         Print or Type Name and Title 
 
 
 
______________________________________  _____________________________________ 
  Name of Organization         Signature 
 
______________________________________       ______________________________________ 
   Date         Print or Type Name and Title 
 



 

 

 
C2 – Not-For-Profit Organization: Applicant Description 
 
Name of 
Organization:_____________________________________________________________________ 
Office 
Address:_________________________________________________________________________ 
 
City:_________________________________State:__________________________ZIP Code_____ 
 
Executive Director:_________________________________________________________________ 
 
Contact Person:_______________________________ Title:________________________________ 
 
Phone No.____________________________________ FAX No.____________________________ 
___________________________________________________________________________________ 
 
ROLE OF ORGANIZATION IN THE PROJECT:  Describe the role that the not-for-profit organization will 
play, such as developer, marketing agent, etc. 
 
 
___________________________________________________________________________________ 
Date         Date 
Established:_______________________________   Incorporated:_____________________________ 
 
 
 
 
CERTIFICATION:  I CERTIFY THAT THE INFORMATION SET FORTH IN THIS DISCLOSURE 

STATEMENT AND ITS ATTACHMENTS IS TRUE AND CORRECT. 
  
       
 _________________________________________________________ 
  Signature of Officer 
   
     
 _________________________________________________________ 
  Print Name and Title 
   
     
 _________________________________________________________ 
  Date 
___________________________________________________________________________________ 

Use additional sheets as necessary. 



 

 

 
C2 – Not-For-Profit Organization: Directors, Officers, and Key Staff 
 
Name of Organization:___________________________________________________ 
 

Name and Home 
Address 

Position and/or Office in 
Organization 

Date of Initial 
Appointment 

 
Current Occupation and Name of Employer 

 
 
 

   

 
 
 

   

 
 
 

   

 
 
 

   

 
 
 

   

 
 
 

   

 
 
 

   

 
 
 

   

 
 
 

   

 
 
 

   

 
 
 

Use additional sheets as necessary
  



 

 

C2 – Not-For-Profit Organization: Major Sources of Funding 
 
Name of Organization:___________________________________________________ 
 
Provide the following information regarding your major sources of funding during the two years preceding the deadline for submission of 
proposals under this RFP. 
 
Funding Source 
(Agency, Department, 
etc.) 

Name of Program Contact Person 
Name and Phone 
Number 

Purposes of Funding Dates of Funding Funding Amount 

 
 
 

     

 
 
 

     

 
 
 

     

 
 
 

     

 
 
 

     

 
 
 

     

 
 
 

     

 
 
 

     

 
Use additional sheets as necessary 



SustaiNYC RFP
Form D1 – Residential Development Experience and Current Workload
Site: Developer:

List below all residential properties developed within the seven (7) year period preceding the deadline for submission of proposals in response to this RFP.  Use additional pages as needed.

Project Name Address
Role 
(a)

Type 
(b)

Category ( 
c )

# of 
Buildings

Total # 
of Units TDC Start Date

Completion 
Date 

Current 
Status (d) Gov't Program (e) Construction Lender (f) Permanent Lender (f) Property Manager (g)

(a) ROLE: Indicate the role or roles you played in the development of each property listed.  If developed as part of a joint venture, indicate such by adding JV to the respective role (e.g., D/JV).
 D=Developer; B=Builder; GC= General Contractor; CM=Construction Manager; F=Provided Financing; O=Other (specify)
(b) TYPE: Project Type: RH=Rental Housing; CH=Coop/Condo Housing; SF=Single Family Housing; O=Office; R=Retail; CF=Community Facility; M=Mixed Use
(c) CATEGORY: NC=New Construction; SR=Substantial Rehab; MR=Moderate Rehab
(d) STATUS: Indicate if project is Pre=Pre-development; UC=Under Construction; Com=Completed
(e) GOVERNMENT PROGRAM: Provide the name of the program, contact name, and telephone number.
(f) CONSTRUCTION/PERMANENT LENDER: Provide the name of the institution.
(g) MANAGEMENT: Indicate if you manage the project directly or use a property manager.  Provide the name of the property manager used, if any.  Indicate N/A if you no longer own the project.



SustaiNYC RFP
Form D2 – Residential Management Experience and Current Workload

Name of Applicant: ________________________________

Entity Whose Experience is Described Listed Below: ______________________________________________

List below all properties managed currently or within the seven (7) year period preceding the deadline 
for submission of proposals in response to this RFP.  Use additional pages as needed.

Property Address: Housing Type (i.e. 1 - 4 Number Dates of Management Section 8? LIHTC? Public Hsg Owner
Builiding Number, Street family homes; multifamily of DU's From To (Y/N) (Y/N) Units ("Self", or provide name 
City, State, Zip rental; coop; condominium) (Y/N) and phone number):

Page ____ of _____ (Use additional sheets as necessary)



D3 – Management Questionnaire  
 

 
1. Across your portfolio, what is the typical ratio of property managers to number of 

units?  Describe if staffing plans differ based on the funding source (e.g. LIHTC 
or HOME).  

 
2. Describe the management and maintenance staffing plan envisioned for this 

project.  If you have one, please submit a sample or project-specific Management 
Plan.  

 
3. What property management certifications and licenses are held by your staff? 

(For example: RAM or IREM certification, tax credit certification, commercial real 
estate broker’s license, etc.)    

 
4. Please describe any LIHTC and/or HOME compliance coursework management 

staff has completed.  
 

5. Has any property managed by the manager or owned by the owner ever had a 
recapture of LIHTC?  If so, please explain in detail.  Please include instances 
where you may have purchased or taken over management of a property with 
open compliance issues. 

 
6. Have IRS Forms 8823s been issued for your properties, reporting noncompliance 

that was uncorrected at the time of issuance?  If so, how many have been 
issued?  Please include instances where you may have purchased or taken over 
management of a property with open compliance issues. 

 
7. Do any properties managed by the manager or owned by an affiliate of the owner 

have open HOME compliance issues?  If so, please explain in detail.  Please 
include instances where you may have purchased or taken over management of 
a property with open compliance issues. 

 
8. Do any properties managed by the manager or owned by an affiliate of the owner 

have open Class C NYC Housing Maintenance Code violations or open NYC 
DOB violations?  If so, please explain in detail.   Please include instances where 
you may have purchased or taken over management of a property with open 
violations. 

 
9. Has the management company or any of its principals been disbarred by HUD or 

any other government agencies?  
 

10. What is the vacancy rate across your portfolio as of the date of this submission?  
Please explain. 

 
11. What are delinquent rents as a percentage of total rent roll across your portfolio 

of owned/managed properties?  Please submit data showing arrears at 30, 60, 
and 90+ days arrearages. 

 
12. Please submit a sample Monthly Management Report from the last year for an 

affordable housing property of your choosing. 



   

                                

Form E: Assets Statement 
 
E- Assets Statement (Tab E) 
 
[Assets Statement must describe financial status within the last twelve months and must be dated and signed.]  
 
Principal or Individual whose assets are described below: 
 
              
 
1.  Personal Information     
 

Name:               
 
Business Name:             
 
Business Phone:                 
     
Residence Address:             
City:    
State:    
Zip Code:     
 
Business Address:             
City:    
State:    
Zip Code:     
 
Position (Title):      
 
Years of Service:     
 
Salary:        
Bonus/Commission:    
 
Other Income:      
Source of Other Income:     
             
                
Are you a defendant in any lawsuits or legal action that may impact your financial standing?   
If so, please describe:   
          
Do you have any contingent liabilities? 
If so, please describe: 



   

                                

2.  Statement of Financial Condition  
 

  
Assets Dollars  (omit cents) Liabilities Dollars  (omit cents) 

Cash On Hand and in Banks 
 

 Notes Payable to Banks 
Secured 

 

Notes Receivable 
 
 

 Notes Payable to Banks 
Unsecured 

 

Mortgages Owned        
 

 Notes Payable to Others 
Secured 

 

 
 
 

 Notes Payable to Others 
Unsecured  

 

Marketable Securities 
Owned     
   See Schedule A 

 Debt Balances in Margin  
 
Accounts with Brokers  

 

Real Estate Owned        
  

 Mortgages on Real Estate 
 

 

Cash Value of Life Insurance 
 

 Loans Against Life 
Insurance 

 

Other Assets* (Itemize)  Other Liabilities (Itemize)  
Total Assets 
 
 

 Total Liabilities 
 

 

 
 
 

 Net Worth 
 

 

 
* Any interest in a closely held business must be documented by providing a current balance sheet for that 
business and stating the percent of interest held by the applicant.  
 
 
 



   

                                

  
 
 
Schedule A: Marketable Securities Owned 
 
List separately and check (X) next to those pledged as collateral. 
 

Marketable Securities Owned Dollars 
(Omit Cents) Collateral? 

 
 

  

 
 

  

 
 

  

 
 

  

 
 

  

 



   

                                

3.  Signature Page 
 

You, the undersigned hereby represent the above to be a true and accurate Statement signed as of the 
date herein.            

          
                 

Name of Principal:             
 
Signature of Individual:            
  
Print Name and Title of Individual:            
 
Date:                
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SustaiNYC RFP
Form K: Rental Pro Forma

Instructions

Please complete this pro forma for the rental component of your project.  Fill in the 
cells shaded blue.  Keep cells linked and maintain calculations.  If you modify given 
assumptions, please clearly note the changes.

Applicants should provide separate pro formas for each component of a project that 
will be separately financed. 

Applicants must provide these forms in Excel file format on a flash drive in addition to 
the hard copies submitted in the binder. 



SustaiNYC RFP
Site: Units: -             

SOURCES AND USES

Construction Sources per DU % of total
First Mortgage (Lender:                                ) #DIV/0! #DIV/0! #DIV/0!

Second Mortgage (Lender:                                ) $0 #DIV/0! #DIV/0!
Third Mortgage (Lender:                                ) $0 #DIV/0! #DIV/0!

Fourth Mortgage (Lender:                                ) $0 #DIV/0! #DIV/0!
LIHTC Equity $0 #DIV/0! #DIV/0!

Deferred Developer's Fee $0 #DIV/0! #DIV/0!
Developer Equity -                           #DIV/0! #DIV/0!

Other source (Specify:                                ) $0 #DIV/0! #DIV/0!
Gap/(Surplus) $0 #DIV/0! #DIV/0!

         TOTAL SOURCES #DIV/0! #DIV/0! #DIV/0!

Permanent Sources
First Mortgage (Lender:                                ) #DIV/0! #DIV/0! #DIV/0!

Second Mortgage (Lender:                                ) $0 #DIV/0! #DIV/0!
Third Mortgage (Lender:                                ) $0 #DIV/0! #DIV/0!

Fourth Mortgage (Lender:                                ) $0 #DIV/0! #DIV/0!
Other source (Specify:                                ) $0 #DIV/0! #DIV/0!

LIHTC Equity $0 #DIV/0! #DIV/0!
Deferred Developer's Fee #DIV/0! #DIV/0! #DIV/0!

Developer Equity #DIV/0! #DIV/0! #DIV/0!
Other source (Specify:                                ) $0 #DIV/0! #DIV/0!

Gap/(Surplus) $0 #DIV/0! #DIV/0!

         TOTAL SOURCES #DIV/0! #DIV/0! #DIV/0!

Uses
     Acquisition Cost $0 #DIV/0! #DIV/0!
     Construction Cost $0 #DIV/0! #DIV/0!
     Soft Cost #DIV/0! #DIV/0! #DIV/0!
     Developer's Fee $0 #DIV/0! #DIV/0!

          TOTAL USES #DIV/0! #DIV/0! #DIV/0!



SustaiNYC RFP
Site: Units: 0

DEVELOPMENT BUDGET
Developer Costs

Acquisition Cost -                            

Construction Cost
Contractor Price 

Residential #DIV/0! /du #DIV/0! psf
Commercial Space #DIV/0! psf
Community Space #DIV/0! psf
Parking #DIV/0! psf

Contingency -                            
Total Hard Cost #DIV/0! /du -                            #DIV/0! average per sf

Soft Cost

Borrower's Legal
Borrower's Engineer/Architect Fees
Accounting & Cost Certification
Housing/Development Consultant
Bank's Engineer
Bank Legal
Permits and expediting
Environmental Phase I & II
CEQR
Borings
Survey
Geotechnical
Title Insurance
Appraisal 
Other (Specify:_________________)

Subtotal $0

Financing Fees (Please maintain links to original calculations and note any changes)
Upfront L/C Fee of LOC amt #DIV/0!
Annual L/C Fee of LOC amt #DIV/0!
HDC Fee (if applicable) of HDC cons 1st #DIV/0!
NY State Bond Issuance Charge of HDC cons 1st #DIV/0!
Costs of Issuance of HDC cons 1st #DIV/0!
HPD Fee (if applicable)
Interest Rate Cap (estimate)
Tax Exemption/Abatement Fees & Consultant  
LIHTC Application Fee
Non Profit Sponsor
Other (Specify:_________________)

Subtotal #DIV/0!

Carrying Costs 
Construction Interest #DIV/0! (change link if assuming variable rate)
Negative Arbitrage #DIV/0!
Mortgage Recorting Tax
Water/Sewer & Real Estate Taxes
Utilities
Insurance
Construction Monitor
Marketing
Security
Other (Specify:_________________)

Subtotal #DIV/0!

Reserves and Contingency
Social Service Reserve
Capitalized Operating Reserve /unit -                            
Additional Operating Reserve (if applicable)
Soft Cost Contingency #DIV/0! of soft costs

Subtotal -                            

Total Soft Costs #DIV/0!

Developer's Fee #DIV/0! of TDC less Dev Fee

Total Development Cost: #DIV/0!

Construction Sources
First Mortgage (Lender:                                ) #DIV/0! #DIV/0!

Second Mortgage (Lender:                                ) -                            #DIV/0!
Third Mortgage (Lender:                                ) -                            #DIV/0!

Fourth Mortgage (Lender:                                ) -                            #DIV/0!
LIHTC Equity #DIV/0!

Deferred Developer's Fee #DIV/0!
Developer Equity #DIV/0!

Other source (Specify:                                ) #DIV/0!
Gap/(Surplus) #DIV/0! #DIV/0!

Total #DIV/0! #DIV/0!
 

Permanent Sources
First Mortgage (Lender:                                ) #DIV/0! #DIV/0!

Second Mortgage (Lender:                                ) -                            #DIV/0!
Third Mortgage (Lender:                                ) -                            #DIV/0!

Fourth Mortgage (Lender:                                ) -                            #DIV/0!
LIHTC Equity #DIV/0!

Deferred Developer's Fee #DIV/0!
Developer Equity #DIV/0!

Other source (Specify:                                ) #DIV/0!
Gap/(Surplus) #DIV/0! #DIV/0!

Total #DIV/0! #DIV/0!



SustaiNYC RFP
Site: Units: 0

CONSTRUCTION INTEREST

Bond Amount % of bond
Long Term Amount #DIV/0! #DIV/0!
Short Term Amount #DIV/0! #DIV/0!
Total Bond Amount #DIV/0!

Term Months Years
Construction term 0.00

Rent-up & conversion term 0.00
Total term 0 0.00

Fixed Rates 
 Long Term
Short Term

2nd Construction
3rd Construction
4th Construction

Variable Rate
SIFMA 0.00%

+___ bps cushion 0.00%
Variable Rate 0.00%

Interest Calculations

Fixed Rate Amount % Outstanding Term (years) Interest Rate Interest
1st - Short Term #DIV/0! 50% 0.0 0.00% #DIV/0!

#DIV/0! 100% 0.0 0.00% #DIV/0!
1st - Long Term #DIV/0! 50% 0.0 0.00% #DIV/0!

#DIV/0! 100% 0.0 0.00% #DIV/0!
2nd Construction $0 100% 0.0 0.00% $0.00
3rd Construction $0 100% 0.0 0.00% $0.00
4th Construction $0 100% 0.0 0.00% $0.00

Total Fixed Rate Cons. Interest #DIV/0!

Variable Rate Amount % Outstanding Term (years) Interest Rate Interest
 HDC 1st #DIV/0! 50% 0.0 0.00% #DIV/0!

#DIV/0! 100% 0.0 0.00% #DIV/0!
HDC 2nd $0 100% 0.0 0.00% $0.00

$0 100% 0.0 0.00% $0.00
Total Variable Rate Cons. Interest #DIV/0!

NEGATIVE ARBITRAGE
(for fixed-rate deals only)

Investment Rate

Short Term Long Term 
Rate 0.00% 0.00%

Short Term Amount #DIV/0! #DIV/0!
% Outstanding 50% 50%

Investment Spread 0.00% 0.00%
Construction Term (years) 1.5 1.5

#DIV/0! #DIV/0!

Negative Arbitrage #DIV/0!

LETTER OF CREDIT AMOUNT

Bond Amount #DIV/0!
Days Interest #DIV/0!
LC Amount #DIV/0!



SustaiNYC RFP
Site: Units: 0

SF DISTRBUTION GSF Efficiency NSF
#DIV/0! Residential GSF 0
#DIV/0! Commercial GSF 0
#DIV/0! Community GSF 0
#DIV/0! Parking GSF 0

0 Total Project GSF 0 Total Project NSF

UNIT DISTRBUTION
Average Net SF

# of Units # of Rms/ DU # Rooms per Unit
Studio 0 2 0

1 Bedroom 0 3 0
2 Bedroom 0 4 0
3 Bedroom 0 5 0

Subtotal 0 0
Super's Unit 0

Total 0 0 0 Net Residential Square Feet

#DIV/0! Average Net SF per DU

COMMERICAL AND ANCILLARY INCOME

# of Spaces Monthly Rent Annual Income
Parking $0

Total s.f. Annual Rent/s.f. Annual Income
Commercial 0 $0

Total s.f. Annual Rent/s.f.
Community 0 $0

# units Annual per unit Annual Income
Laundry 0 $0

Total Commercial & Ancillary  Income $0 #DIV/0!

RESIDENTIAL INCOME
Electricity 
Allowance Gas Allowance

2016 HUD Income Limits 90,600               Family of Four 2 rooms studio 39 16
1,571                 2 BR FMR 3 rooms 1 BR 40 17

4 rooms 2 BR 41 17
Rent Less Electricity = 1, Rent Less Electricity/Gas = 0 1 5 rooms 3 BR 54 18

Note: For market rate units, please hard code rents
HUD IL 0

Unit size HH size HH factor HH income
max gross 

monthly rent
utility 

allowance
max net 

monthly rent
Number of 

units Annual Rent
studio 1 0.70                   -                 0 -39 -39 -                 
1 BR 1.5 0.75                   -                 0 -40 -40 -                 
2 BR 3 0.90                   -                 0 -41 -41 -                 
3 BR 4.5 1.04                   -                 0 -54 -54 -                 

57% HUD IL 51,642

Unit size HH size HH factor HH income
max gross 

monthly rent
rent less 
electricity

max net 
monthly rent

Number of 
units Annual Rent

studio 1 0.70                   36,149            905 -39 866 -                 
1 BR 1.5 0.75                   38,732            969 -40 929 -                 
2 BR 3 0.90                   46,478            1,162 -41 1,121 -                 
3 BR 4.5 1.04                   53,708            1,343 -54 1,289 -                 

100% HUD IL 90,600

Unit size HH size HH factor HH income
max gross 

monthly rent
rent less 
electricity

max net 
monthly rent

Number of 
units Annual Rent

studio 1 0.60                   54,360            1,360 -39 1,321 -                 
1 BR 1.5 0.75                   67,950            1,700 -40 1,660 -                 
2 BR 3 0.90                   81,540            2,039 -41 1,998 -                 
3 BR 4.5 1.04                   94,224            2,357 -54 2,303 -                 

HUD IL 0

Unit size HH size HH factor HH income
max gross 

monthly rent
rent less 
electricity

max net 
monthly rent

Number of 
units Annual Rent

studio 1 0.60                   -                 0 -39 -39 -                 
1 BR 1.5 0.75                   -                 0 -40 -40 -                 
2 BR 3 0.90                   -                 0 -41 -41 -                 
3 BR 4.5 1.04                   -                 0 -54 -54 -                 

Market Rate

Unit size Monthly Rent
Number of 

units Annual Rent
studio -                 
1 BR -                 
2 BR -                 
3 BR -                 

Total units 0

Total Annual Rental Income upon occupancy -                 

TOTAL ANNUAL PROJECT INCOME -                 



SustaiNYC RFP
Site: Units: 0

MAINTENANCE & OPERATING EXPENSES 0 Units
0 Rooms

Expenses per rm/du
Supplies/Cleaning/Exterminating -$                  per room
Heating (oil) -$                  per room
Gas & Electricity -$                  per room
Cooking Gas -$                  unit
Repairs/Replacement -$                  per unit
Legal -$                  per unit
Accounting -$                  per project
Painting -$                  per room
Superintendent & Maintenance Staff Salaries $0 #DIV/0! per unit
Number of:

F/T super(s) $0 annual + fring
porters $0 annual + fring

Elevator Maintenance & Repairs -$                  per elevator
Management Fee -$                  of ERI
Water & Sewer -$                  per room
Fire and Liability Insurance -$                  per unit
Other Expenses(Specify:_________) -$                  per unit
Other Expenses(Specify:_________) -$                  per unit
Replacement Reserve -$                  per unit
M & O Before Taxes and Debt Service -$                  Total

#DIV/0! per room
#DIV/0! per unit

Real estate taxes

TOTAL ANNUAL PROJECT EXPENSES $0
#DIV/0! per unit 
#DIV/0! per room



SustaiNYC RFP
Site: Units: 0

Determination of Maximum Insurable Mortgage
MORTGAGE SIZING based on net available for debt service and land taxes

Variable Interest Rates Fixed Interest Rates
Income TAX EXEMPT

Residential Income $0 Base Rate Base Underwriting Rate
Less Residential Vacancies $0 Underwriting Cushion Servicing Fee

Net Residential Income $0 LC Fees MIP
Trustee Sum of above rates 0.00%

Parking Income $0 Remarketing
Commercial Income $0 Servicing
Community Space Income $0 0.00%
Ancillary/Laundry $0

Less Parking Vacancies $0
Less Commercial Vac $0
Less Community Space Income $0
Less Ancillary/Laundry Vac $0

Net Comm & Ancillary Income $0 Total Supportable First Mortgage Enter 1st Mortgage Amount from Cell H30 here
Net Income $0 Second Mortgage -$                       

Third Mortgage -$                       
Expenses Fourth Mortgage -$                       

Maintenance/Operating #DIV/0! per unit $0 Total Combined Debt -$                       
Real estate taxes #DIV/0! per unit $0
Replacement Reserve #DIV/0! per unit $0 1st Loan Reduction 2nd Loan Constant 3rd Loan Constant 4th Loan Constant
Total Expenses #DIV/0! per unit $0

1st Loan 2nd Loan 3rd Loan 4th Loan Total
#DIV/0! -$                       $0 $0 #DIV/0!

NET OPERATING INCOME $0 Rate 0.00%
Term

Yrs 1 - 30 Amt Amortized #DIV/0! $0 $0 $0
Net Available @1.05 Income to Expense $0 Balance $0 $0 $0 $0
Combined DSCR Balloon % #DIV/0! #DIV/0! #DIV/0! #DIV/0!
Net Available for Debt Service @ #DIV/0! Debt Service #DIV/0! -                         -                       -                     #DIV/0!

Income to Expense #DIV/0! Debt Coverage #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0!
1st Mort DSCR
Net Available for Debt Service @ #DIV/0!

Income to Expense #DIV/0! Assumed Subsidies
2nd Loan Source: /du
3rd Loan Source: /du
4th Loan Source:



SustaiNYC RFP
Site: Units: 0

increases Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15

EFFECTIVE INCOMES
Residential Income 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Parking Income 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Commercial Income 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Community Space Income 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Ancillary Income 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Total Income 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

EXPENSES
M&O Expenses 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Building Reserve 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Total Expenses 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

NOI 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Debt Service #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0!

Net Cash Flow #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0!

Net Cash Flow in 15 years #DIV/0!



SustaiNYC RFP
Site: Units: -                  

TAX CREDIT ANAYLSIS*
*This is an estimate; for actual raise and calculation, defer to LIHTC Investor

Number of TC Units
Eligible Cost (Y/N) Total Cost Eligible Amount % TC Units #DIV/0!

Acquisition Cost N -                     % Non Residential Costs #DIV/0!
Aplicable Fraction #DIV/0!

Construction Cost Construction Bonds #DIV/0!
Contractor Price 
Residential Y -                     
Commercial Space N -                     Eligible Basis -                  
Community Space Y -                     Eligible Basis per TC Unit #DIV/0!
Parking N -                     Eligible Basis with Boost -                  
Contingency Y -                     Annual Credit @ -                  

Amount Raised per Credit @ -                  
Amount Raised Total -                  

Total Hard Cost -                    -                 

Soft Cost

Borrower's Legal Y -                     
Borrower's Engineer/Architect Fees Y -                     
Accounting & Cost Certification Y -                     
Housing/Development Consultant Y -                     
Bank's Engineer Y -                     
Bank Legal Y -                     
Permits and expediting Y -                     
Environmental Phase I & II Y -                     
CEQR Y -                     
Borings Y -                     
Survey Y -                     
Geotechnical Y -                     
Title Insurance Y -                     
Appraisal N -                     
Subtotal -                    -                 

Financing Fees (Please maintain links to original calculations and note any changes)
Upfront L/C Fee Y #DIV/0!
Annual L/C Fee Y #DIV/0!
HDC Fee (if applicable) N #DIV/0!
Costs of Issuance N #DIV/0!
HPD Fee (if applicable) N -                     
Interest Rate Cap (estimate) N -                     
Tax Exemption/Abatement Fees & Consultant Y -                     
LIHTC Application Fee N -                     
Non Profit Sponsor Y -                     

Subtotal #DIV/0! -                 

Carrying Costs 
Construction Interest Y #DIV/0!
Negative Arbitrage N #DIV/0!
Mortgage Recorting Tax N -                     
Water/Sewer & Real Estate Taxes Y -                     
Utilities Y -                     
Insurance Y -                     
Construction Monitor Y -                     
Marketing N -                     
Security Y -                     

Subtotal #DIV/0! -                 

Reserves and Contingency
Social Service Reserve N -                     
Capitalized Operating Reserve N -                     
Additional Operating Reserve (if applicable) N -                     
Soft Cost Contingency Y -                     

Subtotal -                    -                 

Total Soft Costs #DIV/0! -                 

Developer's Fee Y -                     

Total Development Cost: #DIV/0! -                  



SustaiNYC RFP Units: 0
Site:

TRADE ITEM $ AMOUNT

1 Demolition

2 Environmental Remediation

3 Railroad trench deck (Site B only)

4 Landscaping / Site Work

5 Concrete

6a Masonry, pointing, waterproofing, steam cleaning

6b Carpentry, rough

7 Carpentry, finished

8 Metals, structural steel

9 Roofing

10 Insulation

11 Doors, frames, hardware

12 Windows and glazing

13 Entrance doors

14 Drywall and plastering

15 Ceramic tile

16 Finish flooring

17a Painting

17b Kitchen cabinets

18 Applicances, medicine cabinet

19 Heating and ventilation

20 Plumbing

21 Electrical

22 Other:__________________

23 Other:__________________

24 Other:__________________

25 SUBTOTAL $0

26 General Conditions

27 Overhead

28 Profit

29 GRAND TOTAL $0



SustaiNYC RFP
Site:

Component 1
Pro Forma Assumptions (Specify)
Source Additional Info
Total Conventional Debt
Total Volume Cap Bonds
Total Recycled Bonds
Total Taxable Bonds
% of Developer Fee Deferred during Construction
Total HPD Subsidy Per Unit
Total HDC Subsidy Per Unit
Total Other Source Subsidy Per Unit

Costs
Total Residential Hard Costs PSF
Total Commercial Hard Costs PSF
Total Community Hard Costs PSF
Total Parking Hard Costs PSF
Total Other Hard Costs PSF
Total Hard Costs w/Contingency PSF
LOC Upfront Fee % (if any)
LOC Ongoing Fee % (if any)
Soft Costs as a % of TDC
Developer Fee as a % of TDC

Units & Income
% of Units with 2 or more bedrooms
% of Units with rents set at or below 30% AMI
% of Units with rents set at 31-40% AMI
% of Units with rents set at 41-50% AMI
% of Units with rents set at 51-60% AMI
% of Units with rents set at 61-70% AMI
% of Units with rents set at 71-80% AMI
% of Units with rents set at 81-90% AMI
% of Units with rents set at 81-90% AMI
% of Units with rents set at 91% of AMI or above
% of Units with homeless set-aside 
% of affordable Units
% of Units with market rents 
Total Rental Units (non inc. Super Units)
# of Super Units
Non-Residential Income as % of Total

Please provide the information below for the entire project, including all separately finance     
***Please do not alter worksheet placement/order of cells 



Commercial Income PSF
Parking Income Per Legal Space
Community Income PSF

Operating Assumptions
Total M&O Per Unit
Total Taxes Per Unit
Tax Abatement Type 
Cash Flow Income Inflator %
Cash Flow Expense Inflator %

Other Assumptions
Total Construction Period (months)
LIHTC Raise (e.g.- $0.00)
Assumed LIHTC Rate
Total Permanent Period (years)
Senior Loan Construction Interest Rate %
Senior Loan Permanent All-in Interest Rate %
Assumed Construction Enhancement Type (text)
Assumed Permanent Enhancement Type (text)

Please feel free to list any other critical assumptions not included below:



Units: 0

Component 2 Component 3 All
(Specify) (Specify) Components

            ed rental and homeownership components.
        



SustaiNYC RFP Units: 0
Site:

These calculations must match the architectural plans included in the proposal.

TOTAL BUILT FLOOR AREA (Gross Square Feet): 

Total building stories

Total Parking Spaces

Parking Type (i.e.- surface, covered, garage)

1. Residential Space 0

2. Unfinished Basement

3. Cellar

4. Attics

5. Mechanical / Utility Areas

6. Garages

7. Commercial Space 0

8. Community Space 0

9. Parking

10. Other ___________________

11. Subtotal Gross Square Feet 0



SustaiNYC RFP Units: 0

Site:

Component 1 Component 2 Component 3 All

TOTAL DEVELOPMENT COST (Specify) (Specify) (Specify) Components
$0
$0
$0
$0

TOTAL DEVELOPMENT COST $0 $0 $0 $0

Equity Lender / Source
   Cash Equity $0
   Other  Source $0
   Other  Source $0
   Other  Source $0
   Other  Source $0

$0 $0 $0 $0

Loans / Grants Lender / Source   Bank Construction 
Loan $0
   Other Loan / Grant $0
   Other Loan / Grant $0
   Other  Source $0
   Other  Source $0

$0 $0 $0 $0

$0 $0 $0 $0

$0
Equity Lender / Source
   Cash Equity $0
   Other  Source $0
   Other  Source $0
   Other  Source $0
   Other  Source $0

$0 $0 $0 $0

Loans / Grants Lender / Source
   Bank 1st Mortgage $0
   2nd Mortgage $0
   Other Loan / Grant $0
   Other  Source $0
   Other  Source $0

$0 $0 $0 $0

$0 $0 $0 $0

0
0

Acquisition

Hard Costs

Soft Costs

Developers Fee

Gross Square Footage
Total Residential Units

Total Permanent Sources

Total Loans / Grants

Total Equity

Please provide the information below for the entire project, including all separately financed rental and homeownership 
components.

Construction Sources of Financing

Total Equity

Sales Proceeds

Total Loans / Grants

Total Construction Sources

Permanent Sources of Financing
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