SOCIOECONOMIC
CONDITIONS
CHAPTER 5
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The socioeconomic character of an area includes its population, housing, and economic activity. Socioeconomic
ono
changes may occur when a project directly or indirectly changes any of these elements. Although socioeconomic
oeconomic
econom
changes may not result in impacts under CEQR, they are disclosed if they would affect
ect
ct land
la use patterns,, low-income
populations, the availability of goods and services, or economic investment in a way that changes
the
ch
e socioeconomic
socioeconomi
character of the area. In some cases, these changes may be substantial but not adverse.
cases,
changes
erse. In other
o
ot
ases,
ses, these ch
chan
may be good for some groups but bad for others. The objective of the CEQR
R analysis is to disclose whether
wheth any
changes created by the project would have a significant impact compared
future without
d to what would
woul happen in the fut
futur
the project.
The assessment of socioeconomic conditions usually separates the
socioeconomic conditions
he socioecon
socioeconom
onditions
ditions of
o area
ar residents from
those of area businesses, although projects may affect both in similar
residents or
milar ways. Projects
P
tss may directly displace
d
businesses or may indirectly displace them by altering one or more of the underlying
shape socioeconomic
lying forces that
tha
t
conditions in an area. Usually, economic changes alone need
assessed;
cases their inclusion
ed not be as
d; however, in some
s
in a CEQR review may be appropriate, particularly if a major
majo industry
dustry would be affected or if an objective of a project is
to create economic change.
As with each technical area assessed under CEQR,
should
EQR,
R, the applicant
applic
appli
hould
ould work closely with the lead agency during the
entire environmental review process. If the lead agency de
determines
appropriate to consult or coordinate with
ines that it is ap
the City’s expert technical agencies and service
providers on the socioeconomic
conditions assessment, it should conce provide
socioecono
sult the New York City Department off Cityy Planning ((DCP) as early as possible
in the environmental review process for
p
poss
information, technical review, recommendations,
to socioeconomic conditions. Section 700
ommendations and mitigation
on relating
rela
further outlines appropriate coordination
agencies.
ordination
nation with DCP and other
er expert
eex

100. DEFINITIONS

110. DIRECT AND INDIRECT
DISPLACEMENT
NDIRECT DISP
MENTT
Direct displacement
(sometimes
displacement) is the involuntary displacement of residents or
splac ent (so
splace
mes called primary
prim
businesses
by a proposed project. Examples include a proposed redevelopesses
es from
fro a site or sitess directly affected
aaff
ment
ntt of a currently
currentl
current occupied
upied
pied site for new
n uses or structures, or a proposed easement or right-of-way that would
take a portion of a parcel
arcell and thus
th render it unfit for its current use. The occupants and the extent of displacement are us
usually known,
the disclosure of direct displacement can therefore focus on specific businesses,
nown,
wn, and th
employment,
and
number of residents and workers.
employ
employm
nd a known
own nu
In
contrast,
n cco
t, for a project
projec covering a large geographic area, such as an area-wide rezoning, the precise location and
type
may not be known because it is not possible to determine with certainty the future projects
ty of development
evelopment m
of private
rivate
ivate property owners, whose displacement decisions are tied to the terms of private contracts and lease
terms
mss betwee
between ttenants and landlords existing at the time of redevelopment. Therefore, sites are analyzed to illustrate a conse
conservative assessment of the potential effects of the proposed project on sites considered likely to be
redeveloped,
pe and examines whether existing businesses and residents on those sites may be displaced.
Indirect displacement (also known as secondary displacement) is the involuntary displacement of residents, businesses, or employees that results from a change in socioeconomic conditions created by the proposed project.
Examples include lower-income residents forced out due to rising rents caused by a new concentration of higherCEQR TECHNICAL MANUAL
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income housing introduced by a proposed project; a similar turnover of industrial to higher-paying commercial
tenants spurred by the introduction of a successful office project in the area or the introduction of a new use,
such as residential; or increased retail vacancy resulting from business closure when a new large retailer saturates
the market for particular categories of goods. The assessment of indirect displacement usually identifies the size
and type of groups of residents, businesses, or employees affected. In keeping with general CEQR practice, the
assessment of indirect displacement assumes that the mechanisms for such displacement are legal. For information on applicable laws and regulations affecting residents, see Subsection 711, below.
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120. POPULATION AND HOUSING
Population and housing assessments focus on the residents of an area and their
conditions.
eirr housing
hou
ho
s. If a socioesocio economic assessment is appropriate, a profile of a residential population typically
ically
ly includes
includ
include the following
lowing
wing charactecharact
ristics: total numbers, household size, income, and any other appropriate indicators
the economic
ators of th
nomic
omic conditions
conditio of
residents. It is often helpful to break down income levels into groupings
commonly used in the cit
city to degs thatt are com
fine income levels, such as low, moderate, and middle income. Forr a description of these
refer to
se income
come levels,
leve
lev
Section 23-911 of the New York City Zoning Resolution or here. These
se definitions
definitio typically
pically change
pical
ch ge annually
a
based
on economic factors. A more detailed assessment also includes
characteristics: averes some or all of
o the following
ollowing cha
age income of households living in small and large buildings,
s,, poverty status,
statu education,
ucation, and occupation.
occ
oc
The housing profile typically characterizes the type and condition of the
units per structure,
hee housing stock,
sto
st
whether owner-occupied or rented, vacancy rates, recent
investments in affordable housing by
nt real estate
esta trends,
es
ends, investmen
city, state and not-for-profit organizations, and housing
appropriate, single room occupancy
ousin costs
sts aand values.
es. As appr
appro
(SRO) units, group quarters, shelters, and hotel
otel units that
tha
th contain
in year-round,
ye
y
oun permanent residents may be inound,
cluded in the housing unit count. Housing
according
to the income of its occupants
ng mayy also be characterized
acterized
cterized ac
d
(e.g., low-, moderate-, or high-income housing). Regu
Regulations
ns that
hat protect
protec tenants’ continued occupancy and the
availability of housing subsidies are identified
disclosed
displacement is a possibility.
dentified
ntified and d
ed where residential
reside
resid

130. ECONOMIC ACTIVITIES: BUSINESS
NESS AND EMPLOYMENT
EMP
EM
Economic activities that characterize
include
the businesses or institutions operating there and
haracterize
acterize an area generally
ge
y incl
in
the employment associated
them. Depending
iated
d with the
them
ependin
ndin on
n the
th project in question, those people who are served by
the businesses may also
in
Also, if there are groups of businesses that depend on
o be considered
conside
consid
n the assessment.
assessm
assess
the goods and services
businesses that are likely to
rvices of bus
busine
t be affected by the project, it may be appropriate to consider the effects on those busine
businesses as well.
The businesses
nesse may be cclassified
nesses
ed as commercial
commer
commerc (office-based services, retailing, transient hotels, and other business activities
commercial districts), industrial (manufacturing, construction, wholesale
ctivities
ivities typically
typ l found in urban co
trade,
warehousing,
and public utilities—activities typically found in manufacturde,
e, warehousing
warehousin transportation,
nsport
por on, communications,
com
ing
(schools, hospitals, community centers, government centers, and other like facilities
ng districts), or institutions
tutions
ns (s
(sch
charitable, governmental,
public health, or educational purpose).
with a charit
overnmental,
rnmental, p

ASSESSMENTS
140. INDUSTRY
INDUS
DU
ASSESSME
ESSM
S
displace, but may affect, the operation of a major industry or commercial operation in the City.
A project
ct may
ay not displ
In these
ese cases, the lead
le agency assesses the economic impacts of the project on the industry in question.

200. DETERMINING
RMINI
WHETHER A SOCIOECONOMIC ASSESSMENT IS APPROPRIATE

A socioeconomic assessment should be conducted if a project may be reasonably expected to create socioeconomic
changes within the area affected by the project that would not be expected to occur without the project. The following circumstances would typically require a socioeconomic assessment:
The project would directly displace residential population to the extent that the socioeconomic character of
the neighborhood would be substantially altered. Displacement of less than 500 residents would not typically
CEQR TECHNICAL MANUAL
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be expected to alter the socioeconomic character of a neighborhood. For projects exceeding this threshold, assessments of the direct residential displacement, indirect residential displacement, and indirect business displacement are appropriate.
The project would directly displace more than 100 employees. If so, assessments of direct business displacement and indirect business displacement are appropriate.
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The project would directly displace a business that is unusually important because its products or services are
pu
uniquely dependent on its location; based on its type or location, it is the subject of other regulations or publicly adopted plans aimed at its preservation; or it serves a population uniquely dependent on its services
ices in its
it
present location. Information provided in Chapter 4, “Land Use, Zoning, and
Policy,” may be useful to
d Public
P
Pu
help determine whether an assessment is appropriate. If any of these conditions
nditions
ons is considered
d likely, assessasses s
assess
ments of direct business displacement and indirect business displacement
nt are
re appropriate.
appropr
approp

The project would result in substantial new development that is markedly
arkedly
edly different
differe from
m existing uses,
uses development, and activities within the neighborhood. Such a projectt may
ay lead to iindirect
in
t displacement.
d lacement.
lacement Typically,
projects that are small to moderate in size would not have significant
they are
ificant socioeconomic
socio
omic effects
omi
ef
s unless
un
likely to generate socioeconomic conditions that are very different
in the area. Resiferent from existing
ngg conditions
condit
dential development of 200 units or less or commercial development o
of 200,000
feet or less would typi,000
000 square fe
fee
cally not result in significant socioeconomic impacts.. For projects eexceeding
thresholds, assessments of
dingg these thre
th
indirect residential displacement and indirect business
are
ess displacement
displacem
re appropriate.
The project would add to, or create, a retail concentration
concen
once
ion that mayy draw a substantial
sub
su
amount of sales from
exten that certain
ertain
rtain categories
egor of business close and vacancies
egorie
existing businesses within the study area to the extent
in the area increase, thus resulting in a potential
disinvestment
on local retail streets. Projects resulting in
otential for d
estment
stment o
less than 200,000 square feet of retail
development
ail on a single d
pment
ent site would
w
wou not typically result in socioeconomic
impacts. If the proposed development
across a project area, a preliminary
pmentt is located
locate on multiple sites located
lo
analysis is likely only warranted
excess of 200,000 sq. ft. that are considered of reed for
or retail developments
dev
d
ents in exc
gional-serving (not the typee of retail that primarily serves
es the local population). For projects exceeding these
thresholds, an assessment
indirect business displacement
due to market saturation is appropriate.
nt of the indire
isp
ispl
If the project is expected
pected
d to affect
affec conditions
itions
ns within
wi
w n a specific industry, an assessment is appropriate. For exe regulatory change
ch
hat would adversely
ad
ample, a citywide
that
affect the economic and operational conditions of
certain types of businesses or
o processes
cesses
es may affect
affe socioeconomic conditions in a neighborhood in two ways:
(1) if a substantial
number of residents
depend on the goods or services provided by the affected
tantial numbe
esidents
ents or workers
wo
businesses;
ses; orr (2) if it
i would result in the loss
lo or substantial diminishment of a particularly important product
or service
within th
the City. Since the range
ervice
vice with
w
rang of possible types of projects that may require an analysis of specific
industries
dustries varies,
varie the lead
lea agency,
gency, iin consultation with the Mayor’s Office of Environmental Coordination
(MOEC),
MOEC), should
shou provide
ovidee guidance
gu
guida e as
a to whether an analysis is warranted.

Thee above thresh
thresholds aree based
ased on a review of recent applications that included detailed assessments or resulted in
impacts
conditions, and would, for most projects, serve as an indication of when
significant, adv
aadverse impa
mpa on socioeconomic
soci
soc
analysis iss recommended.
further ana
recomme
comm
ed However, certain circumstances may warrant different thresholds. Since the socioeconomic
onomic
omic assessment
ssment
ent seeks to determine the effect of the proposed projects relative to the expected No-Action conditionss of thee study area, the
th proposed threshold may be too high or low depending on the characteristics of the study
area. Forr example, the introduction of 300,000 square feet of retail across several development sites in a dense neighborhood, such as Do
Downtown Brooklyn, would be unlikely to result in the saturation of the marketplace for particular
D
goods to the extent
exte that the project would result in increased vacancies on local commercial streets. Most likely the
population density and aggregate incomes in the area are sufficiently high to absorb additional sales. Furthermore, any
increase in population associated with the project would be expected to generate additional demand for retail. In contrast, a 175,000 square foot discount department store at a single location may have a different effect in a lower density neighborhood, such as on Staten Island, where total consumer expenditures are not as high for particular categories
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of goods. In these circumstances, the lead agency may determine that a lower or higher threshold is appropriate for a
specific project.

300. ASSESSMENT METHODS
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The nature of the proposed project determines the geographic area and socioeconomic conditions to be assessed, the
methods to use, and the level of detail by which they are studied. By comparing the characteristics of the proposed
project to the circumstances in Section 200 above, the lead agency can identify the socioeconomic assessment issues
is
that apply. If a determination on the appropriateness of further assessment is not evident without further study,
predy, a pr
liminary assessment (see Section 320, below) may be warranted. In most cases, a preliminary
assessment iss conducted
im
because the detailed assessment builds upon the information provided in the preliminary
eliminary
mina assessment.
t. Any assessasses s
ment, preliminary or full, usually begins with selection of a study area. After thee preliminary
eliminary assessment,
a
ment, or as a result
res
of a detailed assessment, the size of the study area may be enlarged or reduced.
ed.
310. STUDY AREA DEFINITION
Typically, the socioeconomic study area boundaries are similarr to those of the
area, as described in
th land use stu
study ar
Chapter 4, “Land Use, Zoning, and Public Policy.” The studyy area encompasses
the project site
encomp
si and adjacent area
within 400 feet, 0.25 mile, or 0.5 mile, depending on project
ojectt size and aarea characteristics.
haracteristics.
racteristic The
T socioeconomic assessment seeks to assess the potential to change socioeconomic
oeconomic character
cch
er relative to the
th
t study area population.
For projects that result in an increase in residential
thee scale of the relative change is typically
enti
nt population,
opulati
opulatio
represented as a percent increase in population.
n.
A project that would result in a relatively largee increase in population
may b
be expected to affect a larger study
pulation m
area. Therefore, a 0.5 mile study area is appropriate for projects
increase population by 5 percent
ects that would
w
compared to the expected No-Action
n population in a quarter-mile
arter-mile (0.25 mile) study area. When the percent increase will not be known until after
conducted, the applicant may begin with a 0.25 mile
er a preliminary
preliminar analysis
sis is conducte
cond
study area for the preliminary analysis
then increase it to a 0.
sis and th
0.5 mile study area if the analysis reveals that the
increase in population would
percent in the 0.25
ld exceed 5 per
pe
.2 mile study area. If the data includes geographic units
such as census tracts or zip-code
to adjust the size of the study area to make its
p-code areas,
areas it may be
b appropriate
ppr
pprop
boundaries contiguouss with those of the data
ata sets.

For projects covering
area, it may be appropr
appropriate create subareas for analysis if the project affects differring a large are
approp
ent portions off the study are
area in different
are locations of at least one census tract that warrant
ifferent
rent ways. Subareas
S
special consideration
they
si ration
on because
be
beca
hey are locations
locatio
location where land use characteristics or real estate trends are distinct
from thee rest of thee stu
study area.
ea. For example,
example if a project concentrates development opportunities in one portion
of thee study area, and would
higher increases in population in that portion, it may be appropriate to anauld result
esult in hi
hig
lyze
by the concentrated development. Distinct sub-areas should be based
ze the subarea most likely
ely to
t be affected
affe
recognizable neighborhoods
on recognizab
ghborhoods
orhoods or
o communities in an effort to disclose whether a project may have disparate efdistinct populations
that would otherwise be masked or overlooked within the larger study area.
fects o
on dis
ulations
ations tha

projects
Some
ome p
ts may result
re lt in
i direct or indirect effects that are either beyond the half-mile boundary or are such
tha typical
that
cal site-specific
e-specifi study areas are not appropriate. For example, a proposal for a large retail use may
patterns in a trade area that extends well beyond the typical half-mile. In this case, depending
cchange
e shopping pat
patt
on the
goods to be sold, the study area could comprise all shopping strips within a three-mile radius of
he types of go
the site.
short, there is no established "area" applicable to all socioeconomic analyses. A study area(s) should
ite. In sho
sh
be developed
eloped that reflects the areas likely to be affected by the project. Generic actions may result in socioeconomic changes that would affect numerous locations throughout the city. In these cases, multiple or prototypical
study areas may be appropriate. Other generic actions, such as a regulatory change that may affect operating
conditions in a specific industry, may affect the city as a whole.
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320. PRELIMINARY ASSESSMENT
A preliminary assessment addresses socioeconomic conditions that may be affected by the proposed project. For
example, if a project may affect employment patterns, the preliminary assessment would provide a greater level
of detail in describing and assessing economic activities and employment profiles. The purpose of the preliminary
assessment is to determine whether a proposed project has the potential to introduce or accelerate a socioeconomic trend. If this is the case, a more detailed assessment may be necessary. The approach of the analyses presented below is to learn enough about the effects of the proposed project in order to either rule out the possibility of significant impact or determine that more detailed analysis is required. A list of data sources that may
ma be
useful in completing the assessment is available in Section 730.
321. Direct (or Primary) Displacement
In most cases, direct displacement would not constitute a significant adverse
socioeconomicc impact unde
dversee socioec
socioeco
under
CEQR. Projects that involve the large scale, direct displacement of residents
dentss that is sufficient
su
s
ntt to warrant a detailed environmental assessment are relatively rare. A recent example
assessment
ample
ple of a detailed
de
det
a ssment of
o direct
business displacement is the 2008 Willets Point Developmentt Plan,
an, Final Generic
G
c Environmental
En
Envir menta Impact
Statement, which can be reviewed here.
321.1. Residential Displacement

Direct residential displacement is not by itself a significant ssocioeconomic
conomic
onomic impact
impa under CEQR. Imcc if the numbers
ccu
num
nu
p
pacts from residential displacement may occur
and types of people
being displaced
would be enough to alter the socioeconomic
omic
ic character
cha
ch
te of a neighborhood
ter
hborhood aand perhaps lead to indirect displacement of remaining residents.
Historical examples
ents.
s. Historica
Historic
mples that
tth might
mig have warranted a detailed
assessment under contemporary environmental
vironmenta review
ew
w practice
practices include urban renewal projects
such as Lincoln Square in the 1950's.
of low-income persons and in950's.
50's. This project
proj relocated
located
ocated thousands
thousan
thous
troduced a more affluent population.
example
pulation.
ation. Another
Anot
xample is a road construction project, like the one to
build the Cross Bronx Expressway
which required the clearance of
pressway
ssway in tthe
th late 1940’s
940’s and 1950’s,
1
tenement buildings in the Tremont section
of the South
Bronx. Although these types of projects are
se
outh B
now rare, it is possible
of more
than 500 residents may potentially alter a
siblee that the displacement
d
m
neighborhood’s socioeconomic
require further analysis of direct residential
oeconom character
cter and,
an therefore,
th
there
displacement..

For all projects
number of residents
rojects the nu
num
esidents to be directly displaced by a project should be disclosed,
whetherr or not the d
displacement
ement
nt impact iis considered significant. The analysis should determine the
amount
oun off displacement
ount
displace
plac
t relative to the study area population, and compare and contrast the average
incomes
of displaced
residents
come o
sp
esidents with
w the average income of all residents in the study area population.
The following
followin
followi analysis
lysis
ysis should
ould be considered when conducting a preliminary assessment of direct residential d
displacement.
provided below provide guidance and serve as a general rule;
cement.
ent. Th
TThe thresholds
h
however,
thee lead
howev
we
ad agency may determine that lower or higher thresholds are appropriate under certain
t circumstances.
m nces.
ces
•

The
Th first step is to determine whether the displaced population represents a substantial
or significant
portion of the population within the study area. Displacement of less than 5
sig
percent
of the primary study area population would not typically represent a substantial
pe
or significant portion of the population.

•

If the displaced population represents greater than 5 percent of the primary study area
population, the analyst should then determine whether the average income of the displaced residents is markedly less than the average income of residents of the overall
study area.

A detailed assessment should be conducted if preliminary analysis shows that:
More than 500 residents would be directly displaced by a proposed project;
CEQR TECHNICAL MANUAL
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The displaced residents represent more than 5 percent of the primary study area population; and
The average income of the directly displaced population is markedly lower than the average income of the rest of the study area population. The lead agency may consult DCP on
the methodology to determine the estimated incomes of the directly displaced and study
area populations, if such data are not readily available.
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Sources of information to use in this assessment include the U.S. Census and the NYC Housing and
d
Vacancy Survey.
321.2. Business Displacement

For all projects the type and extent of businesses and workers to bee directly
irectly displaced
disp
dis
by a project
should be disclosed, whether or not there would be a significant displacement
lacement impact.
im
i
. A preliminary
assessment to determine the potential for significant displacement
the
mentt should consider
co
he following
followi circumstances:
•

Whether the businesses to be displaced provide
ovide
de products or services
rvices
vices essential
eessent to the local economy that would no longer be available
vailable in its “tradee area” to local
loca residents or
loc
businesses due to the difficulty of either
new,
therr relocating the businesses
sinesses or
o establishing
e
comparable businesses. The “trade area” may be
b the study area or,
or depending on the
size of the area from which the
majority
he m
ority of customers
c
mers or clients of the businesses are
drawn, a broader area.

The analysis should focus
us on businesses
businesse for which comparable
com
co
ra goods or services may not
be found within the study area, either
under
conditions or in the future with the
eith
eit
derr existing co
proposed project. For
or example, tthe displacement
splacement of a grocery store on a local retail strip
would not be expected
in
it is generally likely that similar
pected to result
re
r
n impacts because
bec
stores exist within
study area or would loc
locate there to meet demand. On the other
n the stud
stu
hand, an example
direct displacement
xample of dir
d
me that
ha would warrant additional analysis might be
the demolition
buildingss on a local
corridor for a highway project or other nonemolition
olition of bu
ocal retail
re
retail
comparable
does n
not exist within the project study area, more analyail uses.
es. If com
le retail
etail do
d
necessary
sis would be ne
ry to assess the
t likelihood of an impact.
Sources of information
mation
tion to use in this assessment include Zip Code Business Patterns, a
prod
product
of thee U.S. Census, as well as information from Journey-to-Work data from the
Census of Earning and Wages (QCEW) from the New York
U.S. Census,
s, or the Quarterly
Quart
State Dep
Department
De
tment of Labor (NYSDOL). Local development corporations or business improvement
vement
men districts
trict may also collect data or publish reports on businesses within the
tricts
study
tudyy area.

•

Whether
hether
ether a ccategory of businesses is the subject of other regulations or publicly adopted
plans to
pla
p
t preserve, enhance, or otherwise protect it. An example would be the displacemen of an industrial business in Long Island City's Industrial Business Zone to develop a
ment
non-industrial use that would not be permitted under current land use policies. More
no
non
analysis would be necessary to assess the likelihood of an impact. Information provided
in the Chapter 4, Land Use, Zoning, and Public Policy, above, should be helpful in determining whether any of the displaced businesses are the subject of other regulations or
publicly adopted plans to preserve, enhance, or otherwise protect them.

If any of the conditions listed above are possible, then a detailed assessment is appropriate.
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322. Indirect Displacement
322.1. Indirect Residential Displacement
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The objective of the indirect residential displacement analysis is to determine whether the proposed
project may either introduce a trend or accelerate a trend of changing socioeconomic conditions that
may potentially displace a vulnerable population to the extent that the socioeconomic character of
the neighborhood would change. Generally, an indirect residential displacement analysis is conducted only in cases in which the potential impact may be experienced by renters living in privatelyy
held units unprotected by rent control, rent stabilization, or other government regulations restricting
ting
ing
rents, or whose incomes or poverty status indicate that they may not support
substantial rent
up
entt ini ncreases. Examples of projects where a detailed assessment was conducted
include the Greenpointucted
ed inc
in
eenpointWilliamsburg
Land
Use
and
Waterfront
Plan,
which
can
be
found
at
ich
http://nyc.gov/html/dcp/pdf/greenpointwill/gw_feis_ch_03.pdf, and
d the 125th Street
et Corridor
orridor ReRe
Re
v_review/125th
eview/125th
_feis.pdf.
zoning, which can be found at http://nyc.gov/html/dcp/pdf/env_review/125th/0302_feis.pdf.
endss not only o
chara
cha
istics of the
In all cases, the potential for indirect displacement depends
on the characteristics
proposed project, but on the characteristics of the study
Usually, the
characteristics of the
udyy area. Usu
he char
characte
proposed project are known--the objective of the preliminary
assessment,
reliminary asse
nt, then, is to ggather enough
information about conditions in the study area so
effect of thee change rela
relative to expected
o that
at the effec
effe
future conditions in the study area can be better
understood. At this
analysis of data at the
er understoo
understood
hiss stage an ana
an
study area level is generally adequate for the
he preliminary
p minary analysis,
a
is, and detailed census tract-level descriptions are not necessary. Although relevant
data on
housing may vary depending
vant d
o population
u on and hou
on the proposed project, information on study area characteristics
include the following:
cteristi typically
cteristic
pic
pica

To
s, itt is useful to
t include
de data from th
understand trends,
the most recent census and from the
previous decade.
de. If there is reason
n to believe
believ tthat longer-term trends should be asn thee data from the most recent
cent census
cen
sessed, then
and the previous two decades may be
d. Where av
ava
presented.
available, data on thee n
number of permits issued for new or demolished housing
to estimate
changes in population since the previous
using units may be used
u
est
U.S.
borough,
S. Census.
sus. Data for the
he city, bo
b
ug or Public Microdata Use Area (PUMA) from the
supplement census data and provide information on current
ACS may also be used
ed to supple
supplem
conditions. The data
ata should also include the projected change in population in the study
area in the
t future
ure without the project so that the project's addition may be expressed as
increase
and future No-Action conditions.
a percent
perc
per
ncrease over existing
ex
TOTAL POPULATION BY CENSUS TRACT, FO
FOR THE STUDY
DY AREA, FOR
FO THE BOROUGH, AND FOR THE CITY.

The U.S. Census provides information on median housing value
and median
edia contract
ntra rent. This information reflects the range of rents for both units of
different
erent sizes
size and ages and occupants who may have moved in recently or lived in their
units
long time. However, these data are of limited use because they fail to distinnits
ts for a lo
between units subject to market rents and those under some form of rent regulagguish
gu
h betw
tion. To understand current trends, particularly trends affecting unregulated rental housing, this information may be supplemented by discussions with real estate brokers and
eexamination of current apartment listings. The key for this analysis is to understand the
extent to which the market-rate rents and sales prices for new housing and existing unregulated rental housing in the future with the project would differ from, or conform to,
the existing trends of market-rate rents and sales. Housing sales are recorded and available through various real estate publications.
HOUSING
G VALUE
V UE AND RENT.
RE
REN

In some neighborhoods the conversion of
units to cooperatives or condominiums is an indication of upgrading trends. Information
is available through various real estate publications.

COOPERATIVES AND CONDOMINIUM CONVERSION.
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ESTIMATES OF THE NUMBER OF HOUSING UNITS NOT SUBJECT TO RENT PROTECTION
MEDIAN HOUSEHOLD INCOME AND OTHER INDICATORS OF ECONOMIC CONDITIONS OF RESIDENTS, SUCH
AS PERCENT OF PERSONS LIVING BELOW THE POVERTY LEVEL

The aforementioned information should be provided as it pertains to the following step-by-step analysis for a preliminary assessment of indirect residential displacement:
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STEP 1
Determine if the proposed project would add new population with higher average incomes commpared to the average incomes of the existing populations and any new population
expected to reside
p
pu
side
in the study area without the project. It is often helpful to break down income
com levels into a “market
rate” category specific to the proposal and compare it with groupingss that
hat are commonly
com
co
y used in the
city to define income levels for low, moderate, and middle incomee forr eligibility for
f inclusionary
lusionary
onary houshous
ing and other public assistance programs. Incomes thresholds are typically ba
based on a family of fo
four.
For
a
description
of
current
definitions,
refer
to
definitio
efer
http://www.nyc.gov/html/hpd/html/developers/inclusionary.shtml.
nary.shtml
.shtml. TTh
These typically
ypically change
ypical
ch e annually
based on economic factors.
If the project would introduce a more costly typee off housing compared
housing and the
co
c
red
d to existing
exist
housing expected to be built in the No-Action condition, then
the the new
th
ew population
populatio may be expected
to have higher incomes. In some cases, thee stu
already
socioeconomic
sstudy area would
wo
ready be experiencing
experi
exper
change and the housing to be developed
project
a continuation of an
d under
nder a proposed
rop
p ect represents
represe
repres
existing trend, and not a new trend.
If the expected average incomes of the new population
to the average incomes of
po
on would be similar
s
the study area populations, no
is necessary. If the
o further analysis
analy
ana
th expected average incomes of the
new population would exceed
study area populations, then Step 2 of the
eed the average incomes
mes of the stud
analysis should be conducted.
ucted.

STEP 2
Determine if thee project’s
increase in
population
ject’s incr
incre
n populat
opula
is large enough relative to the size of the population
expected to reside in the study
area
st
reaa without the
th
t project to affect real estate market conditions in the
study area.
a.

Iff the population
po
tion
ion increase is
i less than 5 percent within the study area, or identified subareas,
areas further
her analysis is not necessary as this change would not be expected to affect
real estate
conditions.
a market co
con
If the
he populat
population
opu
iincrease is greater than 5 percent in the study area as a whole or within
any identified subareas,
move on to Step 3.
s

If the
hee popu
pop
population increase is greater than 10 percent in the study areas as a whole or
wi
with
within any identified subarea, move on to a Detailed Analysis.

STEP 3
the study area has already experienced a readily observable trend toward increasConsider
der whether
w
ing rents
rent and the likely effect of the action on such trends. Near is defined as within a half-mile of the
study
tudy
d area boundary.

If the vast majority of the study area has already experienced a readily observable trend
toward increasing rents and new market rate development, further analysis is not necessary. However, if such trends could be considered inconsistent and not sustained, the
applicant should consult with the Department of City Planning on whether a detailed
analysis is warranted.
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If no such trend exists either within or near the study area the action could be expected
to have a stabilizing effect on the housing market within the study area by allowing for
limited new housing opportunities and investment. In this circumstance further analysis
is not necessary.
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If those trends do exist near to or within smaller portions of the study area the action
ed
could have the potential to accelerate an existing trend. In this circumstance a detailed
analysis should be conducted.
322.2. Indirect Business Displacement

The objective of the indirect business displacement analysis is to determine
etermine
rmine wh
whe
whether the
he proposed
nesses
ses meeting the criteria
riteria
ria set forth
project may introduce trends that make it difficult for those businesses
in Subsection 321.2, above, to remain in the area. The purpose
assessment
ose of the preliminary
prelim
assessmen is to
determine whether a proposed project has potential to introduce
a
troduce
duce such a trend.. If this
t is the case,
c
more detailed assessment may be necessary. An example
a detailed
asple of a project
projec
proje thatt includes
inclu
t
sessment of indirect business displacement is the Manhattanville
Rezoning
anhattanville in
i West Harlem Rez
Rezon and Academic Mixed-Use Development Final Environmental
Statement,
ntal
al Impact Sta
nt,
t, which can be
b reviewed at
http://nyc.gov/html/dcp/pdf/env_review/manhattanville/04.pdf.
attanville/04.p
In most cases, the issue for indirect displacement
is that a project
would markedly incem
of businesses
busin
busi
proje
proj
crease property values and rents throughout
houtt the sstudyy area, making
m ng it difficult
diffic for some categories of
businesses to remain in the area. An example
would be industrial
in an area where land
ample wou
wo
ndustr businesses
ndustri
usi
usin
use change is occurring, and the introduction
result in new commercial or
ntroduction
oduction of a new population
opulation would
w
retail services that would increase
to rise.
ase
se demand for services
ces
es and cause rents
r

Additionally, indirect displacement
may occu
occur if a project directly displaces any type of
acement
ment of businesses
bus
use that either directly supports
businesses in the area
a customer base to the area for local
ports busine
busin
rea or brings
b
businesses, or if it directly
residents
rectly
ctly or indirectly
indire
indirec displaces re
ent or workers who form the customer base of
existing businessess in the area.

Often, enough
h information
nformation is known
own
wn about the
tth proposed project to understand whether the new
land use would introdu
property values. Information provided in Chapter
introduce a trend
nd that
hat may increase
inc
4, Land Use, Zoning, and
adequate to determine whether the study area is likely
an Public
blic Policy is often
oft
of
to contain
such as industrial firms, that may face increase in rents
on n certain
ertai ccategories
ories of businesses,
busines
busine
due
the prop
proposed project. Addit
Additionally, general information on employment patterns may be
ue to th
level from
available
vailable at the zip code
c
co
fro the U.S. Census or from the NYSDOL to identify such businesses.
Local development
deve
entt corporations
corp
co
tion or business improvement districts may also collect data or publish
reports
eports on businesses
usinesses
esses within
wi
with the study area. If an assessment of the businesses in the study area repotential
veal the p
ntial
ial for the
th project to introduce trends that make it difficult for those businesses to
assessment is appropriate.
rremain in
re
n the area,
ea, a detailed
d

322.3. Indirect
32
322
direct
ct Business D
Displacement due to Retail Market Saturation

Occasionally, development activity may create retail uses that draw substantial sales from existing
businesses.
While these economic pressures do not necessarily generate environmental concerns,
businesses
es
become an environmental concern when they have the potential to result in increased and prothey be
bec
longed
onge vacancy leading to disinvestment. Such a change may affect the land use patterns and economic viability of the neighborhood. Indirect displacement due to market saturation is rare in New
York City, where population density, population growth, and purchasing power are often high
enough to sustain increases in retail supply. The purpose of the preliminary analysis is to determine
whether the project may capture the retail sales in a particular category of goods to the extent that
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the market for such goods would become saturated as a result, potentially resulting in vacancies and
disinvestment on neighborhood commercial streets.
A retail capture rate analysis typically includes the following steps:
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Determine if the categories of goods to be sold at the proposed development are similar
to the categories of goods sold in stores found on neighborhood retail streets within the
study area. Categories of retail goods for which a high share is purchased online, such as
computer hardware and software or consumer electronics, would not typically be considered businesses that are likely to affect the types of stores that are most prevalentt on
local commercial streets. If the proposed retail is of a type that
ha is primarily competitive
hat
petitive
itive
with online retailers, no further analysis is necessary. Estimates
retail spending
mates
es of online
o
for specific categories of goods are available from the Statistical
off the United
tistical Abstract
Abs
Ab
States, an annual U.S. Census publication.

Determine the primary trade area for the proposed
osed
d “anchor” sstores – thee largest st
stores
in the proposed development that are expected
primary sources
of adde
added retail
ed to
o be the pri
sou
add
sales. The primary trade area is the area from
bulk off the store's
are likerom which the b
stor sales
s
ly to be derived. The trade area may bee expressed in either
mileage (e.g.,
e
(e.g.
g.,, a 1.5 to 2-mile
radius from a site is a typical primary
for a large
ry study area fo
rgee supermarket;
superm
supermarke a larger trade
area would be typical for a department
ent store) or travell time.
me.
Through data available from thee Ce
Cen
Census of Retail
R
Trade
ade or other
othe proprietary sources, estimate sales volume of relevant
within
evant
nt retail stores
s
ithin the trade
tra area. Relevant retail stores
include those establishments
bee expected to sell categories of goods similar
ments
nts that would
wo
to those sold in anchor
hor stores in the project.
ect.

Through data available
vailable
able from the
th census
sus and from tthe U.S. Department of Commerce or
other proprietary
determine
the expenditure potential for reetaryy sources on
o retail spending,
ending, d
det
levant retail
within the
trade area. Expenditure potential is
tail
ail goods of shoppers
sh
he primary
pr
p
the amount
customers in the trade
ount
nt that cust
cus
trad area – typically residents and workers – may be
expected
relevant
of retail goods.
ected
d to spend on the
e relevan
eleva categories
ate
The sales generated
gene
byy key retailer
retailers
retaile developed in item 3 and the expenditure profile deay be comp
compa
veloped in item 4 may
compared to determine whether the trade area is currently saturated
with retail
whether there is likely to be an outflow of sales from the trade
tura
etail uses or wh
w
area.
on the percentage of available sales currently derived by
a This assessment is based
b
existing stores
rate) and the residue of dollars left unspent.
res (the capture
cap
ca

For thee pro
proje
project'ss b
build year, determine whether any factors would emerge that would affect
ect condition
conditions within the trade area. These may include factors not associated with the
proposal,
as projected increases in population that would provide a stronger base of
oposal,
posal, such
suc
s
shoppers,
s
sh
pers other projected retail developments, or anticipated store closings or rising inpers,
comes.
com
come
Project
the sales volume for the project’s anchor tenants. This would be based on the
Pr
size of the store and on industry standards for sales derived from the Urban Land Institute's Dollars and Cents of Shopping Centers or another appropriate source.

Compare the project sales volume with the dollars available within the trade area. If the
capture rate for specific, relevant categories of goods would exceed 100 percent, it may
have the potential to saturate the market for particular retail goods and a detailed assessment is warranted.
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323. Adverse Effects on Specific Industries
It may be possible that a given project may affect the operation and viability of a specific industry not necessarily tied to a specific location. An example would be new regulations that prohibit or restrict the use of certain processes that are critical to certain industries. If the following questions cannot be answered with a
clear "no," then a detailed investigation is appropriate:
Would the project significantly affect business conditions in any industry or any category of businesses within or outside the study area? It may be necessary to refer to information provided in
Chapter 4, “Land Use, Zoning, and Public Policy,” to make this determination.

•

Would the project indirectly substantially reduce employment or impair
pai the economic viability
pair
ability in
the industry or category of businesses?

T
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•

The industries or categories of businesses that should be considered in this
his assessment are those
hose
se specified in
i
the North American Industry Classification System (NAICS) as promulgated
U.S. Census
gated
ed by the U
nsus Bureau. This
analysis should focus on the potential effects upon specific industries
es that are not related
ed
d to
t the
he displacement
displac
displa
of businesses or residents, as this should be considered in the
he direct
irect and iindirect
ct displacement
di
displa
ent analyses
above.

330. DETAILED ANALYSIS TECHNIQUES
If it has been determined that a socioeconomic impact
p may be lilikely
pa
lik or cannot be ruled
rule out based on the preliminary assessment, a detailed analysis is conducted.
ed.. The
Th analysis
aly aims to
alys
o describe eexisting and anticipated future
conditions to a level necessary to understand
off the p
proposed
d the
he relationship
relation
relatio
pose project to such conditions by asposed
sessing the change that the project would
d have
ave on these
thes conditions
nditions
ditions and
an identifying any changes that would be
significant and potentially adverse. The
set forth below offer guidance,
he discussions of
o information
ormation
ation and analyses
a
some or all of which is useful for a rangee of projects.
Since
possible to anticipate all projects that might
proje
projec
ince
nce it is not po
affect socioeconomic conditions,, it may be that
require more or different information
tha
th some proposed projects
pr
and analyses than are suggested
ted here. In al
all cases, however,
er, the analysis should allow the lead agency to understand the potential for, and
adverse
d extent
xtent of, a significant
si
s
er impact to a level that allows appropriate mitigation to
erse
be considered. If specific
may be necessary to make assumptions. As described in
fic information
nformatio is not available,
availa , it ma
Chapter 2, “Establishing
these
ing the Analys
Analysis Framework,”
mework,”
ork,” th
the assumptions should reflect the worst case of the range of
conditions that can
n reasonably be
b anticipated.
cipated.
ated.
331. Direct Displacement
splaceme
splacement

331.1. Direct
rect Re
Resid
Residential
i Displacement
eme
ement
EXISTING C
CONDITIONS
ONS

O
ut

The
he de
d
detailed assessment
sessment of
o residential displacement focuses on the socioeconomic characteristics of
the
t residents
en that
at would
wou be displaced as these relate to the housing profile of the neighborhood. If
the
assessment
indicates that a detailed analysis is needed, the detailed analysis then
t preliminary
eliminar
min
asses
would
uld determine
etermine whether relocation opportunities exist within the study area for these displaced
households. B
Building on information provided in tasks conducted in the preliminary assessment, the
Bu
following information
should be described:
info
inf

• The prevailing trends in vacancies and rental and sale prices of units on-site and within the
neighborhood are identified. This information serves to identify the potential for the types
of residents to be displaced to be relocated within the study area. For example, if the housing to be directly displaced is of a type and cost that is limited in amount in the neighborhood, it is unlikely that the displaced tenants would be able to relocate in the study area.
Sources for data on housing prices and trends include the U.S. Census of Population and
Housing, real estate reference services, and local realtors.
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FUTURE NO-ACTION CONDITION
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For the project's build year, assess conditions related to demographic and housing characteristics of
the study area or neighborhood. Relevant information might include whether: the housing stock in
the area is expected to expand or decrease; the number of residents on the site is expected to increase or decrease; rents are expected to increase or remain stable; population and land use changes
are expected; any other relocation is anticipated; the tenants' conditions would change (e.g., rent increases, family size increase). This information may be obtained through interviews with real estate
brokers or persons expert in local conditions, and through coordination with the land use analysis
(see Chapter 4, “Land Use, Zoning, and Public Policy”). The conclusions of the existing conditions
ons
analysis are then revised to include relevant information about the future No-Action
condition.
N
No
WITH-ACTION CONDITION

For the project's build year, determine how information described
d in the No-Action
No-Act
condition
ondition
dition would
th-Action
Action conditions
cond
e
change as a result of the proposed project. The analysis of With-Action
considers the effects of the project in concert with No-Action trends and conditions.
of low income
onditions.
ditions. If the
th
t number
m
mb
in
inc
residents to be displaced exceeds 5 percent of the primary
subary study area population–or
latio –o relevant
lation
lev
areas, if the displaced population is located within thee subarea
displaced populabarea identified–and
ident
and
nd the d
displa
tion could not be relocated within the larger study area,
project mayy result in a sig
significant change
rea, the projec
proje
sign
in the socioeconomic character of the study area,
potential significant
impact may oca, and a potent
gnificant
nificant adverse
advers
adve
cur.

331.2. Direct Business Displacement
EXISTING CONDITIONS

The detailed assessment of direct
ect
ct business displacement
dis
mentt focuses on
o the specific conditions that describe the businesses to be displaced
of the study area related to the disaced and the characteristics
haracteristics o
placement. The objective of the detailed
detaile assessment
ment is to better
bet understand the operational characteristics of the displaced
ed businesses, determine whether
ether tthey can be relocated, and assess whether
the product or service
ice they provide
provid would continue
tin to be available. One or more of the following
tinu
tasks may be appropriate:
propriate:
riate:
•

Describe
financial characteristics of the business to be displaced. Also
scribe the operational
o
onal
nal and finan
fina
describe tthe
th products,
ducts,
ts, markets, and employment characteristics. Describe the effects of
this busi
business on thee City's economy.
Information on retail sales, employment, wages, and
eco
other
business performance and characteristics can be obtained online or in
othe indicators
ators of busines
busine
publications
pu
ns from the U.S.
U Census Bureau, the Bureau of Labor Statistics, the Bureau of
Economic
om Analysis,
omic
nalysis, and
a the NYSDOL. Useful data sources available from the U.S. Census
Bureau
include
the
ureau
u inclu
in
t Economic Census, which include the Census of Retail Trade, County
Business
the Annual Survey of Manufactures, Non-Employer Statistics, and the
siness Patterns,
Patte
Pat
Survey
Owners. Special economic reports are also available from the Census
urvey
rvey of Business
B
Bureau’s
B eau’s
au’s Center for Economic Studies. In addition to data on employment in New York
State,
Stat the NYSDOL also provides industry projections and special industry-specific reports.

•

Determine
whether the business to be displaced has an important or substantial economD
ic value to the City. Describe its products and services and its economic value. This analysis should consider who the customers are of these products or services and whether
similar products or services would continue to be available to these customers. Describe
location needs, if any.

•

Assess whether the business would be able to relocate in the study area or elsewhere in
the City. This assessment is based on a comparison of the products, services, and location
needs of the business with the consumer base and available properties in the study area.

CEQR TECHNICAL MANUAL

5 - 12

JANUARY 2012 EDITION

SOCIOECONOMIC
CONDITIONS
FUTURE NO-ACTION CONDITION

20
O 12
ut T
of ec
D hn
at ic
e a
-D lM
O an
N ua
O l
T
U
SE

For the project's build year, assess conditions related to the site and the study area in the future. Relevant information may include: any changes in the uses on-site; if the available commercial or industrial space in the area is expected to expand or decrease; if rents are expected to increase or remain stable; if the tenants' conditions would change (e.g., rent increases, lease expiration, etc.). This
information is obtained from persons with expertise in the local conditions, through interviews with
real estate brokers, and through coordination with the land use analysis (see Chapter 4, “Land Use,
Zoning, and Public Policy”). The conclusions of the existing conditions analysis are then revised to include relevant information about the future No-Action condition.
WITH-ACTION CONDITION

Describe the likely effects on the businesses being displaced, and on the characte
character
charact of the study
udy area,
as relevant. This analysis is based largely on the analysis of existing
ng conditions, adjusted
ted
d to account
for future trends that would occur without the project. If the business
ness is of a category
ory
ry of businesses
business
described above in Subsection 321.2 and it could not be relocated
elocated
ated within the trade
ra area or, within
w
the City if it does not have specific location needs, there may be a significant
adverse
signific
dverse impact.
dver
im ct.

332. Indirect Displacement

332.1. Indirect Residential Displacement

The objective of the indirect residential displacement
pl
plac
ent ana
analysis
anal
is to determine w
whether the proposed
project may introduce a trend or accelerate
socioeconomic conditions that may
rate a trend
tr
tre of changing
g
socioecon
socioecono
potentially displace a population of renters
ters living in units
ts not protected
p ecte
ect by rent stabilization, rent
control, or other government regulations
restricting rents.
purpose of the detailed assessment is
ulations
ons restrict
nts.
ts. The pu
purp
to determine whether the population
within the unprotect
unprotected units may be at risk of indirect
ulation living w
unprotecte
displacement under the proposed
incomes are too low to afford increases in
oposed
sed project because
use its income
rents.
The approach to the detailed assessment
of indirect
residential displacement builds upon informaasses
asse
ir
re
res
tion provided in the
more in-depth analysis of census informahe preliminary assessment,
smen but
ut requires
req
tion and may include
extensive field
Unlike the preliminary assessment, which proncludee extensiv
d surveys
urveys as well.
w
vided data at the study are
area-level,
to distinguish areas within the broader study
el, it may be necessary
ne
area. Therefore,
erefore, data may
m need
ed to be provided
provid for census tracts or other smaller geographies within
the study
depending on the availab
availability of data. Additionally, it may be necessary to provide
dy area, depe
comparative
mpa ve data
mpar
ata for thee borough and city.
conditions of residents and housing in order to identify popThe
he analysi
analysis should characterize
c acterize existing
eex
ulations that
th mayy be vulnerable
vvul rable to displacement ("populations at risk"), assess current and future socioeconomic
trends
the area that may affect these populations, and examine the effects of the
cioecon
ioecon
nds in th
proposed project
prevailing socioeconomic trends and, thus, its impact on the identified populaprop
oject
ct on prev
ttions at risk.
ti
isk.
EXISTING
ISTING
NG CONDITIO
CONDITIONS
CONDITION

Depending on the proposed project in question, characterizing existing conditions in a study area inexamination of census data and may require consideration of additional data sources, intercludes
es exam
and fieldwork. A narrative is provided describing housing and population characterisviews, surveys,
su
s
tics
ics aand trends over time. Major indicators of growth and decline in the total population or specific
age groups or other subcomponents are described, as appropriate. It is helpful to consider what statistical parameters are most appropriate in describing population characteristics. In some cases, averages are more reflective of the population; in other cases, a median is a better indicator. For example, the average household size in an area that contains a range of household sizes, with a few
households that are substantially larger than the vast majority, would not appropriately describe the

CEQR TECHNICAL MANUAL

5 - 13

JANUARY 2012 EDITION

SOCIOECONOMIC
CONDITIONS
typical household. In this case, the median would be more useful in describing household size. In
addition, it is often helpful to break down income levels into groupings that are commonly used in
the city to define income levels for low, moderate, and middle income for eligibility for inclusionary
housing and other public assistance programs. Income levels are typically based on a family of four.
For
a
description
of
current
definitions,
refer
to
http://www.nyc.gov/html/hpd/html/developers/inclusionary.shtml. These typically change annually
based on economic factors.
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The following provides guidance in how to conduct a detailed analysis of indirect residential dissplacement and includes a reasonably comprehensive list of information that may be required for
or the
th
analysis.
•

DETERMINE THE AMOUNT AND GENERAL LOCATION OF PROTECTED
ED AND UNPRO
UNPROTECTED HOUSING UNITS
UNI
WITHIN THE STUDY AREA. The data used to provide a housing
usingg profile are found
d in the U.S. CenCe

sus, in DCP's housing permit data files, from agencies
nciess owning or operating
ing housing
housin in the
area, and through surveys, as indicated below:
o

Housing units. The U.S. Census provides
ovides
es information
informat
on
n numbers
numbe of housing units,
their size, occupancy (by renters
structures in which the
rss or owners), and size
ize of structu
structure
units are located. As with population
opulation
ation information,
info
infor
on, it is useful
usef to
t compare census
tracts within the study area,, the total st
study area,
borough, and the City, to unstu
ea,, the borough
boroug
derstand the particular conditions
Trends in housing can also be
co
con
ons of the
t study
dy area. Tren
Trend
obtained by comparing
recent
the previous one or two decring the most
m
r
re
ccensus
us with th
ades. Where there
latest census data are out of date,
re iss reason to suspect
ct that the late
lat
annual information
housingg units can be obtained from DCP.
ation
on on new h

o

Group quarters,
occupancy hotels (SROs). If there is reason
arters,
ers, hotels, and
a single-room
ngle-room occu
to believe
units, group
eve that SRO u
oup quarters,
quarte shelters, or hotel units contain a sizable
population
year-round, permanent
in the study area, it may be appropulation
tion of yea
year
manent residents
rre
inventory these units
their residential population. This can
priate
ate to invent
inven
it and
its
d estimate
e
using a field
with managers or even desk clerks, and
be done usi
usin
ield survey,
ey, interviews
in
observing the people
eople
ple entering
ente
ent
g and exiting the building.

o

Housing status.
Hous
Ho
atus. The rent levels of many of the housing units in the City are conthrough
ttrolled
tro
ro
hrough
ugh several
severa mechanisms:
 Rent contr
control, which applies to units that are located in buildings built before
contro
1947
7 with
wit three or more units and that have been occupied by the same
tenant
tenan since 1971;
 Rent stabilization, which sets the rent of units in buildings of six units or
more that were built before 1974 or that have received tax abatements or
exemptions under one of several city programs;

 Direct public subsidies to the landlord through such means as rent subsidy
payments, low-interest mortgages, and/or partial real estate tax exemptions; and
 Public ownership.

The privately held rental units not subject to rent control, rent stabilization, or
other forms of government regulation, are estimated from census data on the
number of units in structure.

•

DETERMINE WHETHER THE UNPROTECTED HOUSING IS LIKELY OCCUPIED BY LOW-INCOME TENANTS WHO
COULD NOT AFFORD INCREASES IN RENT AND THEREFORE WOULD BE VULNERABLE TO INDIRECT DISPLACEMENT. The following information may be used to estimate the general size and location of
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such a population. Available sources of these data are the U.S. Census, the American
Community Survey and the NYC Housing and Vacancy Survey:
Household information (total households, household size, individuals), by census
tract, study area, borough, and city.

o

Age. The median age and age groupings in an area may be useful in defining the
population profile.

o

Economic status. Income and poverty status, in combination with other charactectect
e
ristics and trends noted above may help to define vulnerable populations. Itt may
be helpful to examine median household income, thee distribution
of income
dis
dist
ome (e.g.,
(e.g.,
(e.g.
do all households have incomes close to the median
sizable
ian or are there
th
blee segments
with incomes much lower or much higher than
n the median), and proportion
roportion
oportion of iinin
dividuals living below the poverty level.
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o

•

o

Labor force characteristics are typically nott necessary
necessary, but may
ma be used as appropriate. Available information includes
es thee percentage
percenta
percen
off the popu
population
on in the laoccupat
occupatio This
his
is information
informat
bor force, workers per household,, and occupation.
may be useful
to further characterize the population,
particularly iff the area show
shows an increase in
pulation,
lation, particu
partic
working-age people or if an
of economic
that unemn examination o
onomic
nomic status indicates
in
ployment may be high. Occupation
who may work in
upation may
ma also
m
o identify
entify residents
resid
the area.

o

Income of renter occupied
householdss in small
cupied hou
ho
sm buildings.
bui
build
The census presents the
number of rental
structures of one and two units, three
ntal units (and population)
ation)
tion) in stru
st
and four units,
nits,
ts, five to nine units,
s,, and so on. Th
TThose units in buildings of five or fewer units can
n be assumed
assume not to be subject to
t rent stabilization. It is also conservativelyy assumed
umed that none of these
hese units are
a subject to rent control, either. Data on
thee average incom
incomes of renters living
ving iin these buildings may also available be availof census data. Based on the study area in quesablee through a special
ia tabulation
lat
latio
averagee house
household
of renter-occupied households in buildings
tion,
ion, the av
ld incomes
in
fewer than
with fe
few
an 5 units sh
sshould be calculated to determine the approximate size
population living in unprotected units. Requests for
and location
l
on off a low income
inco
inc
the dataa may
coordinated through DCP.
th
ay be coordi
coord

CHARA
CHARACTERIZE
ARA
E THE RECENT INV
INVESTMENTS IN MARKET RATE AND AFFORDABLE HOUSING WITHIN THE STUDY
AREA.
RE It is sometimes the
th intent of a project to build on previous efforts to stabilize a

community
history
of disinvestment. Typically, these projects are expected to remunity
unit with
ith a h
hi
sultt in new mixed-income
development and are located in a study area where the city,
m d
state
not-for-profits
have invested substantially in affordable housing development. If
tate
e or not-f
not-fo
thiss applie
applies to the project, the analysis should include the following:

CEQR TECHNICAL MANUAL

o

An explanation of the types of affordable housing development that have occurred in the last 10 to 15 years, including information about the tenants of the
housing. Sources of this information may include data on publicly-assisted housing from the Department of Housing, Preservation and Development, as well as
interviews with individuals from organizations with knowledge of the local affordable housing market, including local development corporations, not-forprofits, affordable housing developers and city and state officials.

o

Indicators that would demonstrate that the effect of the project would likely be
to stabilize a distressed real estate market rather than to accelerate or enhance
an influx of higher income households. Such indicators might include the absence
of recent market rate housing development or rehabilitations aimed at a higher
5 - 15
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income population. Other information could include indications of economic distress, such as a high incidence of building code violations, foreclosures or vacancy.
•

DETERMINE WHETHER UNPROTECTED UNITS POTENTIALLY CONTAINING A VULNERABLE POPULATION HAVE
BEEN TURNED OVER TO HIGHER INCOME HOUSEHOLDS. If the analysis described above discloses a
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low-income population in unregulated rental housing units, based on the most recent data
available from the Census, the American Community Survey or the Housing and Vacancy
Survey, further analysis may be necessary to determine whether conditions in the study
udy
area, and consequently, the size of the population at risk, have changed since the date
ate of
the data used in the detailed analysis described above. Therefore,
herefo
refo the detailed
d analysis
should consider whether recent trends indicate the introduction
duction
tion of a higher income
ncome
ome popupop lation in areas with a vulnerable population. The analysis
evidence
ysis should consider
con
vidence of rere
r
cent investment, including the type and amount off new housing development
opment
pment and major
ma
m
alterations of existing buildings.

•

Using some or alll of the
he inform
information listed above,
abov or any other
information that would be relevant, the analyst
that would
nalyst identifies
identifie
identif whether
ether
ther a population
popu
populat
be vulnerable to secondary displacement
and size. The
entt exists, and if so, its
tss general location
locat
population at risk is renters living in
by rent control, rent
n privately held unitss unprotected b
stabilization, or other government regulations
egulation that limit
egulations
imit rents, whose
who incomes or poverty
status indicate that they could
increases.
d not support
su ort ssubstantial
al rent incre
increa

IDENTIFY POPULATION AT RISK.

FUTURE NO-ACTION CONDITION

Since impacts of the proposed project
oject
ct are assessed
asses
assess in relation
ation to the
t Future No-Action, it is necessary
to project existing conditions forr the project’s
objective
is to identify, as appropriate,
projec build
d year. The obje
obj
the trends affecting rents and displaceme
displacement thatt may be in
effect in the future without the project.
i eff
This analysis includes thee following:
owing:

Identification
cation
on of other projects and
d developments
de
d
proposed, approved, or under construction
Chapter 4
ction in the ar
area (see Chapte
4, Land Use, Zoning, and Public Policy).

Description of ffuture investments
nvestments iin affordable housing if the project is expected to stah
rket, as described
des
bilize the ho
housing market,
above in Step 3 of the existing conditions assessment.
Identification
population changes, if any.
me . Ide
ment
Id
ation of anticipated
anticipa
Based
Base on recent
ecent and current
curr
trends in the area, assessment of future trends and conditions.
Consideration
nsideration
erat
of economic
e
trends within the City.

WITH-ACTION CONDITION
WITH
ONDITION
NDITION

TThe objective
jective
ctive of the W
With-Action Condition analysis is to determine whether a vulnerable population
would
uld bee at risk of displacement under the proposed project. This analysis includes the following
steps:
teps::
Describe the type of development expected under the proposed project.

Estimate the project's population characteristics, particularly including size, age, and income.

Assess how the real estate market conditions in the study area would change under the
proposed project. If the project would introduce a mixed-income population into an area
with a recent history of affordable housing investment, it is possible that the new population would serve to stabilize the real estate market rather than change it in such a way
CEQR TECHNICAL MANUAL
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that rents would be expected to rise substantially in the surrounding area. If this is considered likely based on the analysis of existing conditions, the analysis should assess how
the new housing would affect the existing real estate market. Sources of this information
may include interviews with local real estate brokers and developers, as well as experts
within the affordable housing community, such as city and housing officials, and those
familiar with the affordable housing market within the study area. This might include
leaders of local development corporations and other not-for-profits active in this area. If
a vulnerable population exists in the study area, estimate the size and general location off
the population at risk of displacement under the proposed project. The analyst should
ould
consider whether land use or real estate market conditions would
reduce the likelihood
wo
wou
lihood
ood
that a vulnerable population would be at risk of indirect displacem
displacement.
For example,
lace
xample,
ample, a
physical barrier within the study area, such as a railroad
may
disd viaduct
aduct or river,
riv
ri
ayy create di
d stinct real estate markets that are unlikely to be affected
project. Similarted by the proposed
prop
Similar
Similar
ly, if it is determined that a project, because of its mixed-income
ed-income composition,
ition, would
wou not
cause drastic changes in the real estate market,
rents
t, it may not affect
aff
af
ents for
f some
ome or
o all of
the existing vulnerable units.

If the detailed assessment identifies a vulnerable population
subject to indirect
displaceopulation potential
pot
ind
ment that exceeds 5 percent of the study area population--or
sub-areas, if the vulnerable
population-population
--or
or relevant
antt sub-area
population is located within the subarea identified--the
project mayy result in a ssignificant change in
fied-fied
--the
the pro
proj
the socioeconomic character of the study area,
potential significant
adverse impact may occur.
rea and
d a pote
gnificant ad
adve

332.2. Indirect Business Displacement

The objective of the indirect business
nesss displacem
displacement analysis
nalysis
alysis is to determine
d
whether the proposed
hat
at make it difficult
diff
or those busine
busin
project may introduce trends that
for
businesses meeting the criteria set forth
in Subsection 321.2, above, to remain in the
th area.
a. If a detailed analysis is being conducted, the anaed in the preliminary
prelim
essment tha
tthat the project has the potential to introlyst would have concluded
assessment
duce such a trend. The
then, is to determine whether the
he purpose of the detailed assessment,
ssess
project would increase
and
rents for a potentially vulnerable category
ease property values
v
a thus
us increase
iinc
of businesses, and
nd whether
hether relocation
re
relo
n opportunities
oppor
ppo nities exist for those firms.
The assessment
depending
ment approach varies
v
epending on the particular indirect displacement issue identified in
the preliminary
assessment.
minary assessm
INCREASES
EAS IN
N PROPERTY
PROPER
OPE
VALUES
UES AND RENTS

Whatever the
Whatev
he actual cau
cause ((e.g.,
e.g , the
e.g.
t introduction of new economic activity or new population
indirect displacement depends on developing an understanding of which
groups)
oups) the assessment
sme
me of indire
indirec
base may be most vulnerable to indirect displacement.
sectors of an area's
ea'ss economic
eco
econo c b
EXISTING CONDITIONS
EXIST
TIONS
ON

Th firstt step is to develop
TThe
dev
a profile of the study area to determine whether it includes any potentially vulnerable
category of businesses.
ulnerable
rable cat
ECONOMIC P
PROFILE.

Some or all of the following tasks may be applied to construct an economic
of the study area.
profile o

If the area is large enough, gather zip code employment data available from NYSDOL, or
other available source of employment data, such as County and Zip Code Business Patterns, products of the U.S. Census. This provides a picture of an area's employment base
by key industry sector and, through the use of multi-year data, trends in employment.
Determine whether any relevant studies that provide relevant, current data have already
been conducted. The most likely sources of data are found through DCP and the New York
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City Economic Development Corporation. Local community boards, local development
corporations, or business improvement districts may also have appropriate data.

20
O 12
ut T
of ec
D hn
at ic
e a
-D lM
O an
N ua
O l
T
U
SE

Generally, to supplement secondary data as appropriate, an up-to-date profile may be developed by collecting primary data. This may include conducting a building-by-building
field survey of the relevant area. The survey should focus on the number and types of
firms; indicators, if any, of recent trends (e.g., are there already signs of new business investment or disinvestment); and available space, as well as real estate brokers active in the
area. Real estate brokers are often excellent sources of trends in tenancy and rental and
sale prices for space and whether there are special relationships among the activities
ities
ties of
the area's businesses.
The survey data and other data gathered may also be supplemented
pplemente through
ugh interviews
interview
dustry
try specialists),
speciali
specialis
rade associations,
association
with other relevant public officials (e.g., particular industry
trade
local development corporations, and/or merchantt associations.
sociations. In somee instances,
instance interviews with selected businesses identified in thee field
ld survey may
m be used
use to gain important
im
insights into trade areas, customer base, unusual
etc.
usual
al linkages, relocation
tion possibilities,
po
possib
Identify trends and conditions in the underlying
derlying
erlying economy.
econo
econom

Determine how existing
isting regulations
regulatio and
d laws may aaffect
affe possible shifts in
the economic base of the area.

REGULATORY PROTECTIONS.

DETERMINE WHETHER LAND USE, BUILDING
G STOCK,
OCK, TTRANSPORTATION,
SP
AND
ND OTHER SSERVICES REQUIRED TO SUPPORT
TIVITY EXIST IN
I THE STUDY
TUDY AREA.
AR
A
This
Thi is undertaken first by identifyTHE POTENTIALLY DISPLACED ECONOMIC ACTIVITY

ing the elements necessary and
use analysis or other approprid then
hen by coordinating
coor
ngg with the land
l
ate technical area.

Using
ngg the information
info
informa
gathered, characterize the existing
ocusing
ng on cate
usinesses that may be vulnerable to displacement if
economic profile, focusing
categories of businesses
property values and
d rents were to rise. Assess
ss thiss lilikelihood, given public policy and other factors
that affect economic
nomic
mic conditions
conditio in the
he area..

IDENTIFY CATEGORIES OF BUSINESSES
USINESSES
NESSES AT RISK.
RIS
RI

Also describe
the products,
markets, and employment
oducts, mark
market
mployment ccharacteristics. Describe the effects of this business on
the City's economy
economy. Information
retail
ormation
ation on re
ret sales, employment, wages, and other indicators of business performance
and
ne
performan
form
d characteristics
characteristic can be obtained online or in publications from the U.S. Cencharacteristi
sus Bureau,
B eau, the Bureau
ureau of Labor Statistics, the Bureau of Economic Analysis, and NYSDOL. Useful
sources available
data
ata so
va ble from the
th U.S. Census Bureau include the Economic Census, which include
Census of Retail
thee Ce
Retai
Ret Trade,
rade County Business Patterns, the Annual Survey of Manufactures, Nonrade,
Employer Statistics,
Emp
atistics, and
an
a the Survey of Business Owners. Special economic reports are also available
Bureau’s Center for Economic Studies. In addition to data on employment in New
ffrom the Census
ensus Bure
Yorkk Stat
State, NYSDO
NYSDOL also provides industry projections and special, industry-specific reports.
DESCRIBE THE
HE OPERATIONAL AND FINANCIAL
NANCIAL
CIAL CHARACTERISTICS
CHAR
CHA
OF THE BUSINESS TO BE DISPLACED.

DETERMINE
RMINE WH
WHETHER THE BUSINESS TO BE DISPLACED HAS AN IMPORTANT OR SUBSTANTIAL ECONOMIC VALUE TO THE
CITY.
ITY Describe
Descri what economic value it has and the effects of its products and services. This analysis
Describ

should co
cconsider who the customers are of these products or services and whether similar products
would continue to be available to these customers. Describe location needs, if any.
orr services
ser
s

FUTURE
UTU NO-ACTION CONDITION

For the project's build year, determine whether any factors would emerge that would affect the underlying economic base of the target area. This may include the influences of specific development
projects, the enactment or expiration of relevant regulations and laws, and an assessment of underlying trends as identified above and in the land use analysis (see Chapter 4). Also, assess conditions
related to the study area in the future to determine relocation opportunities. Relevant information
CEQR TECHNICAL MANUAL
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may include: whether the available commercial or industrial space in the area is expected to expand
or decrease within the City or trade area and whether rents are expected to increase or remain stable for comparable properties. This information is obtained from experts in the local conditions,
through interviews with real estate brokers, and through coordination with the land use analysis (see
Chapter 4, “Land Use, Zoning, and Public Policy”). The conclusions of the existing conditions analysis
are then revised to include relevant information about the future No-Action condition.
WITH-ACTION CONDITION
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The assessment of existing and future No-Action conditions provides a picture of the local economic
mic
base, changes that have occurred over the years, and changes, if any, that may
m be expected in the
hee ffuu
ture. Qualitatively assess, based on historical patterns of development in
comparable neighborhoods
n com
comp
borhoods
and the strength of the underlying trends, whether and under what
at conditions the project
oject would
stimulate changes that would raise either property values or rents
ents and, if so
so, whether
her this would
make existing categories of tenants vulnerable to displacement.
for this conclusion
nt. The basis fo
onclusion is
i that
th
the businesses would be displaced by legal means. The analysis
ysiss should also consider
side
ide whether
hether relocare
r
tion opportunities exist for the affected categories of businesses.
sinesses.
sses. If the
th indirectly
ectly displaced
displ
d
d businessb
es are of a category of businesses described above in
and
n Subsection
ubsection 321.2
32
nd could not
n be relocated
within the trade area or the City, there may be a significant
gnificant
ificant adverse
advers
adver impact.
pact.
act.

332.3. Indirect Business Displacement Due to Retail Markett Saturation

If the preliminary assessment identifies the
hee po
p
potential
tial for a proposal
posal to cre
create market saturation for
particular categories of retail goods, a detailed
iss necessary
whether the project
iled assessment
ass
as
n ssary to assess
a
may result in an increase in vacancy
store fronts,
cy in retail sto
nts, affecting
affec
affe
g tthe viability of neighborhood
shopping areas in the study area.
EXISTING CONDITIONS

The detailed analysis of the
he potential effects
ef
eff
of market
arket satur
sat
saturation builds upon the preliminary analysis and is intended to identify
that directlyy overlap
with the proposed retail anchors. The
dentify retail areas
a
ove
following tasks mayy be appropriate.
appropriate
appropriat

Develop
velop a profile of thee retail
tail environment
en
env n
within the trade area. This requires locating
key retail concentrations
conce
ions
ns within the
th trade area; creating, usually through field surveys, an
inventory of
o their retail
tail uses; and,
and through visual observation or through discussions with
local
development
or merchant associations, developing an unloca realtors,
rea
lopment corporations,
c
derstanding
dersta
rst
g of recent trends
trend
tren and overall conditions.

Profile stores
st s that pr
sto
pro
provide goods similar to those of the project anchors. For example, in
se w
wh
th shopping center would be anchored by a supermarket, this profile
the case
where the
should
hould
uld include
includ the location, size, characteristics (e.g., availability of parking, hours of operation),
ration),
tion), and sales volume of trade area supermarkets. These data can be collected
through
field observations (for availability of parking and hours of observation); detailed
t ugh fi
th
real estate atlases, such as Sanborn maps (for size); and from standard references, such
as
a The
T Dollars and Cents of Shopping Centers, published by the Urban Land Institute (for
estimated
sales volume). The number of other food stores should also be identified
e
though, because of their sheer number, a detailed profile may not be necessary. Where
there are other anchors, similar procedures may be followed. Key competitors can be
identified and profiled.

FUTURE NO-ACTION CONDITION

For the project's build year, determine whether any factors would emerge that would affect conditions within the trade area. These may include projected increases in population that would provide
a stronger base of shoppers, other projected retail developments, or anticipated store closings or risCEQR TECHNICAL MANUAL
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ing incomes. Additionally, it should be acknowledged that New York City’s commercial streets are dynamic and potential turnover due to changes in consumer spending, shopping trends, demographics,
and population growth independent of the proposed project should be considered.
WITH-ACTION CONDITION

Add the proposed project to the baseline established in the future No-Action conditions. Assess impacts on local shopping areas. Consider the proposed project’s effect on the demand for new retail
businesses that could locate on the commercial street, based on increased purchasing power within
the trade area resulting from a new population.
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There may be a potential for a significant adverse impact on retail businesses
sses
ses if a project would
d result
in decreased shopper traffic on neighborhood commercial streets that causes
increased vacancy
uses inc
in
cancy
ancy that
would affect the economic viability of retail business in the studyy area.
bee considered
a. This should
sh
sho
likely if all of the following conditions are expected:
•

The proposed anchor stores have the potential to affect
selling similar
ect the ability
abil
abili of stores
sto
s
categories of goods located on neighborhood commercial
sufficient
mmercial
rcial strips to capture
pture suff
nt sales volume to remain in operation;

•

These stores draw a substantial share off shopper
traffic to the
neighborhood commercial
hopper traff
he neighb
neighborho
strips or the street contains a concentration
businesses that
relevant categories of
ation of busine
busin
hat sell the re
rele
retail goods; and

•

Limited demand for retail tenants
due to
in the trade area.
nts iss expected
expec
expe
d
o purchasing
pu hasing power
po

333. ADVERSE EFFECTS ON SPECIFIC INDUSTRIES
RIESS
EXISTING CONDITIONS

The key to understandingg potential
tential imp
impacts on specific
ecific indus
indu
industries or categories of businesses is to develop an understanding
between the proposed project and the business conding of the relationship
relat
rel
tions experienced by potentially vvulnerable
or categories of businesses. This may require
ab industries
dust
dustrie
field observation
n and
d interviews
intervie
interview with
h select
elect business
b ine owners and other persons with relevant expertise. For non-location-specific
actions,
n-location-spec
cation-spec
ctions,
ions, such as changes in regulations for particular industries, it is
importantt to understan
the processes intended for regulation and the opunderstand the relationship
elationship
onship between
betw
bet
eration of the busines
businesses. Again,
in, this may
ma require either special research or interviews with potentiallyy affected
businesses.
af cted busin
bus
s.
may be affected by structural changes in the city, national
Industries
dustri and
a d categories
g es of businesses
busine
bus
and global economies,
omies,
mies, altering
ering the
t demand for the product or service they provide and the relative
business
current location, compared with other possible locations where these
cost of doing
d
ness at
a their
t
industries
or categories
indus
us
tegories of
o businesses could operate. In addition, technological changes and tax or
rregulatory
reg
oryy policies
p cies
ies at the
tth state and federal level may affect the operational characteristics of industries or categor
categories
of
categ
o businesses. In a detailed analysis, it is important to develop an understanding
of the
e underlying trends that exist independently of the proposed project.
FUTURE NO-A
NO-ACTION CONDITION

Determin any factors that would affect the future operations of vulnerable businesses identified in
Determine
Determ
analysis of existing conditions. For example, it may be possible that technological advances may
the an
phase out the types of processes proposed for regulation.
WITH-ACTION CONDITION

Potential effects may range from changes in operations that may be of little overall consequence to
the individual businesses, changes that may add costs but would not cause displacement or relocation, or changes that would result in displacement or relocation. For example, for changes in regulaCEQR TECHNICAL MANUAL
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tions that affect the basic processes conducted by a business, the analysis may consider whether that
process is critical for the operation of the business, whether there are acceptable substitutes that
would not materially affect the operations of the businesses, and whether relocation to other areas
with less string-gent regulations would be a more viable option. In some cases, the project may directly or indirectly affect businesses that support or interact with other businesses or industries in
the area, which would then be secondarily affected. If there is potential for these businesses to be
affected, this should be de-scribed and analyzed. A significant adverse impact may occur if it is determined that the proposed project would affect operating conditions for any category of businesss
described in Subsection 321.2, above.

400. DETERMINING IMPACT SIGNIFICANCE

This section proposes specific thresholds to offer guidance on when a significant
ficant
nt adverse impactt may
ay reasonably
reasona
reasonab be
expected. However, certain circumstances may warrant different thresholds.
sholds.
ds. The lead
lea agency
ncy should determine
de
whether the specific circumstances of the proposed project warrant a determination
of significance,
rmination o
ific
ifica
, even if
i the impact
thresholds in this section have not been reached.
410. DIRECT DISPLACEMENT

411. Residential Displacement
Impacts of direct residential displacement are usually
significant
they would markedly change
ually cconsidered
sid
side
ficant if th
the
the socioeconomic character of the study areaa by dislocating
substantial
numbers
of lower-income housedislo
disloc
ubsta
ubstan
nu
num
holds that could not relocate within the study
number of low income residents to be
dy area. Generally,
Ge
G
ly,, if the num
nu
displaced exceeds 5 percent of the primary
population
rimary
imary study area
a
opulation
pulatio – or relevant sub-areas, if the displaced
population is located within the subarea
displaced population could not be relocated
ubarea
rea identified
identifie
identifi – and the displac
within the study area, a potential
impact
occur. In these cases, mitigation should be
al significant
gnificant adverse
ad
a
pact may oc
considered.

412. Business Displacement
mentt
For businesses with thee characteristics
discussed
321.2, above, a situation in which such busicharacter
characteri
scussed in Subsection
S
nesses would be displaced by the
th project
ect and could not
n relocate into suitable space according to their reasonable vocationall needs may be considered
adverse impact warranting consideration of mitigation.
idered
ed a significant
signif
signific

420. INDIRECT
DISPLACEMENT
CTT DISPLA
DISP
EM

421.
21. Residential Displacement
acement
men
assessment
identified a vulnerable population potentially subject to indirect disGenerally, if the detailed
etailed
led assessm
assess
that exceeds
of the study area – or relevant sub-areas, if the vulnerable population is loplacem
placement
ex eds
ds 5 percent
per
perc
within thee su
subareaa identified
– it may substantially affect the socioeconomic character of the study area
cated
ated w
suba
id
ide
and a significant
nificant
nt adverse
advers impact may occur.
422.. Business Displacement
Displ
Disp
Generally,
proposed project would trigger a socioeconomic change that would result in displacement of a
erally,
rally, if a p
category
businesses with the characteristics set forth in Subsection 321.2; if those businesses are powerry of b
less to prevent their displacement; if they would not be likely to receive any relocation assistance; and, given
the trend created or accelerated by the proposed project, they would not be likely to find comparable replacement space in their market area, the impact would be considered significant and adverse and mitigation
should be considered.
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423. Retail Market Saturation
If development activity creates retail uses that draw substantial sales from existing businesses to the extent
that it results in increased and prolonged vacancies leading to disinvestment, thereby affecting the land use
and economic viability of the neighborhood, the impact may be considered significant and adverse, and mitigation should be considered.
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430. EFFECTS ON SPECIFIC INDUSTRIES
An impact of a project that would substantially impair the ability of a specific industry or category of businesses
usiness
siness
described above in Subsection 321.2 to continue operating within the City may bee considered significant
ant
nt and ada
verse, requiring consideration of mitigation.

500. DEVELOPING MITIGATION
510. DIRECT DISPLACEMENT

511. Residential Displacement
For significant impacts that result from direct residential
displacement,
consist of relocation
al displacement
placement mitigation
gation
ion would co
of the displaced residents within the neighborhood. Possible meas
measures include
mea
clude provision
provisio
provisi of relocation assistance, including lump sum payments, payment of moving
expenses, payment
brokers' fees, and payment of
mo
mov
expens
yment of broke
brok
redecorating expenses. When direct displacement
significant
impact, the mitigation may also
ment would
wo
wou cause
au a sig
icant impa
be to create or replace affordable units elsewhere
ewhere
ere in the study area to offset
set the
t effects of the project. The
extent of mitigation may be limited by overall
impacts cannot be feasibly
rall project feasibility.
f
ility.
ty. If all significant
sig
s
mitigated, then an unmitigated impactt should be identified.
ide
d.

512. Business Displacement
Mitigation for business displacement
to residential mit
mitigation, but the opportunities can be more liacement
cement is similar
si
sim
mited, depending on the nature
off the
ture and extent
ext
ex
th impact.
pac Measures include helping to seek out and acquire
pact.
replacement space inside
area; provision
of relocation assistance, including lump sum
side or outside the study
tudyy are
prov
payments, paymentt of moving ex
expenses,
of brokers' fees, and payment for improvements to the
s,, payment o
space (if the new
not providing
improvements). The extent of mitigation may be limited by
w landlord is n
oviding
ng for imp
overall project feasibility. In such cases,
impact should be identified.
s, an unmitigated
unmit

520. INDIRECT
CTT DISPLACEMENT
DISPLA
DISP
M

521.
21. Residential Displacement
acement
men
Similar to the
th mitigation
ation
on for direct
dire residential displacement discussed above, mitigation for indirect residential
displacement would
consist
displace
displacem
woul
o
onsist of
o creating housing within the study area with specific opportunities for residents
identified
ass potential
potentially
vulnerable
to indirect displacement. Mitigation measures for indirect residential disidentif
entif
tent
vul
placement
providing appropriate, comparable space as part of the project, either on-site or off-site
plac
nt include:
nclude: pro
but within
reasonable distance of the current location of the units that would be displaced; creating new
b
ithin a reasona
rent-regulated
units through programs such as inclusionary housing, preservation of existing rent-stabilized
t-regulated
regulated uni
units,
development of new publicly assisted units within the study area. Full mitigation of an indirect
s,, or the de
d
residential
displacement impact may not be possible given the difficulty of identifying the population affected
tial d
by the project. In these cases a partially unmitigated impact should be identified.
522. Business Displacement
Mitigation measures for indirect displacement of businesses include enactment of regulations and policy. For
example, the Special Garment Center District zoning requires the preservation of space for manufacturing
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uses in the event of conversion to office uses in an effort to limit displacement of industrial businesses. Similar to direct business displacement, measures also include helping to seek out and acquire replacement space
inside or outside the study area; provision of relocation assistance, including lump sum payments, payment of
moving expenses, payment of brokers' fees, and payment for improvements to the space (if the new landlord
is not providing for improvements).
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523. Retail Market Saturation
For adverse impacts on local commercial streets, mitigation includes funding for local commercial revitalizazaa
tion efforts and capital improvements or funding for efforts to attract new businesses in an effort to reduce
educe
vacancy. For example, funds that enhance the streetscape along a commercial strip
str may encouragee patrons
to continue shopping there, despite new shopping options.

530. EFFECTS ON SPECIFIC INDUSTRIES
For specific industries affected by changes in regulations, mitigation
financial assistance
on include
nclude finan
ss nce that rreduces opssi
erating costs and offsets impacts, or lifting of other regulations.

600. DEVELOPING ALTERNATIVES
610. DIRECT DISPLACEMENT

611. Residential Displacement
For a project that would result in significant
displacement of residences, a smaller
antt impacts because
be
e of direct d
dis
project or an alternative configuration that avoided them
may be conside
considered
if the residences to be displaced
t
consid
occupy only a portion of the study area.
project that included appropriate housa. Other alternatives
al
tives include a p
ing units, or in some cases, particularly
different
cularly
arly public projects,
p
ifferent site
ssites that would reduce or eliminate residential displacement may be considered.
sidered.

612. Business Displacement
mentt
Similarly, for projects
in
ts that
hat would result
r
n significant iimpacts because of direct displacement of businesses, a
smaller project or an alternativ
alternative configuration
alterna
figuration
ration that avoided displacement may be considered if those businesses occupy only a portion of thee project
oject site. In
I some cases, particularly public projects, different sites that
would reduce
uce orr eliminate
mina business
ness displacement
displaceme may be considered.
displacem

620. INDIRECT
DISPLACEMENTT
RECT DISPLAC

621. Reside
Residential
Resident Displacement
splacement
acement
For residential
projects,
that avoid indirect residential displacement would include a different
reside
res
p
pro
cts,
ts, alternatives
altern
alte
housing
example, including more affordable units that replace those to be afhousin
ousin mix as part of
o the
he project—for
p
fected
fect in the study
tudy area.
area A different mix of uses, or less dense uses, may also be considered. In some cases,
particularly
projects, different sites may be considered.
ularly public pr
pro

622.. Business Displacement
D
Where indire
indirect
displacement of businesses is at issue, alternatives are similar to those for indirect residential
ndir
displacement: altered mix of uses, perhaps to include some space for those uses that would be indirectly displaced; less intense uses; or, if appropriate, alternative sites.
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630. EFFECTS ON SPECIFIC INDUSTRIES
It is difficult to be specific as to alternatives in the case of impacts on specific industries, since the cases are so
disparate. If promulgation of regulations is the project, a change to the regulations or to the timing may be an
appropriate alternative. Other alternatives depend on the specific circumstances of each project.

700. REGULATIONS AND COORDINATION
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710. REGULATIONS AND STANDARDS
711. Regulations Affecting Residents
As discussed above, residential tenants are afforded protection against displacement
state rent regulasplacement
acement through
tth
regu
tions, regulations guiding the conversion of rental units to co-operativess or condominiu
condominiums,
and
condomini
nd provisions against
a
the harassment of tenants. For those being displaced by a city project
owned or managed
by
ect orr from a property
pr
m
ma
the City, relocation benefits are provided. These regulations are summarized
ummarized
marized below.
belo

711.1. Rent Regulation

DHCR administers both rent control and rent stabilization,
bilization,
lization, two programs
rams
ams aimed at regulating the
rents paid by tenants. Rent control covers tenants
buildings
ants in rental b
gs constructed
constructe prior to February
1947 who moved in prior to July 1971. Rent stabilization
tabilization generally
rally applies to buildings with six or
more units constructed before 1974 or those
receive
ose
se buildings
b
ngs that
t
eive benefit
benefits of
o a tax abatement program. Rent adjustments for rent-controlled
apartments are made
trolled
lled apa
apar
de b
based on a determination of a
maximum base rent, i.e., the rent that
hat would be rrequired
ed to operate
ope
op
e tthe unit under prevailing cost
conditions and to provide the owner
wner an 8.5 percent
pe
p
return
turn on tthe equalized assessed value of the
building. Rents in controlled units
ts may be adjusted
ad
a
d to account for increases in heating fuel costs.
Rent stabilization also applies
occupancy
(SRO) dwellings in buildings constructed bepliess to single room
r
upancy (SRO
(S
fore July 1, 1969 with six or more un
units and rentingg for less
le than $350.00 per month or $88.00 per
week on May 31, 1968.
968.

For information
permitted
n on the current
curre
curr
ermitted
itted annual
nua rent increases for rent-stabilized tenants, see
http://www.housingnyc.com/.
.housingnyc.co
.housingnyc.com

The Department
partment for tthe Aging
ging administers
administe
administer the Senior Citizen Rent Increase Exemption Program
(SCRIE), which regul
regulates rents
re
ents for tenants
tenant
tenan 62 years old and over whose household income is $20,000
orr less. For
F these tenants,
nts, annual rent
ren payments cannot exceed 33 percent of annual income.

711.2.
1.2.
2. Co-op and C
Condominium
minium
nium Conversion
versio

The conv
con
conversion
n off rental
renta units
u
to co-ops or condominiums was a strong phenomenon of New York
during the 1980's. Two routes to conversion are possible—eviction plans,
City's
y's real estate
tatee market d
which require
approval of 51 percent of the tenants in the building and which allow for the evicw
wh
equir
quir the
he appr
app
tion of tenants
enant who
ho do not purchase their apartments once the conversion plan has been declared
effective;
non-eviction plans, which require the approval of only 15 percent of the tenants and
fective;
ive; and no
which do not allow the eviction of tenants who do not purchase their units. Disabled persons and
citizens are protected from eviction regardless of the kind of plan offered, their income level,
seniorr citize
of residency in the building. Since virtually all offering plans in New York City have been
or the length
lle
non-eviction plans, co-op and condominium conversion activity does not pose a strong displacement
non-e
threat to tenants.

711.3. Additional Protection for SRO Tenants

Since residents of SRO units have at times been subject to displacement (see Subsection 711.4, below), it should be noted that there are other provisions in the law (also administered by DHCR), other
than rent stabilization, which provide an added degree of protection to SRO tenants. These cover the
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following: the provision of basic services, such as heat, hot water, janitorial services, maintenance of
locks and security devices, repairs and maintenance and painting; and evictions, including those required as a result of plans for demolition. In the case of demolition, the owner is responsible for the
relocation of tenants to suitable housing at the same or lower regulated rent in a closely proximate
area and for paying moving expenses.
711.4. Anti-Harassment Provisions
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Despite the protection afforded tenants under rent control and rent stabilization, tenants can be
he
forced out of their apartments through illegal activities, such as harassment by landlords. Both the
New York City Department of Housing, Preservation and Development (HPD)
HP and DHCR administer
inister
ister
measures against harassment that, in the more severe cases, provide veryy st
strong penaltiess for pe
perstro
p
rsons found guilty of harassment and illegal eviction. With regard to
dwellings, no plans for deo SRO
O dwellin
dwelling
demolition or alteration may be approved by the Commissioner of Buildings
uildings
ings unless the Commissioner
ommissioner
missioner of
HPD either has certified that there has been no harassment of lawful
occupants within
36-month
wful occupan
in the 36-mon
36-m
period prior to the date of submission of an application forr certification
rtification of
o no harassment
har
hara
ent or has
h issued a waiver of such certification.
•

LOCAL LAW 7.

This law creates civil penalties
ies
es for certain ttypes of tenant har
haras
harassment. Some
of the actions that qualify as harassment
this
legislation
using force or
sment
nt under th
t
gislation
ation include:
include
inc
making threats against a lawful occupant,
or prolonged int
interruptions of essenupant, repeated
repeat
repea
inte
tial services; using frivolous court
tenant’s life or force an evicur proceedings
urt
ceeding to disrupt
ceedings
srupt a tenant
tenant’
tion; removing the possessions
doors or damaging locks to a
ons of a lawful
la ul tenant;
t
t; removing
moving doo
unit; or, any other acts designed
a lawful
residence. The law also
gned to disturb
di
dis
lawfu occupant’s
upa
upan
prevents similar actions
ns byy third parties
parti
part working
orking
king on the
th landlord’s behalf.

711.5. Relocation Assistance for Directt Residential
dential Dis
Displacement
Disp
ment

If a city project results in thee acquisition
acquisitio of properties
erties con
conta
containing residential tenants, HPD will offer
o any site occup
occu
iance w
relocation assistance to
occupants in compliance
with city and state law. For those who are
der an Urban Renewal
R
rre
to be displaced under
Plan,, relocation
will comply with all applicable laws and
ding,
g, but not limited
l
d to, Section
S io
ion 505
5 (4)(e) of the Urban Renewal Law. If federal
regulations including,
funding is involved,
olved,
ed, HPD will
wi provide
de benefits and
a services under the provisions of the Uniform Relocation Assistance
stance and Real
Rea Property
Re
perty
rty Acquisition
Acquisit
Acquisitio Policies Act of 1970 (42 U.S.C. 4601), as amended
(Uniform
Act). If feasible,
m Relocation A
Ac
asible, HPD will relocate families and individuals to be displaced into
"decent, safe,
are or will be provided [on-site] or in other areas not
e, and
an ssanitary
ry dwellings, which
w
generally
desirablee in regard to public utilities and public and commercial facilities, at rents or
eneral less
enerally
ss de
within
prices
rices withi
with the financial
na ial means
mean of such families or individuals, and reasonably accessible to their
places of eemployment."
yment."
ent

Regulations Affecting
Businesses
712. Regula
ffecting
cting Busin
Regulations, such
to prevent involuntary, indirect displacement, are not available to busiRegulat
Regulati
uch
ch as
a rent
nt regulations,
reg
nesses.
However,
nesse
es
owever,
ver, the City does offer incentives and payments in selected areas to help offset economic
trends that may displa
displace certain types of businesses. Eligible categories of businesses thus receive some
tre
measure
sure
ure of protection
protecti against economic displacement. For information on specific incentive programs availablee to businesses,
busine
businesse see Subsection 712.1, below. In addition, businesses directly displaced by city projects may
receive
benefits and services under state and federal law, as applicable.
ve benef
benefi
712.1. City Commercial and Industrial Programs and Incentives

The City offers a number of programs and incentives to commercial and industrial businesses designed to help retain and expand such businesses at their current locations or in New York City. Most
of the programs and incentives are administered by the New York City Economic Development Corporation (EDC). Information on these programs can be obtained from EDC and is summarized below.
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TAX REDUCTION PROGRAMS

The City offers a variety of tax-reduction programs to commercial and industrial businesses, as follows.
Industrial and Commercial Assistance Program (ICAP). This program offers tax abatements for varying periods up to 25 years for the significant renovation of older commercial or industrial buildings. For commercial buildings, the timing and conditions of the
abatement depend on the location of the building in the City. Locations outside of the
central business district receive the most favorable terms. Industrial renovations reeceive the maximum benefit regardless of location, and industrial buildings are also
o exex
empt from tax increases that result from reassessing the property
roper
ope at its higher market
value.
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•

•

Industrial Business Zones (IBZ) Tax Credit. A one-timee tax
$1,000
ax credit of $
0 per
er relocated
employee is available to help industrial and manufacturing
ufacturing
turing firms that relocate
elocate
locate to one
o of
the City’s sixteen IBZs. Only firms that moved into
are eligible.
nto an IBZ after
afte July 1, 2005
2
elig

•

Relocation Employment Assistance Program
the area
am (REAP). If a firm iss moving
movi from
f
south of 96th Street in Manhattan to a location north
nort of 96th Street o
or tto any of the
other boroughs, it can receive a 12-year,
annual credit applied
2-year,
ear, $3,000-per-employee
$3,000
$3,000mployee
ployee annua
an
against the City's general corporation
unincorporated
ion tax, unin
uninc
ated
ted business tax,
ta or financial corporation tax for businesses that
a revitalization zone;
for businesses loat relocate
cate within
with
wit
zo
cating to eligible areas outside
zone,
12-year tax credit is
side of a revitalization
ta
tal
ne, the annual,
ann
an
$1,000
per
employee.
Forr
additional
information,
see
ployee.
yee.
itio
itiona
http://www.nyc.gov/html/dof/html/property/property_tax_reduc_reap.shtml.
html/dof/html/
ml/dof/html
erty/property
ty/proper

•

ax Reduction.
Reduction
Reductio Businesses
nesses located north of 96th Street in Manhattan
Commercial Rent Tax
or in the four other
eligible an exemption from the City’s
her boroughs
borough are automatically
automatic
commercial rentt tax.
ta

•

Empire
expands
e Zones.
ones. If an industry
i
and or relocates within one of 85 state-designated
ands
EDZs,
substantial
and utility discounts, including wage tax
s, it can receive
receiv
rece
stantia tax
ax incentives
inc
investment tax
sales tax credits, utility reductions, land tax abatement,
credits,
dits, investm
axx credits, ssa
property tax exemptions
exemptions.
and real pro
prop

RELOCATION
ON ASSISTANC
ASSIS
ASSISTANCE

Eligible
gible manufacturers,
nufactu
act
warehousers, and
a distributors that relocate within the City can receive financial
al assi
assista
Industrial D
assistance from thee Industria
Development Agency (IDA). IDA tax benefits assist operators and
developers seeking
ngg to eenter
er into long term lease agreements and make investments on their properrelocating industries with services, including planning and feasibility stuty. EDC will assist
ssist eligible
eligi
dies,
guidance through approval processes, location of relocation space, etc.
s ffinanciall analyses,
nalyses, gu
ENERGY
Y COST
OST SSA
SAVINGS
GSS P
PROGRAMS

New
w York
rk City, Con
Co
C Edison, and National Grid offer a number of programs to reduce the costs of electricity and gas usage for eligible businesses. For addition information, see
http://www.nyc.gov/html/sbs/nycbiz/html/summary/incentives.shtml.
http://www
http://www.
FINANCING ASSISTANCE
FINANCI

Businesses
usi
that move or expand in the City may be eligible for one or more financing programs, including low-cost, tax-exempt bond financing through the Industrial Development Agency (IDA); loans
from the New York City Micro Loan Program, or New York City Small Business Administration. For additional information, click here.
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712.2. Relocation Assistance for Direct Business Displacement

As described in Subsection 711.5, "Relocation Assistance for Direct Residential Displacement," if a
city project results in the acquisition of commercial properties, HPD will relocate site occupants in
compliance with state law. Businesses displaced under an Urban Renewal Plan will be relocated in
accordance with all applicable laws and regulations, including, but not limited to, the State's Urban
Renewal Law. If federal funding is involved, site occupants will receive benefits and services in compliance with the Uniform Relocation Act.
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720. APPLICABLE COORDINATION
Socioeconomic conditions analyses often use information gathered for assessments
ments
ent in other technical
cal areas. SiS imilarly, data gathered for the socioeconomic analyses may be useful for other
technical areas. Therefore, the
therr techni
techn
th
lead agency should coordinate environmental review among those conducting
technical
cting the different
differe
differ
chnical
hnical analyses.
analyse
analyses
In addition, coordination with government agencies may be required
apply to the
d when their polices
p
th proposed
p
project. These include the New York State Division of Housing and
Renewal,
administers rent
d Community
ommunity R
wal, which
ch adm
admi
regulations, and the New York State Attorney General's Office, which
ofh regulates
regulate
regulat cooperative
perative and
perati
a condominium
o
fering plans.
730. LOCATION OF INFORMATION

731. Census of Population and Housing and American
Survey
erican
ican Community
mm
mmu
vey
• New York City Department of City Planning
nning
Housing, Economic, and Infrastructure
rastructure
ructure Planning
Plan
Division
vis
Population Division
22 Reade Street
New York, NY 10007
07
http://www.nyc.gov/html/dcp/
c.gov/html/dcp
gov/html/dc

•

U.S. Department
Commerce
ment of Comm

Bureau
Census
au of the Censu
395
Street, Suite
95 Hudson Stre
Stree
te 800
New
ew York, NY, 10014-7451
4 7451
4www.census.gov.
w
ww
censs
.
http://factfinder.census.gov
http
http:/
d census.gov
census.go
http://www.census.gov/acs/www/
http:
http:/
w.censu
cen
gov/a

Economic, and Land Use Data
732. Other Population,
P
ion,, Economic
Econom
Report
• Annual
nual
al R
ort on Social Indicators. Provides summary data for the City, and, where available, for
boroughs
oughs and
an community districts. Source: DCP, Housing, Economic, and Infrastructure Planning
Division.
ivision.

Consolidated Plan, published annually. Provides information on specific programs and on available
Consolid
funding
for government-assisted housing. Source: DCP, Housing, Economic, and Infrastructure
fundi
un
Planning Division.
Pla

O

•

•

Housing Supply Report. Annual reports and database for new housing completions. Source: Rent
Guidelines Board, http://www.housingnyc.com/.

•

Data on the estimated number of protected housing units by study area. Source: New York State
Division of Housing and Community Renewal, compiled by DCP’s Housing, Economic, and Infrastructure Planning Division.
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•

Employment and unemployment data, number of firms and total payroll. Source: New York State
Department of Labor (NYSDOL), http://www.labor.state.ny.us/.

•

Economic databases, as follows:
o QCEW (Quarterly Census of Employment and Wages) Data. Employment, annual payroll, average annual pay per employee, and number of establishment data for New York City, each borough, and the United States. Data are tabulated at the industry division, 2-digit, and 3-digit
SIC levels, subject to confidentiality requirements. Recent data are available by year.
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o Economic Census Data. Census of Manufacturing, Census of Wholesale Trade, Census off Retail
Trade, The data are for New York City, each borough, and the United
nited
ted SStates, and include
ude numnu m
ber of establishments, employment, annual payroll, average annual
nual (and
(an hourly forr manufacmanufacturing) pay per employee, and a measure of value of output
utput (sales, receipts,
re
, value added).
added
added)
Source: U.S. Census Bureau, http://www.census.gov/econ/.
on/.

o Bureau of Economic Analysis Data. The Bureau of Economic
Analysis CA5
onomic Ana
Anal
A5 Local
al Area EEmployment series, 1969 to most recent year, by industry
and salary,
selfustry division aand type
pe (wage
(w
s
employed, etc.) for New York City, each borough,
ugh, the metropolitan
metro
metrop
n area, and the
t United States.
Data are for those working in New York
Source: Bureau of Economic
Analysis,
orkk City. Sou
Eco
http://www.bea.gov/.

o The Bureau of Economic Analysis CA2
CA25 Local
Area Personal
CA
ocal Are
sonal Income sseries, 1969 to most rege and salaries,
ries, transfer
transf payments, dividends incent year, by industry division and type (wages
terest, and rent, etc.), for New
area, and the United
w York
ork City, ea
eeach borough,
rough, tthe metropolitan
me
metr
States. Includes overall per
of aggregate income. Data
er capita income
incom as well as the sources
s
are for New York City residents
some cases,
in New York in other cases.
esidents
sidents in som
es,
s, and those working
w
wo
o Current Employment
Annual average employment data. New
nt Survey (Non-Agricultural
(Non
ltural Data).
Data A
York City and United
1958-present.
nited States at the
t industry division level,
l

Current employment
survey annual average
ployment
yment surve
era employment data. New York City, the metropolierage
tan area (by PMSA), tthe Northeast
theast (and
d each
eac component state), and the United States at the
industry
try division level,
lev
leve 1983
83
3 to present.
present
presen New York City and the United States at the 2-digit SIC
level,
vel, as far back
bac aas the 1987
87 SIC change
chan
chang will allow.

current employment
survey employment estimates for New York City, 1987 to the
Monthly curr
mployment
oyment sur
present.
Data are
private, government, and selected 2-digit industries.
esent.
nt. D
re for total employment,
emp
Source: U.S. Bureau o
of Labor Statistics
Division
Statistics
sion
n of Current
C rent Employment
E
2 Massachuset
Massachusetts
Avenue, NE
ssachus
DC 20212-0001
Washington,
shington, D
http://www.bls.gov/ces/
h
p://www
://ww

•

Abstract of the United States. Compendium of statistical tables at the state and national
Statistical A
information on online retail expenditures. Source: U.S. Census Bureau,
level. Includes
In
http://www.census.gov/compendia/statab/.
http:/
ttp

•

IP property management data. Inventory of city-owned property.
IPIS
Source: Department of Citywide Administrative Services
One Centre Street, 20th Floor
New York, NY 10007
http://www.nyc.gov/html/dcas/html/home/home.shtml
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Real estate publications.

•

NYC Housing and Vacancy Survey conducted by U.S. Census Bureau for NYC every three years.
Contains information on housing units, building and neighborhood conditions, and household and
population characteristics.
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Source: New York City Department of Housing Preservation and Development
100 Gold Street
New York, NY 10038
http://www.nyc.gov/html/hpd
City Bookstore
Municipal Building
One Centre Street
New York, NY 10007
http://a856-citystore.nyc.gov/

•

Dollars and Cents of Shopping Centers, published by the Urban La
Land Institute.
stitut
stitute.

•

Assessed values and tax rates.

Source: New York City Department off Finance
66 John Street
New York, NY 10038

•

Expenditure potential for retail
ail goods, models
mod forr determining
termining the
t direct and indirect jobs generated by given construction activity.
vity.
Source: U.S. Department
artment of Commerce
ce
1401 Constitution
NW
titution Ave., N
Washington,
gton,
n, DC 20230
2023
http://www.commerce.gov/
://www.comme
ww.comm
ov/

•

Information
assistance.
ation on relocation
reloca
relo
ssistance.
tance.

Source:: New
Division of Housing and Community Renewal (DHCR)
Source
Sou
N York
ork State
tate Divisio
Hampton
Plaza
Hamp
mp
aza
38-40
State
8
e Street
Str
Albany,
y, NY 12207
2207
http://www.dhcr.state.ny.us/
tp://www.d
www
New
N
w York City Economic Development Corporation (EDC)
11 William Street
110
New York, NY 10038
http://www.nycedc.com
h

733. Information
orm
on Publicly Subsidized Housing
• New York City Department of Housing

Preservation and Development (HPD)
100 Gold Street
New York, NY 10038
http://www.nyc.gov/html/hpd
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New York State Division of Housing and Community Renewal (DHCR)
Hampton Plaza
38-40 State Street
Albany, NY 12207
http://www.dhcr.state.ny.us/

•

New York City Economic Development Corporation (EDC)
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110 William Street
New York, NY 10038
http://www.nycedc.com

•

New York State Urban Development Corporation d/b/a Empire
Development
Corporation
pire State D
ment Corpor
Corp
(ESDC)
633 Third Avenue
New York, NY 10017
http://www.empire.state.ny.us

•

HA)
A)
New York City Housing Authority (NYCHA)
250 Broadway
New York, NY 10007
www.nyc.gov/nycha

•

U.S. Department of Housing
Development
using
ng and Urban
Urba
Ur
opment (HUD)
(H
(HUD
Region II, Regional Office
26 Federal
eral Plaz
Plaza
New
w York,
k, NY 10278
102
1027
http://www.hud.gov/
ttp://www.hud
://www.hu

•

Human
(HRA)
man Resources Administration
nistration
ration (HRA
250
0 Church
C
Street
New
e York, NY 10013
http://www.nyc.gov/html/hra
//www
ww yc.gov/
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