CITY PLANNING COMMISSION
______________________________________________________________________________
February 28, 2018/Calendar No. 14
C 180115 HAM
______________________________________________________________________________
IN THE MATTER OF an application submitted by the Department of Housing Preservation
and Development (HPD):
1)

2)

pursuant to Article 16 of the General Municipal Law of New York State for
a)

the designation of property located at 302-314 West 127th Street (Block 1953, Lots
36, 37, 38, 39, 40 & 41), as an Urban Development Action Area; and

b)

an Urban Development Action Area Project for such area; and

pursuant to Section 197-c of the New York City Charter for the disposition of property
located at 302, 304, 306, and 310 West 127th Street (Block 1953, Lots 36, 37, 38, & 40) to
a developer selected by HPD

to facilitate an affordable housing development containing approximately 116 affordable units
and approximately 96,900 square feet of community facility space, Borough of Manhattan,
Community District 10.
______________________________________________________________________________
Approval of three separate matters is required:

1.

The designation of property located at 302-314 West 127th Street (Block 1953, Lots
36, 37, 38, 39, 40 & 41), as an Urban Development Action Area: and

2.

An Urban Development Action Area Project (UDAAP) for such area; and

3.

The disposition of such property located at 302, 304, 306, and 310 West 127th Street
(Block 1953, Lots 36, 37, 38, & 40) to a developer selected by the New York City
Department of Housing Preservation and Development (HPD)

This application for the Urban Development Action Area designation, project approval, and
disposition of City-owned property was filed by HPD on October 12, 2017. Approval of this
application would facilitate construction of a 12-story, approximately 96,900-square-foot

community facility with approximately 116 supportive and affordable units and attendant social
services.

HPD states in its application that:
“The project area consists of underutilized property which tends to impair or
arrest the sound development of the surrounding community, with or without
tangible physical blight. Incentives are needed in order to induce the correction of
these substandard, insanitary, and blighting conditions. The project activities
would protect and promote health and safety and would promote sound growth
and development. The project area is therefore eligible to be an Urban
Development Action Area Project pursuant to Article 16 of the General Municipal
Law.”

RELATED ACTION
In addition to the UDAAP designation, project approval, and disposition of City-owned property
that is the subject of this report, implementation of the proposal also requires action by the City
Planning Commission on the following application, which is being considered concurrently with
this application:
C 180116 ZSM

Special permit to modify bulk requirements to permit a FAR of 6.5
to apply to a non-profit institution with sleeping accommodations

BACKGROUND
HPD is seeking UDAAP designation, project approval, and disposition of City-owned property
at 302-314 West 127th Street (Block 1953, Lots 36, 37, 38, 39, 40 and 41) in the Central Harlem
neighborhood of Manhattan, Community District 10, to facilitate the construction of an
approximately 96,900-square-foot community facility. The UDAAP action (C 180115 HAM) is
sought in conjunction with a special permit (C 180116 ZSM). The proposed 12-story building,
to be owned and operated by the nonprofit Center for Urban Community Services (CUCS),
would contain approximately 70 units of supportive housing, 46 units of affordable housing, one
unit for a live-in superintendent, and accessory office space for attendant social services.
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The development site is composed of six tax lots with different owners and a history of
incomplete land use actions. Lots 37, 38, and 40 are all undeveloped and owned by HPD. Lot 39
is also undeveloped, but is owned by CUCS. Lot 41 is owned by CUCS and is developed with
two adjoining four-story buildings used as a transitional residence for homeless adults. Lot 36,
which is developed with an unoccupied one-story building, is currently owned by the
Department of Citywide Administrative Services (DCAS). HPD has a hold on the property and
plans to take jurisdiction of it prior to conveyance. In 1996, Lot 36 was part of a DCAS
disposition action (C 960075 PPM) that was disapproved by City Council. In 2001, Lots 36, 37,
and 38 were part of a DCAS disposition action (C 000507 PPM) that was approved by City
Council, but the lots were never disposed to new owners. HPD is now seeking to dispose of all
four City-owned lots: 36, 37, 38, and 40.

The development site is located primarily in an R7-2 zoning district, with a small section zoned
R8. A portion of the R7-2 area close to Frederick Douglass Boulevard is mapped with a C1-4
commercial overlay. R7-2 is a height factor district in which building envelopes are regulated by
open space requirements and a sky exposure plane rather than fixed limits. R7-2 districts allow a
residential floor area ratio (FAR) of up to 3.44 and a community facility FAR of up to 6.5. R8 is
also a height factor district and allows residential FAR of up to 6.02 and community facility FAR
of up to 6.5.

Immediately adjacent to the site, to the east, is a one-story church housed in a former bank
building. Immediately adjacent to the site, to the west, are a vacant lot, a one-story vacant
building, and a four-story residential building with ground-floor commercial space. The
remainder of the block contains vacant lots, two community gardens, and four- and five-story
residential buildings. A 12-story residential building with ground-floor commercial space was
recently constructed across from the site on West 127th Street and St. Nicholas Avenue.

The surrounding area is generally developed with buildings of varied height and bulk and has a
diverse mix of residential, commercial, and institutional land uses. Frederick Douglass
Boulevard and St. Nicholas Avenue, located to the east and west of the development site
respectively, are both characterized by mixed-use residential development of five to 12 stories
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with commercial ground floor uses. 125th Street, located two blocks south of the development
site, is a major commercial corridor and cultural hub characterized primarily by three- and fourstory commercial buildings, but with some buildings rising as high as 19-stories. The St.
Nicholas Houses, a New York City Housing Authority (NYCHA) development comprising 13
14-story buildings, begins one block east of the development site. St. Nicholas Park, a large
green space, begins one block to the northeast. The area is well-served by transit, with an
entrance to the 125th Street A/C/D/B subway station located adjacent to the development site on
the corner of West 127th Street and St. Nicholas Avenue. The area is also served by the 2/3
subway train and numerous uptown, downtown, crosstown, and Bronx-bound bus lines.

HPD proposes to convey the four City-owned lots to CUCS to facilitate the construction of a 12story community facility building. The building would rise to approximately 119 feet and would
fully comply with sky-exposure plane regulations. It would be set back 30 feet from the rear lot
line and at least 15 feet from the front lot line. The proposed building would contain 117 units in
total: 34 affordable residential units for formerly-homeless individuals with severe mental
illness, 36 units for formerly-homeless families with a head of household suffering from mental
illness or chemical addiction, 46 affordable units for low-income individuals and families
earning less than 60 percent of the Area Median Income (AMI), and one unit for a live-in
superintendent. The building would include a fitness room, laundry facility, computer room,
lounge, landscaped rear yard, rooftop garden, and teaching kitchen. CUCS would provide
around-the-clock social services accessible to all residents, regardless of whether they reside in
supportive housing. The cellar of the building would contain social service offices and amenities.
The first floor would contain a lobby, offices, amenities, and residences. The second through
11th floors would be entirely residential. The floorplate of the 12th floor would be smaller than
the lower floors, and would include residences, a teaching kitchen, and a rooftop garden.

The proposed building would contain approximately 96,900 square feet of zoning floor area and
have an FAR of 6.5. As a nonprofit institution with sleeping accommodations, the building
would normally be required to adhere to the residential FAR for each zoning district (3.44 in R72 and 6.02 in R8). However, the applicant is seeking a special permit (C 180116 ZSM) in
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conjunction with this UDAAP action in order to allow a community facility FAR of 6.5 to apply
to a nonprofit institution with sleeping accommodations at this site.

To facilitate the proposed development, HPD requests UDAAP designation, project approval,
and the disposition of City-owned property. The disposition would apply to 302, 304, 306, and
310 West 127th Street (Block 1953, Lots 36, 37, 38, and 40), an area that comprises 9,253.68
square feet and is currently vacant. HPD also seeks a special permit (C 180116 ZSM) pursuant to
Section 74-903 of the Zoning Resolution to modify the requirements of 24-111 (Maximum Floor
Area Ratio for Certain Community Facility Uses) to permit the allowable community facility
floor area ratio of Section 24-11 (Maximum Floor Area Ratio and Percentage of Lot Coverage)
to apply to a non-profit institution with sleeping accommodations at the site. As a nonprofit
institution with sleeping accommodations, the proposed building would currently be allowed a
maximum FAR of 3.44 on the R7-2 portion of the development site and 6.02 on the R8 portion
of the development site. The special permit would allow the proposed building to be built to a
maximum community facility FAR of 6.5 on both the R7-2 and R8 portions.

ENVIRONMENTAL REVIEW
This application (C 180115 HAM), in conjunction with the related application (C 180116 ZSM),
was reviewed pursuant to the New York State Environmental Quality Review Act (SEQRA), and
the SEQRA regulations set forth in Volume 6 of the New York Code of Rules and Regulations,
Section 617.00 et seq. and the City Environmental Quality Review (CEQR) Rules of Procedure
of 1991 and Executive Order No. 91 of 1977. The designated CEQR number is 17HPD111M.
The lead agency is HPD.

After a study of the potential impact of the proposed actions, a Negative Declaration was issued
on October 13, 2017.
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UNIFORM LAND USE REVIEW
This application (C 180115 HAM), in conjunction with the related application (C 180116 ZSM),
was certified as complete by the Department of City Planning on October 16, 2017, and was duly
referred to Community Board 10 and the Borough President, in accordance with Title 62 of the
Rules of the City of New York, Section 2-02 (b).

Community Board Public Hearing
Community Board 10 held a public hearing on this application on November 13, 2017 and on
December 6, 2017 by a vote of 14 in favor, seven opposed, and with two abstentions and one
recusal, adopted a resolution recommending approval with the following conditions:


that “outreach be conducted to neighboring businesses and residents”



that “the project reach the lower [threshold of] 30% of AMI to ensure
more affordability”



that “the application process [for the affordable units] have less of an
emphasis on credit history as a criteria to be a tenant and more on rent
history.”

Borough President Recommendation
This application (C 180115 HAM) was considered by the Borough President, who issued a
recommendation on January 26, 2018 to approve the application.

City Planning Commission Public Hearing
On January 17, 2018 (Calendar No. 4), the City Planning Commission scheduled January 31,
2018 for a public hearing on this application (C 180115 HAM) in conjunction with the hearing
on the related application (C 180116 ZSM). The hearing was duly held on January 31, 2018
(Calendar No. 12).

Five speakers testified in favor of the application. A representative of HPD described the land
use actions and how the project fit into HPD’s housing strategy. A representative of CUCS
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described the organization’s history and the services planned for the development. The project
architect described the design and layout of the proposed building. A resident of a different
CUCS supportive housing development described the transformative impact the organization has
had on his life. A representative of the Manhattan Borough President described the Borough
President’s reasons for recommending approval of the application.

There were no other speakers and the hearing was closed.

CONSIDERATION
The Commission believes that the application for UDAAP designation, project approval, and
disposition of City-owned property (C 180115 HAM), along with the related action (C 180116
ZSM), is appropriate.

The project would provide approximately 70 units of supportive housing for formerly-homeless
individuals and families, and 46 units of affordable housing for low-income individuals and
families. All residents would be able to access in-house social services and amenities. The
Commission notes that approval of the UDAAP and disposition would facilitate the development
of vacant City-owned land, thereby eliminating a blighting influence on the neighborhood. The
Commission further notes that the project will address the City’s acute need for supportive and
affordable housing and that the granting of the special permit would allow significantly more of
these critically-needed units to be created than would otherwise be allowed.
The Commission notes the conditions recorded in Community Board 10’s recommendation letter
and applauds CUCS for formulating an outreach plan in keeping with the Board’s request. The
Commission acknowledges Community Board 10’s request that the affordable units in the
development be targeted to even lower income thresholds and that credit history be
deemphasized in the application process. The Commission recognizes that AMI thresholds in the
development are subject to ongoing negotiation between HPD and the developer and notes that
the 70 supportive housing units included in the development will be set aside for individuals and
families with extremely low incomes, likely well below the threshold of 30 percent of AMI
recommended by Community Board 10. The Commission further notes that the 46 affordable
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units set aside for individuals and families with incomes at or below 60 percent of AMI will help
meet the City’s urgent need for affordable workforce housing. In addition, the Commission
recognizes that HPD operates pursuant to tenant selection criteria that prevents developers from
rejecting applicants based solely on credit score.

The Commission believes that the special permit (C 180116 ZSM) to allow a community facility
FAR of 6.5 to apply to a nonprofit institution with sleeping accommodations at the site is
appropriate. The Commission finds that the required setbacks will ensure that the design will not
have a significant adverse effect on the light, air, and privacy of adjacent properties. The
Commission notes that the Environmental Assessment Statement included a supplementary sun
study that determined that shadow impacts would not substantially affect any of the sunlightsensitive resources in the surrounding area. The Commission further finds that the proposed
facility will include adequate social services for residents such that it will not prove a burden on
existing services in the neighborhood. The Commission recognizes that the proposed operator,
CUCS, pioneered the supportive housing model and has a long track record of providing services
to the formerly homeless. Finally, the Commission finds that the streets providing access to the
site are adequate to handle the traffic generated by the project. The Commission notes that the
project is anticipated to add fewer than 50 peak-hour vehicle trips and that a subway station
entrance is located a few feet from the proposed building.

RESOLUTION
RESOLVED, that the City Planning Commission finds that the action described herein will have
no significant impact on the environment; and

WHEREAS, the Department of Housing Preservation and Development has recommended the
designation of 302-314 West 127th Street (Block 1953, Lots 36, 37, 38, 39, 40 & 41) as an Urban
Development Action Area; and
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WHEREAS, the Department of Housing Preservation and Development has also recommended
the approval of an Urban Development Action Area Project for such area;

THEREFORE, be it further RESOLVED, that the City Planning Commission, after due
consideration of the appropriateness of the actions, certifies its unqualified approval of the
matters pursuant to the Urban Development Action Area Act:

a)

the designation of property located at 302-314 West 127th Street (Block 1953,
Lots 36, 37, 38, 39, 40 & 41) as an Urban Development Action Area; and

b)

an Urban Development Action Area Project for such area;

and the City Planning Commission recommends that the New York City Council find that:

a)

the present status of the area tends to impair or arrest the sound development of
the municipality;

b)

financial aid, in the form of tax incentives to be provided by the municipality
pursuant to Section 696 of the Urban Development Action Area Act, is necessary
to enable the project to be undertaken; and

c)

the project is consistent with the policy and purposes stated in Section 691 of the
Urban Development Action Area Act; and

BE IT FURTHER RESOLVED, by the City Planning Commission, pursuant to Section 197-c
of the New York City Charter, that based on the environmental determination and the
consideration described in this report, the application of the Department of Housing Preservation
and Development for the disposition of city-owned property located at 302, 304, 306, and 310
West 127th Street (Block 1953, Lots 36, 37, 38, & 40) in Community District 10, Borough of
Manhattan, to a developer to be selected by the Department of Housing Preservation and
Development, is approved (C 180115 HAM).
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The above resolution (C 180115 HAM), duly adopted by the City Planning Commission on
February 28, 2018 (Calendar No. 14), is filed with the Office of the Speaker, City Council, and
the Borough President in accordance with the requirements of Section 197-d of the New York
City Charter.

RAYANN BESSER, ALFRED C. CERULLO, III, MICHELLE DE LA UZ,
JOSEPH DOUEK, RICHARD W. EADDY, CHERYL COHEN EFFRON,
HOPE KNIGHT, ANNA HAYES LEVIN, ORLANDO MARIN, LARISA ORTIZ,
Commissioners
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CITY OF NEW YORK
MANHATTAN COMMUNITY BOARD 10
215 West 125th Street, 4th Floor—New York, NY 10027
T: 212-749-3105 F: 212-662-4215
CICELY HARRIS
Chairperson
ANDREW LASSALLE
District Manager

December 6, 2017
Maria Torres-Springer
Commissioner
NYC Housing Preservation and Development
100 Gold Street
New York, NY 10038
Dear Commissioner Torres-Springer:
RE: Uniform Land Use Review Procedure (ULURP) Application # C180115 HAM: Center for
Urban Community Services (CUCS) project at 302-314 West 127th Street
On Monday, November 13, 2017, Manhattan Community Board 10’s Land Use Committee Meeting
heard the development plans for the ULURP application at 302-314 West 127th Street. The applicant is
seeking the following ULURP actions:





Disposition of city-owned property
Designation as an Urban Development Action Area Project (UDAAP)
A zoning special permit for the allowable community facility FAR to apply to a non-profit institution
with sleeping accommodations

The Land Use Committee voted unanimously in support of the application with the condition that
outreach be conducted to the neighboring businesses and residents. In addition, the committee would like
the project to reach the lower 30% of AMI to insure more affordability.
At the Wednesday, December 06, 2017 General Board meeting the full board voted in support of the
application with a vote of 14 yes, 7 no, 2 abstentions and 1 recusal [Stanley Gleaton]. The board is
requesting that the application process have less of an emphasis on credit history as a criteria to be a
tenant and more on rent history. It was noted that credit history has been a major impediment for this
population specifically in securing housing.
If you have any questions please feel free to reach out to District Manager Andrew Lassalle at
212.749.3105 or at alassalle@cb.nyc.gov.
Sincerely,

Cicely Harris
Board Chairperson
Manhattan Community Board 10

