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32 SOCIOECONOMIC CONDITIONS
INTRODUCTION

This chapter examines the potential impacts of the proposed East 125" Street Development and
its associated rezoning on socioeconomic conditions. These include potential effects on the
area' s population and housing characteristics, housing affordability, and business conditions.
The CEQR Technical Manual suggests evaluation of socioeconomic conditions related to both
residential conditions and business conditions where an action is expected to create substantial
socioeconomic changes. According to the CEQR Technical Manual, residentia projects with less
than 200 units and commercial projects with less than 200,000 square feet of floor area would
not typically result in significant socioeconomic impacts. The proposed action would result in
new residential and commercial development in excess of these thresholds, including in an area
that does not currently permit residential use, thus indicating the need for detailed evaluation of
socioeconomic conditions.

The CEQR Technical Manual suggests a review of severa factors in determining whether a
project has the potential to create significant socioeconomic impacts and require a
socioeconomic assessment, including the potential for: (1) direct displacement of residentia
population; (2) direct displacement of existing businesses; (3) indirect displacement of
residential population; (4) indirect displacement of businesses; and (5) adverse effects on specific
industries not necessarily tied to a project site or area. These issues are examined in this chapter
pursuant to CEQR methodol ogies.

The proposed action would increase population and employment near the eastern end of the 125™
Street corridor in an area that has experienced considerable disinvestment in past decades. The
increase in residential population resulting from the proposed action would help to restore the
area's population base, with the subject parcels once containing dozens of four-to-five story
townhouses and tenement-type apartment buildings. The proposed action would also increase
employment in the area, extending major retail and office development eastward on 125" Street.
The new residential and commercial development will continue a pattern of reinvestment that
has been ongoing in Harlem, with significant housing renovation and new construction taking
place since the 1990’s, and major new commercial development occurring on adjacent blocks in
the last five-to-ten years. Proposed non-residential uses include cultural space and retail space
for small and locally-owned businesses, with the proposed stores limited to no more than
125,000 square feet in size. Mediarelated businesses that are envisioned for portions of the
proposed office space would restore the area’s former role as a center for the media industry,
with the project site being the former location of Filmway Studios Inc., a motion picture
production studio formerly located at 246 East 127" Street.

The approximately 1.7 million sguare feet of mixed-use development that is proposed is
expected to strengthen economic conditions of the surrounding area and result in construction of
new affordable housing. As described herein, due to the magnitude of increase in new
commercial construction that would be expected as a result of the proposed action, some
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potential may exist for secondary or indirect displacement of existing households and businesses.
An additional increment of development would also be possible in the future on an off-site parcel
that is to be rezoned only (Block 1791, Lot 44). No development is proposed on that lot at this
time.

The proposed action includes zoning map changes, disposition of City-owned property, an
amendment to the East Harlem Urban Renewa Plan, UDAAP approvals, and City Planning
Commission Special TA District Certification. These actions would facilitate the development
of new residential, retail and commercial uses on the East 125" Street Development project site,
with an anticipated year of completion of 2012. Proposed uses include 1,000 units of low,
moderate, and middle income housing; approximately 470,000 square feet of retail/entertainment
space (including a 300,000-square foot anchor retail tenant, and approximately 120,000 sgquare
feet of specialty retail/entertainment space including 50,000 square feet of local retail); 300,000
square feet of commercial office space for media and production/post-production companies;
30,000 sguare feet of not-for-profit performing/media arts space; a 100,000-square foot hotel;
and, aminimum of 12,500 square feet of public open space.

Proposed retail and entertainment space would include 300,000 sgquare feet of national anchor
retail, and approximately 120,000 square feet of specialty retail goods and services that reflect
the cultural diversity of East Harlem. The proposed action has been planned to attract businesses
that provide goods and services that are currently underrepresented in the East Harlem market,
and to emphasize anchor tenants that are unique to the region. Storefronts are oriented to the
street and proposed outdoor public open space to provide a comfortable, pedestrian-friendly
environment. The type of retail that is proposed has been identified so as to not replicate or
directly compete with planned and existing retail uses in the surrounding area.

Study Area Definition, Data Sour ces and M ethodol ogy

The initial step in the evaluation of socioeconomic conditions and effects of the proposed action
is a preliminary assessment of socioeconomic data for the five assessment areas indicated above
for the Socioeconomic Study Area. The CEQR Technical Manual calls for a preliminary
assessment to discern the effects of a proposed project or action for the purposes of either
eliminating the potential for significant impacts or determining that a more detailed analysis is
necessary. A detailed assessment is warranted for all socioeconomic areas of concern that do not
screen out based on a preliminary assessment.

Study Areas

Three types of study areas are used for the evaluation of socioeconomic impacts including
Population and Housing Study Areas, and Business and Institutional Study Areas (Figure 3.2-1)
and aRetail Market Study Area (Figure 3.2-2). The Population and Housing Study Areas include
the primary study area comprised of the proposed action area and its surrounding census tracts
(Census Tracts 192, 194, 196, 202 and 204) and a secondary study area extending out in an
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approximately 1/4-mile radius from the project site (Census Tracts 182, 188, 198, and 206). The
study area generally includes all census tracts where more than 50 percent of the area is within
the radius. Following census tract boundaries, the primary study area for Population and
Housing extends from the Harlem River to Park Avenue, and from East 119" Street north to the
Harlem River (or as far north as approximately East 132™ Street). The analysis was conducted at
the Census Tract level for the purpose of analyzing demographic indicators, including income
data.

The secondary Housing and Population Study Area includes four Census Tracts located to the
south and west of the primary study area. To the south (Census Tracts 182 and 188), the
secondary study area extends from First Avenue to Park Avenue, and from East 112" Street and
East 115™ Street to East 119™ Street. To the west of the primary study area, the secondary study
area extends from Park Avenue to approximately Fifth Avenue, from East 119" Street to East
132" Street. The study areais located in Manhattan Community District 11, and comprises parts
of East Harlem in a neighborhood referred to as the East Harlem Triangle.

The Business and Institutional Displacement study area consists of ZIP code area 10035, with
census data analyzed for the corresponding census tracts, or those tracts within the Population
and Housing primary and secondary study areas, to reflect limitations of New York State
Department of Labor (NYSDOL) employment data New York State Department of Labor
employment data available at the ZIP code level are analyzed for the evaluation of potential
business and institutional displacement (the most detailed level of available NYSDOL
employment data, given privacy and disclosure requirements). The Retail Market Study Areais
illustrated in Figure 3.2-2. As described below, it includes areas of upper Manhattan south of
approximately 155" Street and north of West 106™ Street on the west side of Central Park, and
East 96" Street on the east side, encompassing the neighborhoods of Central Harlem, East
Harlem, West Harlem, Hamilton Heights, and portions of Washington Heights and Morningside
Heights. The trade area aso includes portions of the South Bronx, including Bronx Community
District 1 and Bronx Community District 4.
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DATA SOURCESAND METHODOLOGY
Residential Displacement

U.S. Census data from 1990 and 2000 have been analyzed at the census tract level. Census
indicators analyzed include total population; household and income characteristics including
total households, average household size, and average and median household income; and
housing characteristics including number of housing units, housing vacancy and tenure (owner
versus renter occupied), median contract rent, median home value, and indicators of the extent of
renter households residing in unprotected buildings.

In addition to Census data, information on subsidized housing has been evaluated including data
from the New York City Department of Housing Preservation (HPD) and the New York City
Housing Authority (NYCHA). Data on the status (rent-regulated or non-rent-regulated) of
existing housing units, and information on various types of housing and residential facilities were
obtained from DCP's 2007 MapPluto database based on RPAD and Department of Finance
information. To supplement the housing and population data, interviews were conducted for this
EISwith local real estate agencies, and articles and real estate listings from local newspapers and
the internet were reviewed.

Business and I nstitutional Displacement

The assessment of business and institutional displacement includes an analysis of employment
trends in the zip codes that most closely reflect the boundaries of the proposed action area, the
secondary study area, and Manhattan as awhole. The analysis was based on private employment
data from 1995 and 2005 (ES-202 data set) collected by NY SDOL and organized by DCP. The
Covered Employment and Wages program, commonly referred to as the ES-202 program, is a
cooperative endeavor of the U.S. Bureau of Labor Statistics and employment security agencies.
Using quarterly data, the Bureau of Labor Statistics summarizes employment and wage data for
workers covered by State unemployment insurance laws and for civilian workers covered by the
program of Unemployment Compensation for Federal Employees. The employment data identify
the major employers and industries within the study areas. As noted above, for confidentiality,
employment data were obtained and analyzed at the ZIP code level, as data at the census tract
level were not uniformly available. The analysis also identifies public sector employment, which
is described in a more qualitative manner. The 2005 private sector employment data were used to
describe existing business and employment conditions in the study area in order to analyze the
possible effects of potential direct job displacement (total number and types of jobs) as aresult of
the proposed action through private redevel opment initiatives on the projected development sites.
The employment data were also supplemented by field investigations, conducted in the winter
and spring of 2007. It should be noted that the existing employment identified on the project site,
and on other projected development sites in the study area, might not be located on the affected
sites at the time that development on those sites potentially occurs. The analysis represents “a
snapshot in time” that describes existing socioeconomic conditions in the vicinity of the
proposed action area.
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Data gathered by NYSDOL are disclosed at the ZIP code level for the confidentiality of
reporting firms, and are thus not coterminous with census tracts. US Census data from 2000 were
utilized at the census tract level to supplement gaps in ES-202 zip code data created by non-
disclosure of employment in particular industries due to confidentiality requirements.

ES-202 Standard Industrial Classification (SIC) data from 1960 to 2002 were obtained for the
larger Manhattan and New Y ork City areas to place study area employment trends in the larger
context of employment changes that were occurring elsewhere throughout New York City.
Important historical employment trends in New York City and Manhattan going back as far as
1960 are referenced in this section, but are not shown in the tables, as the categories of the
wholesale trade and retail industry classification system in 1960 differ from the categories of
post-1960 employment data. NYSDOL ES-202 employment data from 1995, 2002, and 2005
were gathered at the ZIP code level to conform to the study area, using both the SIC system for
the years 1995 and 2002 and the succeeding North American Industry Classification System
(NAICYS) for the years 2002 and 2005. The ES-202 SIC and NAICS industry employment
gathered from NY SDOL is subject to the following limitations:

1. NYSDOL reviewed two-digit SIC data and three-digit NAICS industry level data and
determined that information could not be released due to privacy and disclosure
requirements. Instead, SIC and NAICS data were made available at the one digit and two
digit levels, thus making industry comparisons less detailed since the classifications are
grouped together differently at each level of detail (e.g., three or more digit levels are
required in order to reassemble NAICS data and be able to compare it with SIC data).
This allows for a comparison of broad industry sectors, such as manufacturing and retail,
but does not allow for subsector comparisons of trends.

2. In some instances, NYSDOL was unable to release aggregate ES-202 data if either the
data cell consisted of three or fewer employers, or if one employer accounted for 80
percent or more of the total employment in a data cell. This restriction on the release of
employment data resulted in missing employment information for some categories of the
2005 NAICS industry data. For example, services industry employment information was
suppressed for ZIP Code 10035.

It is possible to estimate missing employment data for these sectors by making comparisons with
historical and citywide trend data and through other available sources. Thus, in addition to using
ES-202 data, other sources of information were utilized including: 2000 US Census Bureau data,
site visits, internet research, knowledge of major employers in the study area, newspaper articles
and interviews with commercial brokers knowledgeable about local real estate conditions.
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3.21 PRELIMINARY SCREENING ASSESSMENT

According to the CEQR Technical Manual, a preliminary screening assessment is used to
determine the potential significance of socioeconomic change generated by a proposed action.
Given the size and density of the proposed East 125" Street Development, this chapter follows
the guidance set forth in the CEQR Technical Manual for both the preliminary and, where
warranted, detailed assessments.

Residential Displacement
Direct Displacement

According to the CEQR Technical Manual, direct residential displacement does not in and of
itself represent an impact under CEQR. Where a public agency is undertaking the action or
where tenants are protected by rent control or rent stabilization and where relocation benefits are
available, no significant adverse impacts are considered to occur. Impacts of residential
displacement could occur if the change would be large enough to alter neighborhood character or
perhaps lead to the indirect displacement of remaining residents.

The preliminary assessment of direct residential displacement for the East 125" Street
Development relies on examination of three factors related to anticipated direct residential
displacement including whether: 1) the profile of the displaced residents is ssimilar or markedly
different from that of the overall study area; 2) the displaced population represents a substantial
or significant portion of the population within the study area; and, 3) the action would result in a
loss of this population group within the neighborhood.

The East 125" Street Development project site contains approximately ten residential loft
apartments above storefronts in two mixed-use buildings located on the north side of East 125"
Street. Residential uses in these buildings would be nonconforming uses in this M1-2 Light
Industrial District. These units do not appear to be currently occupied as dwellings based on
field surveys conducted in Spring and Summer 2007. They include six formerly occupied units
above an appliance parts store, and approximately four formerly occupied units located above an
antiques store. In the case of the two mixed-use buildings on the project site that would be
displaced as a result of the project, it was determined that if the small number of units present
were to be reoccupied and displaced, the 26 residents that would be estimated to reside in these
units would not represent a substantial or significant portion of the population within the study
area, and their potential displacement from the primary study area would not lead to an
dteration of the character of the surrounding area. No residential displacement would be
expected if these units continue to remain vacant or in use for nonresidential purposes such as
storage. Total 2000 population of the five census tracts that comprise the Primary Study Area
for socioeconomic analysis (Census Tracts 192, 194, 196, 202 and 204) was 16,915 persons.
Based on the average household size of Manhattan Community District 11 (2.57 persons per
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household?), if re-occupied, the ten formerly occupied units that would be displaced by the
proposed action would house approximately 26 persons, or less than two tenths of one percent of
the primary study area’s total 2000 population. Therefore, a detailed analysis of direct
residential displacement is not warranted.

I ndirect Displacement

According to the CEQR Technical Manual, the issue related to indirect residential displacement
resulting from a proposed action is whether an action could result in rising property values, and
thus rents, making it difficult for some existing residents to afford their homes or increases in
rent levels. The direct effects of an action that can lead to such indirect changes include the
following:

e |t would add a substantial new population with different socioeconomic characteristics
compared to the size and character of the existing population.

e |t would directly displace uses or propertiesthat have had a“blighting” effect on property
valuesin the area.

e It would directly displace enough of one or more components of the population to alter
the socioeconomic composition of the study area.

e It would introduce a substantial amount of a more costly type of housing, compared to
existing housing and housing expected to be built in the study area by the time the action
isimplemented.

e |t would introduce a*“critical mass’ of non-residential uses such that the surrounding area
becomes more attractive as a residential neighborhood complex.

e |t would introduce aland use that could in and of itself, or combined with other like uses,
create a critical mass large enough to offset positive trends in the study area, impede
efforts to attract investment to the area, or create a climate for disinvestment.

Because the proposed action includes significant amounts of non-residential devel opment
replacing vacant land and other uses that detract from the residential character of the
neighborhood, and includes up to 1,000 units of new housing construction for low- moderate-
and middle-income households, it was determined that a socioeconomic impact from indirect
residential displacement cannot be ruled out and a detailed analysis was undertaken.

! Source: U.S. Census Bureau, 2000 Census SF1 File, as aggregated by the New Y ork City Department of
City Planning (December 2001).
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Business and I nstitutional Displacement
Direct Displacement

Under conditions with the proposed action, new development would displace existing businesses
on the project site. The preliminary assessment of business and institutional displacement
directly resulting from a proposed action looks at the employment and business value
characteristics of the affected businesses to determine the significance of the potential impact.
As part of the preliminary assessment, the following circumstances were considered:

e |f the business or institution in question has a substantial economic value to the City or
region in terms of its products and services (and potential effects on businesses or
consumers due to loss of such products or services), and if it can only be relocated with
great difficulty or not at all due to locational needs that may not be satisfied at other
locations.

e |f acategory of businesses or institutions is the subject of other regulations or publicly
adopted plans to preserve, enhance, or otherwise protect it.

e |f the business or institution defines or contributes substantially to a defining element of
neighborhood character (or a substantial number of businesses or employees would be
displaced that collectively define the character of the neighborhood).

It was determined that a direct socioeconomic impact related to businesses and institutions
cannot be ruled out and a detailed analysis was undertaken.

I ndirect Displacement

Like the analysis of indirect residential displacement, the preliminary assessment for indirect
business and institutional displacement focuses on the issue of whether an action would increase
property values, and thus rents, throughout the study area, making it difficult for some categories
of businessesto remainin the area. An action can lead to such indirect changesif:

e |tintroduces enough of anew economic activity to ater existing economic patterns.

e |t adds to the concentration of a particular sector of the local economy enough to alter or
accelerate an ongoing trend to alter existing patterns.

e |t displaces uses or properties that have had a “blighting” effect on commercial property
valuesin the area, leading to risesin commercial rents.

e |t directly displaces uses of any type that directly support businesses in the Project Area
or bring people to the area that form a customer base for local businesses.

e It directly or indirectly replaces residents, workers, or visitors who form the customer
base of existing businesses in the Project Area.

e |t introduces a land use that could have a similar indirect effect, through the lowering of
property values if it is large enough or prominent enough or combines with other like
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uses to create a critical mass large enough to offset positive trends in the study area, to
impede efforts to attract investment to the area, or to create a climate for disinvestment.

It was determined that a socioeconomic impact related to indirect business and institutional
displacement cannot be ruled out and a detailed analysis was undertaken.

Adver se Effects on Specific Industries

As set forth under CEQR guidelines, the preliminary assessment of the proposed action’s
potential to affect the operation and viability of specific industries (and not necessarily tied to the
specific proposed action area) is not based on set criteria or the identification of specific
economic variables. The CEQR Technical Manual indicates that a more detailed examination is
appropriate if the following considerations cannot be answered with a clear “no:”

Would the action significantly affect business conditions in any industry or any category of
businesses within or outside the study area?

Field work, interviews, and the DEIS public scoping process did not revea any cluster of
specific industries within the primary or secondary study areas. Businesses subject to direct
displacement are typical of the retail and service uses and comparative goods shopping that exist
along 125™ Street and on north-south running avenues. The approximately 34,881 square feet of
commercial use that would be directly displaced consists primarily of local service
establishments such as a salon, a dry cleaners, a gas station, automotive service establishments,
and local retail uses such as an appliance store and a Dunkin Donuts.

The uses most affected by displacement are retail and service sector uses. However, the
displacement of these businesses would in no way diminish the viability of these sectors, with
substantial numbers of these types of businesses remaining in the Study Area. Jobs in the retail
sector that would be displaced would aso be replaced with new jobs generated in the proposed
new development. The goods sold at these establishments, such as food sales, antiques, and
automotive sales, would still be available at remaining stores in the area. The action would
neither affect a particular industry nor the economic viability of an industry or category of
businesses. Nearly all of the jobs that would be directly displaced by the proposed action’s
projected development are part of the retail and service sectors, and are not within categories of
businesses or institutions that are the subject of other regulations or publicly adopted plans to
preserve, enhance or otherwise protect them. Furthermore, the additional buying power of new
residents and workers that would be introduced to the area from development occurring as a
result of the proposed action would benefit many of the area’'s existing businesses, and the
proposed action would likely stimulate growth in the project area s retail sector, in terms of both
employment and the number of firms. Because the goods and services provided by businesses
subject to displacement are diverse and none of these businesses provide inputs that are crucial to
the survival of some particular class of business, the proposed action would not have a
significant adverse impact on any specific industry within or outside of the study area.

Socioeconomic Conditions Chapter 3.2
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Would the action indirectly substantially reduce employment or impact the economic viability
in an industry or category of businesses?

As described in the indirect business displacement assessment, the proposed action would not
indirectly substantially reduce employment or impair the viability of an industry or category of
business. The proposed action would also result in net increases in employment in the retail and
service sectors in which displaced businesses are concentrated.

Therefore, adverse effects on business conditions in any particular sector are not expected and a
detailed analysis of potential for adverse impact on specific industries was not required.

Socioeconomic Conditions Chapter 3.2
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For purposes of setting forth a clear analysis of each of the remaining three (3) areas of detailed
analyses, the following sections present existing, No Action and With Action conditions together
for each analysis area.

3.2.2 DETAILED ANALYSISOF INDIRECT RESIDENTIAL DISPLACEMENT

The following section provides a detailed analysis of indirect residential displacement. Housing
and population characteristics of the primary and secondary study areas are compared to those of
Manhattan and the City as a whole, and in some cases the surrounding Community District and
northern Manhattan environs. Trend data is compared between 1990 and 2000, with updated

population estimates for 2005 and projections for future conditions in the year 2012 with the
proposed action also analyzed.

Existing Conditions
Population and Housing Profiles of Study Areas

Primary Study Area Population

The population of the primary study area is housed in a combination of high-rise buildings
including public housing and subsidized housing, walk-up tenement apartment buildings, and
brownstone townhouses. There are approximately ten formerly occupied residential apartments
on upper floors of two mixed-use buildings on the East 125™ Street Development project site that
face East 125" Street.

The primary study area for Population and Housing includes five census tracts including tracts
192, 194, 196, 202, and 204. The Robert F. Wagner public housing complex, located east of
Second Avenue between East 120" Street and East 124™ Street, contains 22 seven-to-16-story
buildings with a total of 2,154 apartments. The 5,132 persons residing at Wagner Houses
comprise nearly one third of the total primary study area population. Brownstone townhouses
within the primary study area are concentrated on midblocks between Lexington Avenue and
Second Avenue, between 120" and 124" Streets,

The primary study area, like much of the rest of Harlem, experienced a significant increase in
population between 1990 and 2000, reflecting an overall trend of housing revitalization and new
construction that has continued to the present. As indicated in Table 3.2-1 below, total
population of the primary study area in 2000 was 17,725 persons, an increase of 4,109 persons
over 1990. This increase was over four times the rate of increase of population for Manhattan
(7.16 percent), and more than triple the rate of increase for the City as a whole (9.36 percent).
Based on DCP s estimate of a 5.64 percent increase in total population for the combined primary
and secondary study areas between 2000 and 2005, 2005 population of the primary study area
would be estimated at 18,725 persons. Total population projection for 2007 using this same rate
of increase would be 20,897 persons.
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TABLE 3.2-1: Population Trends

Total Population
Area Absolute Change Per centage
1990 2000 1990 to 2000 Change 1990 to
2000
Primary study 13,616 17,725 2999 -1.3%
area

Seconi?reg study 14,298 17,244 2946 20.6%
Manhattan 2,300,664 2,465,326 164,662 7.16%
New York City 7,322,564 8,008,278 685,714 9.36%

Sour ce: US Census Bureau 1990, 2000, Summary File 1.

As of 2000, the population of the primary study area was considerably younger than that of
Manhattan, with 30.6 percent of the population being below the age of 18 in 2000 compared to
approximately 16.8 percent for Manhattan. There was a similar proportion of senior population
in relation to total population for the primary study area (11.2 percent) compared to Manhattan
(12.1 percent). Table 3.2-2 below shows age characteristics of the primary study area compared
to the secondary study area and Manhattan.

TABLE 3.2-2: Age Characteristics of the Population

Per cent of b ) Per cent of P ) PPc?pr)Lcj(Iagtti 8:1 b )
Population ercen Population ereen ercen
Area Beloev theAge | Change Betwgen Age18 | Change | AboveAge65 | Change
of 18 and 64
1990 2000 1990 2000 1990 2000
Primary

study area | 30.16% | 30.60% | 0.44% | 59.43% | 58.20% | -1.23% | 10.41% | 11.20% | 0.79%
Secondary
study area | 32.46% | 24.90% | -7.56% | 57.78% | 64.80% | 7.02% | 9.76% | 10.50% | 0.74%
Manhattan | 16.59% | 16.80% | 0.21% | 70.14% | 71.10% | 0.96% | 13.27% | 12.10% | -1.17%
Source: U.S. Bureau of the Census, 2000 Summary File 1

Secondary Study Area Population

The secondary study area contains a diverse housing stock including owner- and renter- occupied
brownstone townhouse buildings generally located on the midblocks north of East 115" Street
and east of Fifth Avenue; older mid-rise buildings ranging from tenement-style buildings to
market-rate apartments, new mid-rise residential buildings including Maple Court and Maple
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Plaza facing the east side of Marcus Garvey Park, and public housing complexes including the
James Weldon Johnson Houses, a 1,300-unit public housing complex located between East 112"
Street and East 115" Street, between Park Avenue and Third Avenue.

According to the US Census, total population of the secondary study area increased by 20
percent between 1990 and 2000, going from a total of 14,356 persons to a total of 17,157
persons, or an increase of 2,801. Figure 3.2-3 shows change in total population between 1990
and 2000, by census tract. The four census tracts that comprise the secondary study experienced
approximately double the rate of growth as the city as a whole, and nearly triple the rate of
growth of Manhattan, with much of that increase attributable to construction of subsidized
housing and private renovation of vacant brownstone buildings. Maple Court and Maple Plaza,
two mid-rise affordable housing developments that were completed in the mid-to-late 1990s,
added atotal of 290 dwelling units to the secondary study area.

Since 2000, Harlem in general has experienced escalated rates of housing construction and
renovation as investors have seized on the brownstone market, making it one of the most active
in the city, resulting in a quadrupling of brownstone prices in less than a decade, according to
areareal estate brokers. Parts of the secondary study arealocated near Marcus Garvey Park have
seen the greatest amount of housing renovation, while residential areas to the east of Park
Avenue and north of 125" Street have lagged in their degree of housing renovations compared to
areas to the west. With the renovation and occupancy of vacant buildings and extensive new
construction of subsidized housing has come a significant increase in the population of the
secondary study area. Brokers also report the continuing trend since the 1990’ s of conversion of
SRO-type buildings and brownstones with multiple renter tenants to more market-rate owner
occupied housing,” indicating that population housed in such residential buildings has likely
decreased to some extent, while overall population of the secondary study area has increased and
likely become more affluent. Based on DCP's estimate of a 5.64 percent increase in total
population for the combined primary and secondary study areas between 2000 and 2005, 2005
population of the secondary study area would be estimated at 18,125 persons. Total population
projection for 2007 using this same rate of increase would be 20,227 persons. The Department
of City Planning’'s population estimates for 2005 show the highest increases in population in the
first half of the decade occurring in the westernmost census tracts located west of Park Avenue.®

2 KlaraMadlin, President, Harlem Homes Realty, Inc., Interview, April 24, 2007.
% New Y ork City Department of City Planning, Population and Housing Division, 2006.
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With respect to age characteristics, the secondary study area contains a lower proportion of
individuals below the age of 18 (24.9 percent) compared to the primary study area (30.6 percent),
yet still considerably more than the proportion for Manhattan (16.8 percent). The secondary
study area’s generally younger population had a slightly lower percentage of seniors above the
age of 65 in 2000 (10.5 percent) compared to Manhattan (12.1 percent).

Primary Study Area: Households and Income

As indicated in Table 3.2-3, the primary study area contained a total of 5,969 households in
2000, an increase of over 27 percent over 1990 levels. This increase in population was
accompanied by a reduction in household size, with average household size going from 3.09
persons per household in 1990 to 2.76 persons per household in 2000. The decrease in
household size between 1990 and 2000 brought the average household size of the primary study
areamorein line with those of Manhattan and New Y ork City asawhole.

TABLE 3.2-3
Household Char acteristics
Total Households Average Household Size
Area 1990 2000 % Change 1990 2000
Primary study area 4,682 5,969 27.5% 3.09 2.76
Secondary study 5,140 6,155 19.7% 2.72 2.68
area
M anhattan 828,199 880,727 6.3% N/A 2.8
New York City 2,816,274 3,021,588 7.3% 2.54 2.6
Sour ces: U.S. Bureau of the Census, SF1, 1990, 2000.

After adjusting the primary study area’ s 1989 median household income to account for inflation,
household incomes rose by over 13 percent between 1989 and 1999. However, area median
household incomes remained very low in 1999 ($13,570.24), or around one third of the
corresponding average income levels of Manhattan ($47,030) and New York City as a whole
($38,293), as indicated in Table 3.2-4. Thisis partly attributable to the large number of public
housing residents residing in the Wagner Houses complex.
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TABLE 3.2-4
Household I ncome

M edian Household | ncome
Area 1989 1999 % Change
Primary study area | $11,981.76 | $13,570.24 13.3%

Secondary study | $18,853.15 | $18,450.39 -2.1%

area
M anhattan $43,346 $47,030 8.5%
New York City $40,419 $38,293 -5.2%

Notes:

1989 Median Household Income converted to 1999 constant dollars using the
US Department of Labor's Consumer Price Index for the “New York-
Northern New Jersey-Long Island” area.

Sour ces: U.S. Bureau of the Census, SF3, 1990, 2000.

Secondary Study Area: Households and Income

According to the US Census Bureau, the secondary study area contained 6,155 households in
2000, an increase of nearly 20 percent over the 1990 total of 5,140 households. This represents a
lower rate of increase than for either Manhattan or New Y ork City as whole. Since 2000, there
has been a continued increase in total householdsin the area. The New Y ork City Department of
City Planning estimates an increase of 137 occupied housing units in the primary study area
between 2000 and 2005. Household size dropped to 2.76 persons per household in 2000
according the US Census, with DCP estimating a further reduction to 2.71 persons per household
in 2005.

Figure 3.2-4 shows 1999 median household income by census tract. The 1999 average median
household income for the secondary study area of $18,450 declined dightly (2.1 percent) in
comparison to area s inflation-adjusted average in 1989, but remained considerably lower than
those of the borough ($47,030) and the city as awhole ($38,293).
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