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Introduction and Overview of the Study Area
Manhattan Community Board Eleven, together with Civitas, Inc., a civic not-for-profit organization
engaged in the improvement of the quality of life on the Upper East Side and East Harlem, have joined
together to initiate a planning and zoning study for the area defined by East 115th Street to the south,
East 132nd Street to the north, Madison Avenue to the west, and Lexington Avenue to the east, and
includes both sides of the Avenues. This effort began several years ago, but intensified and became
systematic in April 2012, with the hiring of the planning consultant team of Ethel Sheffer, FAICP of
Insight Associates and George Janes, AICP of George M. Janes & Associates. This report provides a
summary of the analysis and zoning recommendations developed by the community and its technical
consultants during the period of April 2012 to January 2013, with the goal of providing the Department
of City Planning (DCP) a rezoning framework developed from the bottom-up that DCP could take
through ULURP and eventual adoption by the City Council.
The initial community objectives of the rezoning study were to:
•
•
•
•
•

Modernize outdated zoning districts and possibly create new ones
Promote affordable housing
Promote economic development opportunities
Integrate rezoning with goals of sustainable development
Consider contextual (or low-rise) zoning

In the course of the study, the community articulated its vision for its own future development as it
engaged in roundtable discussions, workshops, and large public meetings. Specific priorities for
increased retail and recreational activities were discussed, as well as many recommendations on
economic development, safety, street life and increased community services. The diverse community
stakeholders who participated in this engagement process refined their priorities and came to an
agreement on the most effective and practical zoning scenarios and recommendations to embody that
community vision. (See Appendix: Summary of the Outreach Process).
The study area contains many planning and zoning challenges and opportunities, with a unique and
dominant physical feature, the elevated Metro North Railroad Viaduct running down the middle of Park
Avenue. This elevated heavy rail line carries all trains to and from Grand Central Station and is much
more intrusive than an elevated subway line. The Park Avenue viaduct darkens the street, introduces
loud noises and creates a space underneath it that, with some exceptions, is not attractively maintained
or used. The viaduct is, and will remain, a challenge to development in the area.
On the east and west sides of Park Avenue are buildings housing a variety of manufacturing and
commercial uses, several institutions including schools, hospitals and churches, numerous parking lots
and a few residential buildings. In general, this stretch of Park lacks retail activity. Lower rise residential
buildings are found on the midblocks, some of which have been built in the last twenty years. The
avenues on either side of Park, Lexington and Madison, are more physically and socially diverse.
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History & Neighborhood Character
East Harlem was first settled by the Dutch in the 17th
Century. Nieuw Haarlem was a farming community with a
town center near what is now 121st Street, east of
Lexington. Growth in the area was limited despite
development in the 1830s of the New York and Harlem
Railroad along what would become Park Avenue. As late
as 1870, much of the area was still farmland. In the 1880s,
the New York Elevated Railroad extended the Second
Avenue elevated train north to the Harlem River, which
helped to spur development. Between 1870 and 1910
approximately 65,000 apartments were built in East Harlem.

The Park Avenue Viaduct circa 1880

In the next decades, the area housed thousands of residents of many ethnicities and backgrounds who
shopped in local stores and outdoor markets and who enjoyed a variety of social and community centers
and gathering places.
But much of this prewar fabric of East Harlem became a target of urban renewal. Starting In 1938, the
New York City Housing Authority began razing East Harlem. Low rise tenements were replaced by midand high-rise tower-in-the-park developments. By 1967, nearly 16,000 new units were built, altering the
urban form of much of East Harlem. The study area is bounded on the north and south by two large
public housing estates built during that period. The Upper
Park Avenue Urban Renewal Plan, which covered much of
the southwest quadrant of the study area prohibited
residential development near the Park Avenue Viaduct,
leading to a series of surface parking lots which now front
Park Avenue between 117th Street and 125th Street. This
urban renewal plan and this prohibition expired in 2008.
The Harlem-East Harlem Urban Renewal Area covers a
portion of the northeast quadrant of our study area. It
was amended in 2008 and remains in effect until 2020.
Jackie Robinson Houses
More recent residential development has occurred in the south of the study area along Madison and
Lexington Avenues, but instead of the tower-in-the-park type of building allowed under the R7-2 zoning,
most developers have built a Quality Housing building (high coverage, height limited with a required
streetwall). Some non-residential development has occurred along Park Avenue in recent years.
The urban form of the study area is fragmented by decades of urban renewal. Lexington Avenue south
of 125th Street is a vital commercial street, but it struggles with several large lot housing projects which
have no ground floor commercial uses or consistent street wall. One of the more vital portions is the
116th Street commercial corridor, which is a major east-west connection through the area. Madison
Avenue north of 126th Street still maintains much of its fine-grained prewar form characterized by three
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and four story rowhouses and tenements. Taller buildings above 90 feet are concentrated on the west
side of Lexington Avenue.
Park Avenue is more difficult to characterize. At the southern
boundary of the study area, La Marqueta remains an
important, if somewhat underutilized, part of the community.
But just to the north starting at 117th Street, surface parking
lots predominant on the west and to the east low level
manufacturing establishments provide little vitality on the
street. North of 126th Street there are fewer parking lots, but
automotive related uses continue to add little to the character
of the street. At 130th Street a significantly overbuilt six story
commercial loft building occupies an entire block front in a C83 district. The predominant use under the Park Avenue viaduct
is parking for New York Department of Sanitation vehicles in the north, police official and civilian
vehicles in the south, and for the various educational institutions along Madison Avenue.
The study area is well served by local transit. In addition to the Metro North Railroad and its station at
125th Street, two subway stations are located along Lexington Avenue at 116th and 125th Street.
Crosstown buses traverse 116th and 125th Street, including the M-60, the bus to LaGuardia Airport.

Existing Zoning
The East Harlem study area is now zoned primarily as R7-2, which is a medium density residential district
that allows for the tower-in-the-park urban form. This zoning district has remained unchanged since
1961 and does not reflect the vision for the future of this community as defined by Community Board 11
through its extensive community outreach.
Other districts that are currently mapped in the district include an M1-4 along the east side of Park
Avenue between 120th and 123rd Street and an M1-2 along Park Avenue between 126th and 131st Street.
A C8-3 is mapped on the west side of Park Avenue north of 126th Street and south of 131st Street and
accommodates automotive uses. While well utilized, the uses these districts attract contribute to a
difficult streetscape along Park Avenue. An R8 district exists in scattered sites along the west side of
Lexington Avenue as well as in a recently rezoned site at 131st-132nd Streets between Park and Lexington
Avenue.
This site, as well as the 125th Street corridor (124th to 126th Street through the study area,) has been
explicitly removed from the study area recommendations since these areas have both been recently
rezoned in separate efforts.
In summary, the East Harlem Study area consists of five zoning districts: R7-2, R8, M1-2, M1-4, and C8-3.
Commercial overlays (mostly C1-4 and C2-4) are mapped along portions of Madison, Lexington, Park and
116th Street (see Map 1: Existing Zoning Map). In most places the existing zoning is an impediment to
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the realization of the stated goals of the community and to the hoped for character of the
neighborhood. Each existing zoning district in the study area is described below:
R8
An R8 zoning district can be found on four large lots on the west side of
Lexington south of 122nd Street. R8 zoning districts are higher density
districts with a maximum residential floor area ratio (FAR) of 6.02 and a
maximum community facility FAR of 6.5 FAR. This is a height factor
zoning district governed by sky exposure plane regulations and does not
have street wall controls or height limits. Larger lots can be developed
with buildings set back from the street and surrounded by open space
(“tower-in-the-park” developments) rising to heights of 18 and 21
stories.
Under the optional Quality Housing program, on wide streets outside the
Manhattan Core ( Community Districts 9 to 12), residential development
is permitted up to 7.2 FAR within a maximum contextual building
envelope consisting of a base height of 60 to 85 feet, after which a
R8 building on west side of Lexington
nd
Avenue south of 122 Street
minimum 10-foot setback is required and maximum height limit of 120
feet. The Quality Housing option for narrow streets (or midblocks) outside the Manhattan Core, permits
up to 6.02 residential FAR within a maximum contextual building envelope consisting of a base height of
60 to 80 feet, after which a minimum 15-foot setback is required and a maximum height limit of 105
feet. In R8 zoning districts, parking is required for 40 percent of the residential units, but may be waived
or reduced depending the number of spaces required.
R7-2
Most of the rezoning area lies within an R7-2 medium-density
residential zoning district. R7-2 districts allow a maximum
residential FAR of 3.44 and a maximum community facility FAR
of 6.5 with no street wall controls or height limits. R7-2
districts are height factor districts that permit a range of
building forms to occur, especially for larger lots. Buildings
constructed under height factor zoning could rise between 18
and 21 stories in R7-2 districts - significantly taller than existing
midblock development.
Building in the R7-2 district developed as Quality
The optional Quality Housing program also applies to R7
Housing building on the east side of Madison Avenue
districts allowing for a maximum residential FAR of 4.0 along
th
& 119 Street
wide streets (3.44 on narrow streets). The maximum
contextual building envelope for R7 Quality Housing buildings consists of a base height of 40 to 60 feet
(65 feet for wide streets), after which a minimum setback of 15 feet is required (10 feet for wide streets)

FINAL RECOMMENDATIONS
Community Board 11: East Harlem Land-Use and Rezoning Initiative

5

and maximum height limit of 75 feet (80 feet for wide streets). Parking is required for 50 percent of
residential units, but may be waived or reduced.
M1-2 and M1-4
In the northern portion of the rezoning area, an M1-2 light manufacturing zoning district is mapped
along the east side of Park Avenue, north of 126th Street and south of 131st Street. An M1-4 district is
mapped along the east side of Park Avenue between 120th and 123rd. M1 zoning districts limits retail,
commercial and light manufacturing uses to 2.0 FAR
and does not allow residential use. A restricted subset
of community facility uses are permitted in these
districts under a maximum FAR of 4.8 in an M1-2
district and a 6.5 in an M1-4 district. M1 districts do
not have height limits; building height and setback are
governed by sky exposure plane regulations.
In addition to Community Facility FAR limits, the other
significant difference between these two districts is
parking: M1-4 does not require on-site parking, while
M1-2 requires on-site parking.

Utility substation developed in M1-2 district at the
th
northeast corner of 129 Street and Park Avenue

C8-3
In the northern portion of the rezoning
area, a C8-3 commercial district is
mapped along the west side of Park
Avenue, north of 126th Street and south
of 131st Street. C8-3 districts are
designed for heavy commercial uses like
auto service, sales and repair. It limits
commercial development to 2.0 FAR
and does not allow residential use. A
restricted subset of community facility
uses are permitted up to 6.5 FAR. A C8Auto repair shop in the existing C8-3 district on the southwest corner of Park
th
3 district does not have height limits;
Avenue and 130 Street
building height and setback are
governed by sky exposure plane regulations.
C1-4 and C2-4 Commercial Overlays
Commercial overlays are found along Park, Madison and Lexington Avenues, as well as the 116th Street
commercial corridor. C1 and C2 districts are distinguished by slight differences in the range of permitted
uses. As local service districts, C2-4 districts allow a slightly wider range of commercial uses than allowed
in C1-4 districts, which primarily allow local retail uses. C1-4 and C2-4 allow commercial use up to 2.0
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FAR in R7 and R8 zoning districts; however, in mixed
residential/ commercial buildings, commercial use is
limited to the ground floor. C1-4 and C2-4 districts
generally require one parking space per 1,000 square
feet of commercial use, which can be waived if less
than 40 parking spaces are required.

The East Harlem Community’s Proposed Zoning
Recommendations
th

Commercial district at southwest corner of 116 Street and
The proposed recommendations (see Proposed
Lexington Avenue
Zoning map) would affect approximately 614 lots on 50
blocks. Most of the proposed zoning replaces the existing R7-2 with fine-tuned contextual zoning
districts (R6A, R7A, and R8A) to ensure that future residential development is predictable and consistent
with the traditional urban form of East Harlem. The proposed zoning maps commercial districts and a
mixed use MX special district along most of Park Avenue.

The community vision is of a future Park Avenue that is a mixed-use commercial corridor that has
activity 24/7 to help promote vibrant, active streets and opportunities for local business development.
The proposed zoning also expands commercial overlays onto sites on Lexington and Madison Avenues.
This vision of Park Avenue is supportive of the 125th Street rezoning which was implemented 5 years
ago. Finally, an enhanced designated inclusionary housing area is proposed over a large portion of the
rezoning area.
We now summarize the details of the community’s zoning recommendations for the study area.
R6A (From R7-2)
An R6A district would replace the R7-2 in much of the northwest quadrant of our study area along
Madison Avenue from 126th Street to 130th Street. R6A districts allow residential and community facility
uses up to 3.0 FAR. The maximum contextual building envelope consists of a base height of 40 to 60
feet, after which a minimum setback is required (10 feet for wide streets and 15 feet for narrow streets)
and maximum height limit of 70 feet. Parking is required for 50 percent of residential units, but may be
waived if five or fewer spaces are required. The proposed R6A district, with lower bulk, height and street
wall requirements would provide consistency between the existing built context of low-scale areas and
its underlying zoning, and help to preserve the fine grained character of this area.

FINAL RECOMMENDATIONS
Community Board 11: East Harlem Land-Use and Rezoning Initiative

7

th

Proposed R6A district: Madison Avenue at 127 Street looking south

R7A (From R7-2)
CB11 recommends that an R7A district be mapped on most of the midblocks between Lexington and
Park Avenues, the midblocks between 117th and 120th between Park and Madison Avenues, most of the
northeast quadrant of the study area, most of the block between 122nd and 124th along Madison
Avenue, and the portion south of 132nd between Park and Madison Avenues. R7A districts allow
residential and community facility uses up to 4.0 FAR.
The maximum contextual building envelope is similar
to the R7 Quality Housing form and would consist of
a base height of 40 to 65 feet, after which a
minimum setback is required (10 feet for wide
streets and 15 feet for narrow streets) and maximum
height limit of 80 feet. Parking is required for 50
percent of residential units, but may be waived
depending on the number of spaces required. The
midblocks proposed for R7A are characterized by
mid-rise multi-family buildings. The building form
encouraged by R7A regulations would result in
th
West side of Lexington at 129 Street in the proposed R7A
residential buildings that are consistent with the
district
scale, streetwall and density of the existing midblock
buildings.
Portions of the R7A are also included in the Designated Inclusionary Housing Area and have modified
FAR limits. In these areas residential development is limited to 4.6 FAR when using the Inclusionary
Housing bonus and 3.45 FAR when not using the Inclusionary Housing program.
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R8A (From R7-2)
R8A is mapped on the school and hospital sites
along Madison Avenue between 120th and 122nd
and the school site on Madison Avenue between
127th and 128th Streets. This district would replace
the existing R7-2 zoning. These R8A districts are
mapped in an Inclusionary Housing Area, which
allow a maximum residential FAR of 5.4, which is
bonusable up to 7.2 when employing the
Inclusionary Housing program. Community facility
uses are allowed up to 6.5 FAR. The required
building form would consist of a base height
Choir Academy of Harlem on the west side of Madison Avenue
th
th
between 127 and 128 Street in the proposed R8A district
between 60 to 85 feet, after which a minimum
setback of 10 feet is required and maximum height
limit of 120 feet. Parking is required for 50 percent of residential units, but may be waived or reduced
depending on zoning lot size.
Special Mixed Use District – MX TBD (From M1-2, M1-4, C8-3 and R7-2)
A mixed use special district is proposed for the area
currently zoned M1 and C8 along Park Avenue. Along
124th Street a small portion currently zoned as R7-2 is
also included in this district. This special district
would have to be established through a zoning text
amendment. Special Mixed Use Districts are mapped
in several locations throughout the city and allows
for new residential uses and non-residential uses to
be permitted as-of-right. Designated on zoning maps
as ‘MX’ with a numerical suffix, the special zoning
district contains an M1 manufacturing district that is
paired with an R3 to R9 residential district. The
proposed MX district would pair a M1-5
manufacturing district (allows commercial, light
manufacturing uses) with an R7-2 residential district
(allows community facility and residential uses) thereby
expanding opportunities for mixed-use development.

Existing six story commercial loft in the proposed
th
MX district at 130 Street and Park Avenue

The proposed MX district would allow retail, commercial and light manufacturing uses up to 5.0 FAR and
community facility uses up to 6.5 FAR. The applicable R7-2 residential density of 3.44 FAR is proposed in
order to retain the predominantly non-residential character of this part of the study area (3.44 is the
lowest of the permitted densities within the proposed district). Retail and commercial uses may be
placed above the ground floor. Some commercial uses, such as supermarkets, are limited to 10,000
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square feet of floor area per establishment. Residential development may be permitted up to 4.0 FAR
under the Quality Housing option, which is available on wide streets outside the Manhattan Core.
When the Department of City Planning develops the zoning text for this special district, the Community
Board recommends that the special district include restrictions on curb cuts along Park Avenue as well
as transparency requirements. Of course, while the market will determine whether new development
will occur, the MX district could provide increased flexibility to incentivize the development of new
businesses and the expansion of existing businesses.
C6-2 (From R7-2 and C8-3)
Three of the corners immediately adjacent to the 125th Street Special District along Park Avenue are
proposed to be rezoned from R7-2 and C8-3 to C6-2, which is a general central commercial district. On
the west side of Park Avenue this proposed district extends from 121st Street to 128th Street, outside the
125th Street Special District. On the east side of Park, it is found between 126th and 127th Streets. C6
districts permit a wide range of high-bulk commercial uses requiring a central location. Corporate
headquarters, large hotels, department stores and entertainment facilities in high-rise mixed buildings
are permitted in C6 districts, which are appropriates uses for this location.
C6-2 is an R8 equivalent district allowing
a commercial FAR of 6.0. As part of the
Inclusionary Housing area, maximum
residential FAR for this district is 7.2 for
developments that provide affordable
housing, and 5.4 for developments that
do not. There are no maximum building
heights in a C6-2 district and towers built
in this district are allowed to penetrate
the sky exposure plane.
Because of the difficulty of development
th
Vacant site on west side of Park Avenue south of 127 Street in
along Park Avenue adjacent to the viaduct,
the proposed C6-2 District
a height factor district is recommended
with no requirement for a street wall to
provide developers flexibility that may be necessary on these difficult sites.
C4-4L (from R7-2)
A C4-4L is proposed from 117th Street to 120th Street on both sides of Park Avenue. C4-4L is a newly
defined general commercial zoning district first put in place in Brooklyn in 2012. It is the only zoning
district in New York that was expressly designed for commercial streets that front elevated rail lines. The
designation represents a contextual, regional commercial district that allows residential development at
an R7A density, as well as mixed commercial/ residential, community facility/ residential, and
community facility/ commercial buildings. Commercial and community facility development is limited to
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a maximum FAR of 4.0, while residential
development is limited to 4.6 FAR when
using the Inclusionary Housing bonus and
3.45 FAR when not using the Inclusionary
Housing program.
This district requires a five foot setback
from the street and that five feet must be
treated as sidewalk, thereby effectively
enlarging the relatively dark and small
sidewalks along the viaduct. The maximum
contextual building envelope consists of a
Parking Lot in proposed C4-4L district west side of Park Avenue north of
th
base height of 30 to 65 feet, after which a
118 Street
minimum setback of 15 feet is required.
This 15 foot setback is in addition to the 5 foot setback at street level for a total of 20 feet setback from
the street. The total building height is limited to 100 feet. Certain corner lots and through lots,
depending on size and configuration, would also be subject to more generous lot coverage maximums
and waivers of the required rear yard equivalents.
Compared to the R7A, the C4-4L allows for a lower minimum base height, a larger setback and a higher
maximum building height. This should result in a building form that will allow for more light to reach the
street level and move the building further away from the noise and vibrations that are created by trains
as they pass.
This zoning recommendation requires further analysis, however, since the C4-4L may not be designed
perfectly for the Park Avenue viaduct. The characteristics of the heavy rail viaduct are different from the
elevated subway viaduct, probably most importantly the height of the railroad relative to curb elevation.
While the Community Board recognizes the advantages of the additional 5-foot setback and the lower
base height in order to accommodate the presence of an elevated rail line, it would like to encourage
confirmation that these heights and
setbacks are appropriate on Park
Avenue.
R7D (from R7-2)
An R7D designation is proposed for
much of Lexington Avenue south of
124th Street, 116th Street and Madison
Avenue south of 119th Street. Mapping
R7D in this area along with the
proposed C1-4 and C2-4 commercial
overlays will provide opportunities for
housing development, including

nd

Northeast corner of Lexington Avenue and 122 Street in the proposed R7D
district
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affordable housing. It would also strengthen Lexington Avenue and 116th Street as retail and service
corridors.
R7D allows medium-density apartment buildings, with a base FAR of up to 4.2 for all allowed uses. The
R7D district is subject to the Inclusionary Housing program, where developers could receive a 33% floor
area bonus, allowing a total of up to 5.6 FAR, if 20% of the floor area is developed as affordable housing.
New structures in R7D districts are required to line up with adjacent structures to maintain the
streetwall. Above a base height of 60 to 85 feet, the building must set back to a depth of 10 feet on a
wide street and 15 feet on a narrow street before rising to its maximum height of 100 feet. In addition,
because commercial overlays are mapped, active ground floor uses are required.
Developments in all proposed R7D districts within the Inclusionary Housing areas would have a
maximum FAR of 4.2, or 5.6 with the provision of affordable housing.
R8 (to remain)
R8 is currently mapped on four large lots on Lexington Avenue. Other than including these sites in the
Inclusionary Housing Area, which changes the base residential FAR to 5.4, bonusable up to 7.2 FAR
under the Inclusionary Housing program, no change is being recommended for these zoning districts
since buildings that conform to this zoning district are already built or are currently under construction.
This recommendation to keep the R8 districts is offered without enthusiasm, since CB11 was unable to
find a satisfactory zoning solution to these sites. Nevertheless, CB11 recognizes that these existing
buildings create an impediment to an active street on Lexington Avenue since they do not offer
consistent streetwalls and/or active ground floor uses. CB11 would welcome innovative zoning solutions
to facilitate the repair of the streetwall on Lexington Avenue.
R7-2 (to remain)
A small portion of the R7-2 is left on the block portion of Lexington Avenue to 127th Street and 128th
Street. This is a small part of the block which entirely contains PS 30, most of which is outside the study
area. Instead of splitting the zoning lot into two different districts, the predominant zoning (R7-2) of the
site was retained. Generally, CB11 is supportive of higher density zoning on school sites to support
redevelopment of these facilities with new development and new updated schools. CB11 has
recommended changing R7-2 to R8A on two other school sites in the study area. Nevertheless, since
only a small portion of this school was included in the study area no change is currently being
recommended. CB11 may be supportive of a change on the entire site in the future if it is consistent
with the goals of this rezoning.
C1-4 and C2-4 Commercial Overlays
Most existing C1-4 and C2-4 commercial overlays are kept in the proposed zoning, though they are
eliminated in the new commercial districts where they are no longer appropriate. C1-4 overlays are
added along Madison between 119th and 120th and along 127th and 128th. C2-4 overlays were added
along Lexington Avenue north of 126th Street. This north Lexington area was largely redeveloped under
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the Harlem-East Harlem Urban Renewal
Area Plan as height factor buildings without
ground floor commercial uses. CB11
recognizes that commercial activity at the
ground level is appropriate for Lexington
Avenue and is recommending the new
commercial overlays to facilitate the
addition of such uses where feasible.
C1 and C2 commercial overlays are mapped
on streets within residential districts that
th
serve the local retail needs of the
West side of Madison Avenue north of 127 Street in the proposed R6A
with a new C1-4 commercial overlay
surrounding residential neighborhood.
Typical retail uses include grocery stores,
restaurants and beauty parlors. C2 districts permit a slightly wider range of uses than C1 districts, such
as funeral homes and repair services. The proposed commercial overlays would be mapped within R6A,
R7A, R7D, R8A and R8 districts, which would allow ground floor retail use up to 1.0 FAR in mixed
residential/commercial buildings. Buildings without residential uses would also be allowed 2.0 FAR of
commercial uses. New developments would be subject to the density and bulk requirements of the
proposed underlying R6A, R7A, R7D, R8A and R8 districts.

Proposed Zoning Text Amendments
In addition to the above zoning map amendments, the proposal recommends the zoning text
amendments described below.
Inclusionary Housing Program
As part of CB11’s effort to provide new affordable housing opportunities in East Harlem, this
recommendation identifies areas that are appropriate for the Inclusionary Housing Zoning designation.
Such a designation can be applied to areas being rezoned to allow medium- and high-density residential
development, and to create incentives for the development and preservation of affordable housing.
The proposed zoning text amendment would make the Inclusionary Housing Program (IHP) zoning
regulations applicable in all, or portions of, the R7A, R7D, R8A, R8, C4-4L and C6-2 districts that have
been recommended (See Proposed Inclusionary Housing Areas map). The IHP provides a floor area
bonus in exchange for permanently affordable units. The additional floor area must be accommodated
within the bulk regulations of the underlying zoning districts. Affordable units could be financed through
city, state, and federal affordable housing subsidy programs.
CB11 recommends strengthening the existing IHP in East Harlem by making some changes to the current
regulations. Currently, the IHP is an optional program: developers who do not build affordable units do
not receive the floor area bonus. CB11 recommends that the IHP in East Harlem be mandatory for any
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new market development in the Inclusionary Housing Area. CB11 also recommends that the affordable
units be provided ONLY on-site. The current program provides options for off-site, on-site or a
combination of off-site and on-site to meet the affordable housing requirement.
This mandatory affordable housing requirement is essential in the East Harlem community where a
significant amount of affordable and rent regulated housing is threatened by market pressures,
deregulation and by likely displacement of lower income residents. CB11 welcomes new development as
evidenced by our comprehensive zoning recommendations but believes equally that new zoning and
future development must include housing for many diverse residents of varied needs and incomes.
Further, instead of the 20% affordable units that the IHP now provides, CB11 believes that for this area
the affordable housing requirement should be set to match HPD’s mixed income (50-30-20) program,
which requires housing that is 50% market rate, 30% mid-income and 20% low income. This would
increase the number of units available to a variety of incomes. it would also have the added benefit of
synchronizing different affordable housing programs to the same standard, allowing developers who use
the Inclusionary Housing program bonus to also qualify for low-cost financing from HPD, which would
make the development of affordable housing more feasible.
Parking & Transportation
In general, CB11 wishes to retain on-site parking requirements for residential development. But the
Board is interested in the innovative changes to parking requirements that have been recently adopted
in Downtown Brooklyn, including ways to facilitate more opportunities for additional public parking for
use by residents, employees and visitors and lower requirements for affordable units. If these recent
changes in Brooklyn are shown to have positive benefits, they could be adopted in East Harlem
especially near the 125th Street Metro North station, as part of the new rezoning proposals.
Further, CB11 is not averse to exploring changes in required parking as a way to help achieve other
goals, including waiving all or part of required parking in exchange for permanently affordable housing
units, or possibly allowing developers to replace some required on-site parking with additional
permanently affordable housing units. Community Board 11 also encourages a collaboration wth the
NYC Department of Transportation and the Metropolitan Transportation Authority to review
tranportation needs throughout the district.
Special Mixed Use District – MX
When the language of this special district is written, CB11 recommends that it includes a street wall
requirement along 124th Street and 131st Street that require a contextual building form (a base height
between 60 to 85 feet, after which a minimum 15 foot setback would be required) to ensure that new
development retains the existing strong street wall character on these streets. Development along Park
Avenue should have transparency requirements to prevent blank walls and limit curb cuts to encourage
safe pedestrian environment.
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Expand the transparency requirement in R7D districts from C2 overlays to C1 overlays
Currently, the transparency requirement in an R7D district is only required for C2 commercial overlays.
CB11 recommends that this requirement be expanded to C1 commercial overlays.
Related non-zoning actions: Remapping 127th Street
Considering the increase in density allowed by the
rezoning recommendation, CB11 also recommends the
remapping of 127th Street between Lexington Avenue
and Park Avenue. Most of the former roadbed is
currently part of private driveways. A 60 foot right of
way can be remapped without affecting any buildings
and can be aligned with 127th Street west of Park
Avenue. While remapping is not related to zoning, the
recommended zoning splits the superblock on Park
Avenue from 126th to 128th Street into two districts
along a new 127th Street in expectation that a new
127th Street will be mapped.
Multi-Agency Collaboration for the Future Development of Park Avenue and the Study Area
Multiple City and State agencies have jurisdiction and ownership of the roadbed under the Metro North
viaduct as well as jurisdiction and ownership of sites along Park Avenue and on other streets in the study
area. These agencies include the New York City Department of Transportation, the New York City
Economic Development Corporation, and the New York State Metropolitan Transportation Authority.
For these zoning recommendations to be implemented effectively, it is essential that these agencies
work together to improve current conditions in this area and to assure the positive growth of this key
East Harlem neighborhood.

Summary
The community’s initiative to plan for its own future development is shown in this report’s
recommendations to modernize and update the outmoded zoning of this part of East Harlem. These
proposals are the result of an extensive and inclusive engagement process in which many stakeholders
participated. The Board’s recommendations for fine-grained rezonings, for a new mixed used MX
district, and for mandatory on-site affordable housing are innovative and responsive to the long-term
needs of East Harlem. All look forward to the continuation of this process and the official adoption of
these carefully considered recommendations.
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Map 1: Existing Zoning

FINAL RECOMMENDATIONS
Community Board 11: East Harlem Land-Use and Rezoning Initiative

16

Map 2: Proposed Zoning
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Map 3: Proposed Inclusionary Housing Areas
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Appendix: Summary of Community Outreach Summary
The East Harlem rezoning study commissioned by CIVITAS, Inc. in partnership with
Community Board Eleven (CB11) began in May 2012 and encompasses the area between the
south side of 115th Street, the north side of 132nd Street, 100 feet west of Madison Avenue and
100 feet east of Lexington Avenue. During the period from June-December 2012, community
outreach efforts for the study were initiated by Community Board 11 and CIVITAS, with
guidance from the planning consultant team of Insight Associates and George M. Janes &
Associates. The goal of these efforts was to obtain a vision for the future development of the
community from a broad array of stakeholders.
In the 6-month period between June 2012 and November 2012 about 235 participants
attended 9 different community outreach events including public meetings, community
roundtable sessions and walking tours. Event details were sent out via email and regular mail to
CB11’s list-serve, which includes residents, civic, business, religious, housing and educational
organizations, representing a variety of interests. All meetings and study materials were also
publically available on CB11’s website.
Table 1: Community Meetings, June 2012 - November 2012
Date
1 June 11, 2012
2 June 25, 2012
3 July 9, 2012
4 August 14, 2012
5 September 24, 2012
6 October 10, 2012
7 October 22, 2012
8 November 2, 2012
9 November 13, 2012

Outreach Event
CB11 Zoning Task Force Meeting
Walking Tour of Study Area
Public Meeting #1
Roundtable #1
Roundtable #2
Roundtable #3
Public Meeting #2
Meet & Greet for CB11 Board Members
Roundtable #4 (with local developers)
Total

Attendees
27
~ 15
~ 50 to 55
20
25
1
78
16
2
234 to 239

In addition, the study and community priorities were discussed extensively at several public
CB11 meetings on September 10, November 19 and December 10.
At each event, the community had the opportunity to learn about the rezoning study as
well as to provide feedback about its needs and priorities for the area. The public and the
community were able to provide feedback in multiple forms including Q and A sessions,
breakout group discussions, and written questionnaires. During the second public meeting on
October 22, 2012, attendees were also given the opportunity to indicate their preferences for five
re-zoning scenarios drafted by the Consultant Planning Team.
A summary of some responses to those scenarios is provided below. Each zoning
scenario was based on the priorities and concerns expressed by the community during the many

FINAL RECOMMENDATIONS
Community Board 11: East Harlem Land-Use and Rezoning Initiative

19

outreach meetings and on their general vision for the future development of this neighborhood of
East Harlem. The full Draft Scenarios are available on the CB11 website.

COMMUNITY OUTREACH ROUNDTABLE MEETINGS
Throughout the summer and fall of 2012, CB11 and CIVITAS facilitated four roundtable
meetings in order to discuss the potential rezoning scenarios with community residents. A total
of 48 people participated in the four roundtable meetings and represented a variety of local
community based organizations, tenants associations, religious institutions and public officials.
(Attendance Sheets are available at the CB11 office)
During these meetings, participants were given a brief presentation about the rezoning
initiative and what has been learned from initial public outreach. Attendees were then asked to
brainstorm ideas. Several main themes arose out of the discussions that took place during these
meetings:
ECONOMIC DEVELOPMENT
Economic Development was one of the most widely discussed topics among roundtable
meeting participants. Many participants believed that East Harlem can benefit from being seen as
a destination for shopping and entertainment, and would support existing local businesses and
attract new business. Because of an existing lack of retail diversity, some believed that a
combination of small specialty retailers and nationally known large businesses along with more
dining and entertainment destinations would establish East Harlem as a shopping and
entertainment destination, serving to attract new shoppers and encourage local residents to do
more of their shopping locally.
Another prominent theme among roundtable participants was the need for increased
recreational and family entertainment facilities such as bowling alleys, movie theaters and multiage recreational facilities such as the YMCA.
The revitalization and modernization of La Marqueta was also discussed as a means of
creating a specialty foods destination and a location to cultivate small businesses and support
entrepreneurship. Similarly, attendees discussed business incubators such as community kitchens
and shared offices as a means of supporting small businesses and entrepreneurs.
Other economic development ideas discussed during the roundtable meetings included:
cultural tourism and bringing a hotel or conference center to East Harlem.
HOUSING DEVELOPMENT
The need to preserve and create more affordable housing was widely discussed and
advocated among attendees. Individuals acknowledged the difficulty of developing affordable
housing due to the lack of vacant city-owned property in East Harlem and suggested that
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generous incentives be put in place to ensure the development of new substantial affordable
housing beyond the 80-20 program.
Many people expressed concern over the potential negative impacts of development on
the local affordable housing stock and the potential for displacement due to increased
gentrification.
While there was a strong call for the preservation and development of affordable housing,
participants recognized that new residential development would need to include units for a mix
of incomes and housing types, and that this could be desirable for the community as well.
Also discussed was the need for more housing for low-income seniors with a strong
preference for local older residents. Another preference mentioned was for grants to communitybased organizations for the development of naturally occurring retirement communities
(NORCs) as well as for mixed-use supportive housing for seniors with ground floor retail and
community space.
PARK AVENUE CORRIDOR
Increased safety along Park Avenue was a strong theme during roundtable discussions.
Concerns were expressed over the current condition of Park Avenue, which has poor lighting, is
unattractive to pedestrians, noisy and encourages undesirable and unsafe activity. Participants
discussed the fact that increased lighting and improved public safety is necessary in order to
make Park Avenue suitable for pedestrians, commercial, retail and recreational activities.
Aside from increased safety, individuals expressed a need for passive recreation such as
trees, small plazas along Park Avenue with pedestrian-friendly amenities and improved urban
design. Other possible uses for the space under and along the Park Avenue viaduct included
incubating small business enterprises and providing a space to actively engage and entertain
local youth.
EDUCATION/WORKFORCE DEVELOPMENT
Roundtable participants expressed a need for increased workforce development and
lifetime learning opportunities, noting that an increase in educational and career training
institutions were necessary for training the local workforce in skills required for competing in the
changing job market. An increase in such programs and facilities would both improve
employment possibilities for local residents and meet the need of local businesses for skilled
labor.
Also discussed was the need for improving the quality of education for young children as
well as planning for increased school seats in order to accommodate population growth resulting
from future residential development.
OTHER THEMES
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Aside from the major themes discussed above, attendees also mentioned green
development and the idea of requiring green roofs and cleaner burning heating oil for new
developments as well as a need for more community gardens, greenhouses, rooftop farms and
rooftop gardens.
Another issue discussed was health and the need for additional healthcare facilities such
as urgent care services addressing non-emergency concerns, additional hospital emergency room
facilities and adult daycare facilities for seniors.. Some individuals representing local churches
addressed the need for additional municipal parking spots to accommodate congregants who
drive into the area for weekly services.

COMMUNITY OUTREACH: WRITTEN QUESTIONNAIRES COLLECTED AT FOUR MEETINGS
During the roundtables and the public meeting on July 9th, written questionnaires
prepared by Insight Associates were distributed to attendees in order to gather information on
their ideas and priorities for the future development of the study area and to provide a snapshot
of their demographic characteristics. In total, 69 exit questionnaires were completed during the 4
community meetings. This section provides a summary of the findings of those questionnaire
responses.
DEMOGRAPHIC SNAPSHOT
Twenty-two percent of questionnaire respondents reported that their annual household
incomes were below $35,000 a year. Comparing this demographic item to the community board
and the borough of Manhattan, we find the following information in regard to income.
According to 2010 Census data as compiled by New York University’s Furman Center
for Real Estate and Urban Policy and the New York City Department of City Planning, almost
60% of households in CB11 have incomes below $35, 000. About 30% of households in the
entire borough of Manhattan make less than $35,000 annually.
In answer to the question about racial identification, 58% of questionnaire respondents
self-identified as African-American, about 7% as White, and 3% as Asian. About 22% of the
respondents self-identified as Hispanic or Latino.
Of the 69 questionnaire respondents, most were female. Specifically, 59% were female
and 33% were male. As far as age distribution, most respondents were in the 40-49 age group
range (28%). At the Community Board level, less than 35% of residents are over the age of 45,
but 80% of questionnaire respondents were over the age of 40.
It is important to note that while the data gathered from respondents through the
questionnaires at the meetings listed above shines a light on the demographic profile of the 69
respondents, it is a small sample size and likely does not accurately reflect the demographics of
all residents within the study area.
Of the 69 respondents: 29 (42%) live in CB11; 17 (25%) work in CB11; and 20 (29%)
both live and work in CB11. 48% of those who listed their home addresses live within the study
area, and 28% of those who listed their work addresses work within the study area.
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61 respondents answered the question ‘What form of transportation do you use to get to
work?’ Respondents use more than one form of transportation, 49% use the subway 38% use the
bus, 33% use an automobile, 3% use Metro North, 48% walk, and 5% checked “other”.
SUMMARY OF ADDITIONAL QUESTIONNAIRE FINDINGS
Respondents were asked to list the greatest need and concern regarding uses and
activities, safety and physical conditions for Park Avenue, Lexington Avenue and Madison
Avenue.


Park Avenue
The top three needs or concerns for uses and activities on Park Avenue were:
community facilities (youth outreach/tutoring, programs for teens, etc.) (13), affordable
housing (8), and small business development to include local business development
(business industries, stores, restaurants, retail) and local hiring. (22).
The top three safety issues for Park Avenue were: lighting (38), more police presence (to
reduce drug, gang, prostitution and homeless activities) (12), and more activities under
tracks (5).
The top three responses for the physical conditions of Park Avenue were:
beautification/cleaning (22), relocating the sanitation station (4), less parking lots (3).



Lexington Avenue
The top three responses for uses and activities on Lexington Avenue were:
shops/commercial/retail (19), restaurants (9), and entertainment (7).
The top three responses for safety issues on Lexington were: lighting (17), more police
activity (8), and gang activity (7).
The top three responses for the physical conditions of Lexington were: beautification
(22), road repairs (8), and garbage/recycling bins (8).



Madison Avenue
The top three responses for uses and activities on Madison Avenue were: affordable
housing (15), small businesses and commercial retail development (14), recreation
centers/opportunities for youth (6), and mixed-use zoning (4).
The top three responses for safety issues on Madison were: lighting (10), more police
activity/security (8), gang activity (7), and traffic control (4).
The top three responses for Madison’s physical conditions were: beautification (11),
road repair (7), garbage/recycling bins (3).

Respondents were also asked to rank from 1-9 the importance of the following amenities
or services (1 being the most important and 9 being the least important): retail, restaurants/cafes,
green/public space, community facilities, recreational facilities, affordable housing, market
housing, commercial/manufacturing activity, and improved safety. 61% (42) of respondents
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ranked their priorities. (Some left this question blank or listed check marks for the items rather
than numbers. Some respondents also listed the same numbers multiple times rather than ranking
the items.) The average ranking of the scores are as follows:
1. Retail Stores (4.5)
2. Restaurants (4.0)
3. Green & Public Spaces (3.8)
4. Community Facilities (4.8)
5. Recreation Facilities (4.1)
6. Affordable Housing (2.9)
7. Market Housing (6.7)
8. Commercial & Manufacturing Activity (6.5)
9. Improved Safety (3.4)
Respondents were also asked to share what restaurants they frequent as well as where
they shop for everyday necessities like food, toiletries, household goods and clothing. These
were open-ended questions and respondents were able to provide as many answers as they would
like. Some respondents indicated the names of the business establishment while others
mentioned a particular street or local area. Respondents shopped out of the area as far as Queens,
the Bronx and Westchester. Respondents indicated a need for increased local retail that sells
everyday necessities at affordable prices. Respondents also highlighted a number of local and
non-local restaurant preferences that may provide insight into the types of future restaurants that
would be welcomed by the community.
Although the information obtained from the exit questionnaires was from a relatively
small sample size, it provides a number of important findings about current concerns and future
priorities for the area.
DRAFT ZONING SCENARIOS
During the months of community meetings, the consultants developed a set of draft rezoning
scenarios which reflected the visions and priorities expressed by community stakeholders. These
scenarios were first presented at the October 22nd public meeting. Each zoning scenario was
based on priorities and concerns expressed by the community during the many outreach meetings
and on their general vision for the future development of this neighborhood of East Harlem.
The full Draft Scenarios are available on the CB11 website and will be the focus of
recommendations to be put forward by the community and by CB11 in January - February 2013.
This is a brief summary of the draft rezoning scenarios:


Zoning modernization
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Down-Zoning

•

Promote Economic Development

•

Promote new Housing

•

Hybrid

At the October 22nd Public Meeting, the attendees indicated their preferences among the
scenarios by placing dots on maps of each of the five potential options.
Here are the results of that exercise:
•
•
•
•
•
•

Zoning Modernization Scenario = 7
Down-zoning Scenario = 14
Economic Development Scenario =30
Housing Scenario =24
Hybrid Scenario "Mix and Match" = 35
Total Dots = 110

The scenarios were the focus of community and Board member discussion at committee
meetings in November and December, 2012. A final set of recommendations were adopted by
CB11 in early 2013.
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