
CITY PLANNING COMMISSION    

February 1, 2017/Calendar No. 12                                                      N 170052 ZRM 
____________________________________________________________________________ 
 
IN THE MATTER OF an application submitted by the NYC Department of Housing 
Preservation and Development and Lemor Realty, LLC, pursuant to Section 201 of the New 
York City Charter, for an amendment of the Zoning Resolution of the City of New York, 
modifying Appendix F for the purpose of establishing a Mandatory Inclusionary Housing area, 
Borough of Manhattan, Community District 10. 
 
 
This application for a proposed amendment to the Zoning Map was filed by the New York City 

Department of Housing Preservation and Development (HPD) and Lemor Realty, LLC on 

August 5, 2016. The proposed zoning map amendment, along with its related actions, would be 

used to facilitate a new mixed-use affordable housing development in the Central Harlem 

neighborhood of Manhattan, Community District 10. 

 

 

RELATED ACTIONS 

In addition to the proposed amendment to the Zoning Resolution (N 170052 ZRM), which is the 

subject of this report, implementation of the proposed development also requires action by the 

City Planning Commission on the following applications, which are being considered 

concurrently with this application: 

 

C 170050 ZMM Zoning Map Amendment to modify the depth of an existing R7-2/C2-4 

district and to change an existing R7-2 district to an R8A district; and 

 

C 170051 HAM Designation of property as an Urban Development Action Area and Urban 

Development Action Area Project (UDAAP); and, pursuant to Section 

197-c of the New York City Charter, disposition of such property to a 

developer selected by HPD. 

 

 

 

 

BACKGROUND 

Disclaimer
City Planning Commission (CPC) Reports are the official records of actions taken by the CPC. The reports reflect the determinations of the Commission with respect to land use applications, including those subject to the Uniform Land Use Review Procedure (ULURP), and others such as zoning text amendments and 197-a community-based  plans. It is important to note, however, that the reports do not necessarily reflect a final determination.  Certain applications are subject to mandatory review by the City Council and others to City Council "call-up."
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A full background discussion and description of this application appears in the report for the 

related UDAAP action (C 170051 HAM). 

 

ENVIRONMENTAL REVIEW 

 

This application (N 170052 ZRM), in conjunction with the applications for the related actions  

(C170050 ZMM and C 170051 HAM), was reviewed pursuant to the New York State 

Environmental Quality Review Act (SEQRA) and the SEQRA regulations set forth in Volume 6 

of the New York Code of Rules and Regulations, Section 617.00 et seq. and the New York City 

Environmental Quality Review  (CEQR) Rules of Procedure of 1991 and Executive Order No. 

91 of 1977. The lead agency is the Department of Housing Preservation and Development. The 

designated CEQR number is 16HPD078M. 

 

After a study of the potential environmental impacts of the proposed actions, a Negative 

Declaration was issued on August 11, 2016. A Revised Negative Declaration, which made 

minor text revisions, was issued on September 2, 2016. 

 

Further environmental review information for this application appears in the report for the related 

UDAAP action (C 170051 HAM). 

 

PUBLIC REVIEW 

This application (N 170052 ZRM) was referred for information and review in accordance with 

the procedures for non-ULURP matters on September 6, 2016, in conjunction with the related 

actions (C 170050 ZMM, and C 170051 HAM), which were certified as complete by the 

Department of City Planning, and duly referred to Community Board 10 and the Manhattan 
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Borough President, in accordance with Title 62 of the Rules of the City of New York, Section 2-

02(b).    

 

Community Board Public Hearing 

Community Board 10 held a public hearing on this application (N 170052 ZRM) on  November 

2, 2016 and on that date, by a vote of 24 in favor, 3 in opposition, and 1 abstention, adopted a 

resolution recommending approval of the application with conditions.    

 

A summary of the Community Board’s recommendation appears in the report for the related 

UDAAP action (C 170051 HAM). 

 

Borough President Recommendation 

This application (N 170052 ZRM)  was considered by the Manhattan Borough President, who 

issued a recommendation to disapprove the application unless certain conditions are met on 

December 21, 2016.  

 

A summary of the Borough President’s recommendations appears in the report for the related 

UDAAP action (C 170051 HAM). 

 

City Planning Commission Public Hearing 

On December 12, 2016 (Calendar No. 8), the City Planning Commission scheduled January 4, 

2017, for a public hearing on this application (N 170052 ZRM) and related actions.  The hearing 

was duly held on January 4, 2017 (Calendar No. 16), in conjunction with the applications for the 

related actions.   

 

There were  eight speakers in favor of the application and four in opposition, as described in 

the report on the related application for the UDAAP and project approval and disposition of 

City-owned property (C 170051 HAM), and the hearing was closed. 
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CONSIDERATION 

The Commission believes that the proposed amendment to the Zoning Resolution, in conjunction 

with the related actions, is appropriate.  A full consideration and analysis of the issues and the 

reasons for approving this application appear in the related report (C 170051 HAM). 

 

RESOLUTION 

RESOLVED, that the City Planning Commission finds that the action described herein will have 

no significant impact on the environment, and be it further 

 

RESOLVED, by the City Planning Commission, pursuant to Section 200 of the New York City 

Charter, that based on the environmental determination, and the consideration described in this 

report, the Zoning Resolution of the City of New York, effective as of December 15, 1961, and 

as subsequently modified, is further amended as follows: 

 
 
 
Matter in underline is new, to be added; 
Matter in strikeout is to be deleted; 
Matter within # # is defined in Section 12-10; 
*     *     * indicates where unchanged text appears in the Zoning Resolution 
 
 
 

*     *     * 
 
 
APPENDIX F  
 
Inclusionary Housing Designated Areas and Mandatory Inclusionary Housing Areas 
 

 

*     *     * 

 

MANHATTAN 
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* * * 
 

Manhattan Community Districts 9, 10 and 11 

 
 

* * * 

 

In th R8A District within the areas shown on the following Map 3: 

 
Map 3. (date of adoption) 
 

 

[PROPOSED MAP] 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 Mandatory Inclusionary Housing area    see Section 23-154(d)(3) 

Area 1  (date of adoption) ─ MIH Program Option 2 
 
 

Portion of Community District 10, Manhattan 
 

*     *     * 
 

 
 

The above resolution (N 170052 ZRM), duly adopted by the City Planning Commission on 

February 1, 2016 (Calendar No. 12) is filed with the Office of the Speaker, City Council, and the 
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Borough President in accordance with the requirements of Section 197-d of the New York City 

Charter. 

 

CARL WEISBROD, Chairman 
KENNETH J. KNUCKLES, ESQ., Vice Chairman 
IRWIN G. CANTOR, P.E., ALFRED C. CERULLO, III, CHERYL COHEN EFFRON, 
MICHELLE R. DE LA UZ, JOSEPH DOUEK, RICHARD W. EADDY, 
HOPE KNIGHT, ANNA HAYES LEVIN, ORLANDO MARIN, Commissioners 
 



CITY OF NEW YORK 
MANHATTAN COMMUNITY BOARD 10 

215 West 125th Street, 4th Floor—New York, NY 10027 
T: 212-749-3105   F: 212-662-4215 

 
 

 

 

 

 
BRIAN A. BENJAMIN 

Chairperson 
 

ANDREW LASSALLE 
District Manager 

 

 

November 2, 2016 

 

Uniform Land Use Review Procedure (ULURP) 

Request for CB10 Advisory Support  
 

 

Project Name: The Robeson 

Application #: C 170050 ZMM and C 170051 HAM 

CEQR #: 16HPD078M 

 

Action(s) Requested 

Pursuant to Section 197-c and 201 of the New York City Charter for an amendments of 

the Zoning Map, Section No. 6a 

1) eliminating from within an R7-2 District a C2-4 District bounded by a line 100 feet 

westerly of Lenox Avenue – Malcolm X Boulevard, West 131st Street, Lenox Avenue 

– Malcolm X Boulevard, and West 130th Street, and 

 

2) Changing from an R7-2 District to an R8A District property bounded by a line 90 feet 

westerly of Lenox Avenue – Malcolm X Boulevard, West 131st Street, Lenox Avenue 

– Malcolm X Boulevard, and West 130th Street  

 

3) Compliance with Mandatory Inclusionary Housing Text Amendment 

 

Committee: 10 yes; 0 no; 0 abstentions 

Full Board: 24 yes; 3 no; 1 abstention 

 

WHEREAS, Lemor Development Group (“Lemor”) is requesting an advisory letter of support 

from Manhattan Community Board 10 (“CB10”) to facilitate the rezoning (as set forth above) of 

property located at 407-415 Lenox Avenue/Malcolm X Boulevard to facilitate Lemor’s proposed 

construction of a mixed-use 100% affordable housing rental development to be known as The 

Robeson; and 

 

WHEREAS, Lemor and HPD initially appeared at a public hearing of CB10’s Land Use 

Committee on September 15, 2016 and presented a plan for The Robeson as a 10-story (110 feet) 

building comprised of 79 units (16 Studios, 25 One-Bedrooms, 32 Two-Bedrooms, 6 Three-

Bedrooms), 7,500 sf of commercial space, and 2,500 sf of community facility space for the New 

Hope Spring Grove Downtown Baptist Church of Christ and Street Corner Resources; and  

 



 

WHEREAS, Lemor and CB10 subsequently received feedback from the community, including 

concerns regarding non-contextual construction, potential shadows due to the proposed 10-story 

height of building, relocation of the New Hope Spring Grove Downtown Baptist Church’s 

existing entrance from Lenox Avenue to 131st street, and the community’s concern regarding 

additional commercial and/or retail entrances on 131st Street; and  

 

WHEREAS, Lemor subsequently engaged in discussions with community leaders and residents 

and CB10, and, as a result thereof, determined to revise its plans for the Robeson as outlined 

below; and 

 

WHEREAS, Lemor and HPD thereafter appeared at a public hearing of CB10’s Land Use 

Committee on October 20, 2016, which was attended by, among others, representatives of the 

130th Street and 131st Street Block Associations, and presented the following information and 

made the following representations and commitments regarding the proposed development: 

 

1. The existing site conditions include an area comprised of two privately-owned 

lots and three city-owned lots with an existing R7-2 with C2-4 commercial overlay. 

 

2. The requested rezoning of the proposed area as a R8-A with C2-4 commercial 

overlay, and the Mandatory Inclusionary Housing (“MIH”) Overlay is required to develop the 

Robeson as planned. 

 

3. The Robeson will function as a100% affordable housing rental development 

consisting of (a) 20 units with rents affordable to households earning < 60% of AMI; (b) 18 units 

with rents affordable to households earning 80% of AMI; and (c) 40 units with rents affordable 

to households earning 130% of AMI., including approximately 22 “MIH” permanently 

affordable units (20 units with rents affordable to households earning < 60% of AMI; 2 units 

with rents affordable to households earning 80% of AMI). 

 

4. The Robeson’s planned height will be reduced from 10 to either nine (9) or eight 

(8) floors, conditioned on certain representations made by representative of the 130th Street and 

131st Street Block Associations as described below. 

 

5. The aforesaid reduction of the Robeson’s height will result in a significant 

reduction in potential revenue for Lemor due to the subsequent loss of units. 

 

6. The new entrance of the New Hope Spring Grove Downtown Baptist Church to 

be incorporated into the Robeson will be on Lenox Avenue/Malcolm X Boulevard. 

 

7. Any commercial or business tenants located on 131st Street will be limited to 

professional/non-retail tenants. 

 

8. The Robeson will include 2,500 square feet of space to be occupied by the 

community organization “Street Corner Resources,” a not-for-profit community organization 

dedicated to creating a more peaceful community by providing teenagers and young adults 



 

greater access to real employment, education, training and other resources to assist them as they 

strive for success.  

 

WHEREAS, representatives of the 130th Street and 131st Street Block Associations represented 

and agreed that they have the ability to, and would, advocate for and secure additional revenue 

for Lemor from city agencies, elected officials, and/or additional sources to offset Lemor’s 

projected loss of revenue resulting from the reduction in the number of the Robeson’s units due 

the proposed reduction in height. 

 

THEREFORE, BE IT RESOLVED, that based on and conditioned on the foregoing expressed 

representations and commitments made by Lemor and representatives of the 130th Street and 

131st Street Block Associations at Public Hearings of the CB10 Land Use Committee, on 

November 2, 2016, the Manhattan Community Board 10 supports the proposed rezoning to 

facilitate the construction of a mixed-use 100% Affordable Housing rental development 407-415 

Lenox Avenue/Malcolm X Boulevard.  On Wednesday, November 2, 2016 Manhattan 

Community Board 10 voted in favor of the aforementioned resolution with a vote of 24 in favor, 

3 opposed and 1 abstention. 
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