
CITY PLANNING COMMISSION 
 
September 15, 2010/Calendar No. 13 C 100277 ZMM 
 
 
IN THE MATTER OF an application submitted by Broadway Housing Development Fund 
Company pursuant to Sections 197-c and 201 of the New York City Charter for an amendment 
of the Zoning Map, Section No. 3b: 
 
1. changing from an R7-2 District to an R8A District property bounded by a line 100 feet 

southwesterly of West 155th Street, a line perpendicular to the southwesterly street line of 
West 155th Street distant 205 feet southeasterly (as measured along the street line) from the 
point of intersection of the southeasterly street line of St. Nicholas Avenue and the 
southwesterly street line of West 155th Street, a line 150 feet southwesterly of West 155th 
Street and St. Nicholas Avenue; and  

 
2.   changing from a C8-3 District to an R8A District property bounded by West 155th Street, a 

line perpendicular to the southwesterly street line of West 155th Street distant 205 feet 
southeasterly (as measured along the street line) from the point of intersection of the 
southeasterly street line of St. Nicholas Avenue and the southwesterly street line of West 
155th Street, a line 100 feet southwesterly of West 155th Street, and St. Nicholas Avenue; 

 
Borough of Manhattan, Community District 9, as shown on a diagram (for illustrative purposes 
only) dated June 7, 2010, and subject to the conditions of CEQR Declaration E-256. 
______________________________________________________________________________ 

The application for an amendment to the Zoning Map was filed by the Broadway Housing 

Development Fund Company on April 2, 2010 to amend the zoning map to change C8-3 and  

R7-2 districts to an R8A District on part of Block 2069 in Manhattan Community District 9. The 

requested action, in conjunction with the related actions, would facilitate the development of a 

13-story mixed-use building with affordable housing, community facility and children museum 

space.  

 
RELATED ACTIONS 

In addition to the requested zoning map amendment, 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: 

 

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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C 100274 PPM:   An application by the Department of Citywide Administrative Services to 
dispose of a surface easement located on Block 2069, part of Lot 26 in 
Manhattan.  

 
C 100275 PQM:   An application by the Department of Citywide Administrative Services and 

Department of Environmental Protection to acquire a surface easement 
located on Block 2069, part of Lot 21, in Manhattan.  

 

BACKGROUND 

 
The Broadway Housing Development Fund Company (herein referred to as Broadway Housing 

Services - BHS) seeks the approval of a zoning map amendment and related easement 

acquisition/disposition actions to facilitate the development of a 13-story mixed-use building 

containing affordable housing, a children’s museum (i.e., Faith Ringgold Children’s Museum), a 

day care center and an early childhood center for approximately 100 children. The project area is 

located in Sugar Hill, Manhattan Community District 9.    

 

The area to be rezoned (Block 2069, Lots 21, 28, and parts of Lots 14 and 26) is generally 

bounded by West 155th Street, St. Nicholas Avenue, St. Nicholas Place, and a point 150 feet 

south of West 155th Street.  Lot 21 is owned by the applicant and is developed with a two-story 

public parking garage containing approximately 300 spaces.  Lot 28 is a small, City-owned 

triangularly-shaped parcel located at the corner of St. Nicholas Avenue, approximately 12 square 

feet in area, and currently unimproved.  Lot 14 is a 5,678 square-foot privately-owned lot that is 

improved with a six-story residential building containing approximately 24 units; only about 538 

square feet of the northern portion of Lot 14 is located within the proposed rezoning area.  Lot 26 

is a 20,500- square foot City-owned lot which is currently used by the Department of 

Environmental Protection (DEP) as a leak detection facility.   

  

The development site (Block 2069, Lot 21) is an approximately 21,685 square foot parcel with 

frontage on West 155th Street.  The proposed rezoning would facilitate a proposal by the 

applicant to demolish the existing garage to allow for the construction of a 13-story mixed-

income residential and community facility building with the following elements: 124 affordable 

housing units, an early childhood day care center, a children’s museum named after Faith 
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Ringgold, a well-renowned local artist, not-for-profit office space and accessory parking 

providing approximately 114 parking spaces (using 37 stackers).  It is anticipated that the 

affordable housing units would serve approximately 51 single adults and 73 families. Eighty 

percent of the Project’s units will be made available to individuals and families with incomes of 

60% of AMI or less, and the remaining units would be available to residents making up to 80% 

of the AMI.    

 

To facilitate the proposed construction, the southern 4,321 square feet of Lot 21 (a rectangular 

area that is approximately 28 feet deep) would  be conveyed by easement to the City for use by 

DEP and a portion of the DEP property (Block 2069, Lot 26) would be conveyed to the 

applicant.  Lot 26 is a flag-shaped lot located to the south and west of the proposed development 

site. It also has a portion of the Old Croton Aqueduct, which runs below-grade from neighboring 

Highbridge Park, through Lot 26 and proceeds south towards Amsterdam Avenue. The aqueduct 

is not active.  

 

Lot 26 is improved with a two-story building and used by DEP as a leak detection facility, with 

field offices and equipment storage space.  The northern portion of Lot 26 is contiguous to the 

applicant’s property, with approximately 119 feet of frontage on St. Nicholas Avenue. Since the 

width of Lot 26’s northern portion measures 27 feet at its narrowest point and 52 feet at its 

widest point, it is used by DEP for vehicle storage and parking (and sometimes for staging in the 

event of emergencies). The parking area can only be accessed from the existing DEP building. 

The applicant is proposing to acquire approximately 4,597 square feet of this parking area as a 

surface easement which would provide approximately 119 feet of frontage on St. Nicolas 

Avenue. 

 

In exchange, the applicant would allow the City to acquire a surface easement of approximately 

4,321 square feet on the southern portion of the proposed development site which is contiguous 

to the rear of the DEP facility. The area of the easement would be used for vehicular parking and 

storage and for emergency staging, and would allow DEP to access the parking area directly 

from the street.   
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The surrounding area is predominantly residential in character, typified by 3-4 story brownstones 

and 5-6 story multi-family buildings.  Additionally, 20-22 story height factor residential 

buildings, managed by NYCHA are found along portions of Amsterdam Avenue, one block west 

of the proposed rezoning area. The area has many architecturally significant properties; several 

such properties are located within the State and National Register-listed Sugar Hill Historic 

District. Block 2069, Lot 14, which partially falls within the proposed rezoning area, also falls 

within the LPC-designated Hamilton Heights/Sugar Hill Historic District. 

 

The area also has several community facility uses. Highbridge Park is located on the north side 

of West 155th Street directly opposite the proposed rezoning area and development site. 

Commercial/local retail activity is located on portions of West 155th Street, Broadway and 

Amsterdam Avenue.  West 155th Street serves as a major east-west vehicle corridor that provides 

direct access to the Bronx via the West 155th Street viaduct and bridge. The project area is well 

served by mass transit; subway service is provided by the IND A line at West 155th Street and St. 

Nicholas Avenue and by several bus lines that run on all major avenues.   

 

The proposed rezoning area is mostly within a C8-3 zoning district and partially within an R7-2 

zoning district.  The C8-3 zoning district covers the northern portion of the block to a depth of 

100 feet. C8-3 districts allow auto-related uses such as gas stations, parking garages and auto 

service uses.  They are mapped mainly along major traffic arteries and also allow commercial 

and retail uses. Commercial uses are allowed up to 2.0 FAR and community facility uses are 

permitted up to 6.5 FAR. Residential uses are not allowed.   

 

The remainder of the block and all of the immediately surrounding blocks are located within an 

R7-2 zoning district. R7-2 districts are medium-density residential districts that allow residential 

development up to 3.44 FAR. On wide streets outside the Manhattan Core, R7-2 districts allow 

residential development up to 4.0 FAR under the Quality Housing option. Community facility 

uses are allowed up to 6.5 FAR. R7-2 districts typically produce buildings ranging from 12-14 

stories that are set back from street.   
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With respect to the individual lots (or portions thereof) that comprise the proposed rezoning area, 

the development site (Lot 21) and City-owned Lot 26 are located partially within the C8-3 

zoning district and partially within the R7-2 zoning district, Lot 28 is located entirely within the 

C8-3 zoning district and Lot 14 is located entirely within the R7-2 zoning district. 

 

In 2008, the Department initiated a rezoning study of West Harlem.  The study area comprises 90 

blocks generally bounded by West 126th Street, West 155th Street, Riverside Drive and 

Bradhurst, Edgecombe and St. Nicholas avenues, and includes the proposed rezoning area and 

project site. The Department’s rezoning study complements the Borough President’s recent West 

Harlem planning efforts and Community Board 9’s 197-a Plan. The proposed zoning framework 

would seek to protect areas with a strong, low-density brownstone character, while identifying 

opportunities for new commercial and residential development. At present, the Department is 

working with Community Board 9 and the Borough President to create and formalize mutually 

accepted zoning plan. The applicant’s requested rezoning action is consistent with the study’s 

key goal of expanding affordable housing opportunity, with contextual zoning controls, in West 

Harlem.  

 

Proposed Zoning Map Amendment – C 100277 ZMM 

The proposed rezoning, from C8-3 to R8A would allow mixed-use development including 

residential use on the proposed project site. R8A districts allow residential development up to 

6.02 FAR and community facility uses up to 6.5 FAR, as currently allowed in the existing C8-3 

district. The street wall could rise 60-85 feet before setback, with a maximum building height of 

120 feet. Along St. Nicholas Place, the existing C8-3 district would remain. The proposed 

rezoning would enable the proposed project to achieve its overall development objective by 

allowing mixed-use development, including medium-density residential use and facilitate the 

development of a children’s museum on-site.   

 

Under R8A zoning regulations, the project would have to meet the requirements of the city's 

Quality Housing Program.  The program regulations, which govern bulk and density, allowable 

lot coverage and required street wall height, promote development that would be consistent with 

the existing neighborhood context.   
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Easement Disposition/Acquisition – C 100274 PPM, C 100275 PQM 

In order to facilitate access to the proposed development site and support DEP’s operations, the 

City seeks disposition and acquisition approvals for two proposed easements.  The Department 

of Citywide Administrative Services (DCAS) and the Department of Environmental Protection 

(DEP) are co-applicants for the proposed easement acquisition action.  DCAS is the applicant for 

the proposed easement disposition action.   

 

The proposed easements would be surface easements and would exclude the below-grade 

volumes that encompass the Old Croton Aqueduct, which runs beneath Lot 26.  Other than as 

described below, permanent above-grade construction would not be permitted on either easement 

area.   

 

The proposed development site’s West 155th Street frontage is quite steep, with a difference in 

elevation of approximately 17 feet between the eastern and western edges of the site, thus 

making access to the site difficult.  Access from West 155th Street would be challenging for the 

museum and day care uses, which require drop-offs and pick-ups at the curb.  Accordingly, to 

facilitate access to the proposed building, the City seeks disposition approval for an easement 

over the northern portion of Block 2069, p/o Lot 26 (C 100274 PPM). The New York City Water  

Board has approved the grant of the aforementioned easement by a resolution dated December 

18, 2009, as required by the Agreement of Lease, dated as of July 1, 1985, as amended, between 

the City and the Water Board for the City’s water and wastewater systems.   

 

The easement would be developed into a landscaped, public-accessible entry plaza for the 

proposed building, with entrances for the museum, day care and residential components. 

 

Additionally, the City would acquire an easement comprising Block 2069, p/o Lot 21 (C 100275 

PQM) for use by DEP for vehicular parking and storage and for emergency staging. In order to 

facilitate DEP’s use of the proposed easement, BHS would pave the proposed easement and 

construct a curb cut leading from it to the street.   
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In order to facilitate the City’s use of the easement to be acquired on Block 2069, p/o Lot 21, as 

accessory DEP vehicle parking area within the proposed R8A district, in this instance the City is 

exercising its option not to be subject to its own zoning requirements when performing a 

government function. 

 

ENVIRONMENTAL REVIEW 
 
This application (C 100277 ZMM), in conjunction with the applications for the related actions  

(C 100274 PPM and C 100275 PQM), were 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 designated CEQR number is 10DCP031M. The lead is the City Planning 

Commission (CPC). 

 

It was determined that the proposed actions may have a significant effect on the environment.  A 

Positive Declaration was issued on April 6, 2010, and distributed, published and filed. Together 

with the Positive Declaration, a Draft Scope of Work for the Draft Environmental Impact 

Statement (DEIS) was issued on April 6, 2010. A public scoping meeting was held on the DEIS 

on May 11, 2010.  A Final Scope of Work, reflecting the comments made during the scoping, 

was issued on June 4, 2010. 

 

The applicant prepared a DEIS and a Notice of Completion for the DEIS was issued on June 4, 

2010.  On July 28, 2010, a public hearing was held on the DEIS pursuant to SEQRA and other 

relevant statutes.  A Final Environmental Impact Statement (FEIS) was completed and a Notice 

of Completion for the FEIS was issued on September 3, 2010. The FEIS identified significant 

adverse impacts and proposed mitigation measures that are summarized in the Executive 

Summary of the FEIS attached as Exhibit A hereto. 

  

UNIFORM LAND USE REVIEW 

This application (C 100277 ZMM), in conjunction with the applications for the related actions  



 
8 C 100277 ZMM 

 

(C 100274 PPM and C 100275 PQM) was certified as complete by the Department of City 

Planning on June 7, 2010, and was duly referred to Community Board 9 and the Borough 

President, in accordance with Title 62 of the Rules of the City of New York, Section 20-02(b). 

 

Community Board Public Hearing 

Community Board 9 held a public hearing on this application on June 22, 2010, and on that date, 

by a vote of 43 in favor, 0 against, and 0 abstentions, adopted a recommendation approving the 

application. 

 
Borough President Recommendation 

This application was considered by the Manhattan Borough President, who issued a 

recommendation approving the application on June 30, 2010.  

City Planning Commission Public Hearing 

On July 14, 2010 (Calendar No. 24), the City Planning Commission scheduled July 28, 2010 for 

a public hearing on this application (C 100277 ZMM). The hearing was duly held on July 28, 

2010 (Calendar No. 42), in conjunction with the hearings for the related applications (C 100274 

PPM and C 100275 PQM).  Four speakers spoke in favor of the application and none in spoke 

opposition. 

 
Those speaking in favor included the Executive Director for Broadway Housing Services, the 

applicant’s attorney for the zoning map amendment, the project architect and the Director of 

Land Use from the Manhattan Borough President’s Office.   

The Executive Director for Broadway Housing Services provided an overview of her 

organization’s history, purpose, programmatic framework and target population. Broadway 

Housing Services has developed, sponsored and managed community-based housing and life 

skills programs in West Harlem and Washington Heights to redress poverty and homelessness 

for more than 25 years. The proposed project would provide 124 units housing approximately 

215 residents and targeted to families earning 30% - 80% AMI. Moreover, 25 units would be set 
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aside for homeless families.  In terms of jobs, she stated that the proposed project would provide 

300 construction jobs and 74 permanent jobs comprising early childhood care employees, 

museum employees, Broadway Housing Services and building support staff.  She also gave a 

brief chronology of the proposed project’s design process.   

 

The project architect gave an overview of the proposed build program and described the project’s 

key design concepts. The applicant’s attorney for the zoning map amendment gave an overview 

of the requested ULURP actions and the Director for Land Use from the Manhattan Borough 

President’s Office reiterated the Borough President’s support for this project. 

 
There were no other speakers and the hearing was closed. 

 
CONSIDERATION 

The Commission believes that the proposed zoning map amendment, in conjunction with the 

related easement disposition/acquisition actions is appropriate. 

  

The requested actions would facilitate the development of a 13-story mixed-income residential 

and community facility building with 124 affordable housing units, an early childhood day care 

center, a children’s museum named after Faith Ringgold, a well-renowned local artist, not-for-

profit office space and accessory parking providing approximately 114 parking spaces (using 37 

stackers).   

 

The proposed rezoning, from C8-3 to R8A would facilitate residential development which is 

currently not allowed in the C8-3 district and would allow the project to achieve its overall 

development objective by allowing mixed-use development, including medium-density 

residential use and a children’s museum on-site.  The Commission further notes that the area 

surrounding the proposed zoning change is characterized by 3-4 story brownstones and 5-6 story 

multi-family buildings.  Additionally, 20-22 story height factor residential buildings, managed by 
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NYCHA are found along portions of Amsterdam Avenue, one block west of the proposed 

rezoning area. 

 

The Commission notes that eighty percent of the Project’s units will be made available to 

individuals and families with incomes of  60% of AMI or less, and the remaining units would be 

available to residents making up to 80% of  the AMI thus expanding affordable housing 

opportunities for upper Manhattan residents and the city as a whole.    

 

The Commission believes that the proposed disposition and acquisition of easements is 

appropriate. The Department of Citywide Administrative Services (DCAS) is the applicant for 

the proposed easement disposition action. DCAS and the Department of Environmental 

Protection (DEP) are co-applicants for the proposed easement acquisition action.   

 

The Commission notes that the proposed easement acquisition/disposition actions - an exchange 

of Block 2069, part of Lot 21 (owned by BHS) for Block 2069, part of Lot 26 (owned by the 

City, managed by DEP) are approximately equivalent in area.  The Commission believes that the 

disposition of Block 2069, part of Lot 26 to the applicant would improve the proposed mixed-use 

building by creating a landscaped, public-accessible entry plaza, located on St. Nicolas Avenue. 

 
 
The Commission notes that the proposed easements would be surface easements and would 

exclude the below-grade volumes that encompass the Old Croton Aqueduct, which runs beneath 

Lot 26.  Other than previously described, permanent above-grade construction would not be 

permitted on either easement area.   

 
 
The Commission notes that the surface easement to be acquired by the City (Block 2069, part of 

Lot 21) is a comparable size to that being disposed to the applicant. The Commission notes that 

DEP vehicles currently must pass though the existing DEP building to access its accessory 

parking area.  The Commission believes that acquisition of the proposed easement would 

improve the operation of the existing DEP facility by allowing vehicles to access its accessory 

parking area directly from a new curb cut on St. Nicholas Avenue without having to pass through 

the existing building.  
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The Commission believes that the proposed project expands affordable housing opportunity for 

West Harlem and Washington Heights residents in particular and for city residents in general.  

The proposal also provides an exciting new venue for arts and culture activities geared towards 

children. The Commission therefore believes that the proposed zoning map amendment in 

conjunction with the related easement disposition/acquisition actions is appropriate.   

RESOLUTION 

 
RESOLVED, that having considered the Final Environmental Impact Statement (FEIS), for 

which a Notice of Completion was issued on September 3, 2010, with respect to this application, 

the City Planning Commission finds that the requirements of the New York State Environmental 

Quality Review Act and Regulations have been met and that: 

 

1. Consistent with social, economic and other essential considerations, from among the 
reasonable alternatives thereto, the action is one which minimizes or avoids adverse 
environmental impacts to the maximum extent practicable; and 
 
2. The adverse environmental impacts disclosed in the FEIS will be minimized or 
avoided to the maximum extent practicable by incorporating as conditions to the 
approval, those mitigative measures that were identified as practicable. 
 

The report of the City Planning Commission, together with the FEIS constitute the written 

statement of facts, and of social, economic and other factors and standards, that form the basis of 

the decision, pursuant to Section 617.11(d) of the SEQRA regulations; and be it further 

 
RESOLVED, by the City Planning Commission, pursuant to Sections 197-c and 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 amended, is hereby amended by changing the Zoning Map, Section No 3b; 

 
1. changing from an R7-2 District to an R8A District property bounded by a line 100 feet 

southwesterly of West 155th Street, a line perpendicular to the southwesterly street line of 
West 155th Street distant 205 feet southeasterly (as measured along the street line) from the 
point of intersection of the southeasterly street line of St. Nicholas Avenue and the 
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southwesterly street line of West 155th Street, a line 150 feet southwesterly of West 155th 
Street and St. Nicholas Avenue; and  

 
2.   changing from a C8-3 District to an R8A District property bounded by West 155th Street, a 

line perpendicular to the southwesterly street line of West 155th Street distant 205 feet 
southeasterly (as measured along the street line) from the point of intersection of the 
southeasterly street line of St. Nicholas Avenue and the southwesterly street line of West 
155th Street, a line 100 feet southwesterly of West 155th Street, and St. Nicholas Avenue; 

 
Borough of Manhattan, Community District 9, as shown on a diagram (for illustrative purposes 
only) dated June 7, 2010, and subject to the conditions of CEQR Declaration E-256. 
 
The above resolution (C 100277 ZMM), duly adopted by the City Planning Commission on 

September 15, 2010 (Calendar No. 13), is filed with the Office of the Speaker, City Council and 

the Borough President in accordance with the requirements of Section 197-d of the New York 

City Charter. 

 

 

 

 

 

AMANDA M. BURDEN, FAICP, Chair 
ANGELA M. BATTAGLIA, RAYANN BESSER,  
IRWIN G. CANTOR, P.E., BETTY Y. CHEN,  
MARIA M. DEL TORO, RICHARD W. EADDY,  
NATHAN LEVENTHAL, ANNA HAYES LEVIN,  
SHIRLEY A. McRAE, KAREN B. PHILLIPS, Commissioners 
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Proposed Sugar Hill Rezoning 
 
 

Final Environmental Impact Statement (FEIS) 
Executive Summary 
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 Dear Chair Burden: 

Theodore Kovaleff 
Secretary 	 At a Special Meeting of Manhattan Community Board No.9 held on Tuesday, June 22, 

2010, the following resolution was passed unanimously by a vote of 43 in favor, 0 Jane Arrendell 
Assistant Secretary opposed, and 0 abstentions: 

• 
Eutha Prince WHEREAS, Manhattan Community Board 9 has developed an integrative plan for 

District Manager Community District 9M under Section 197-a of the New York City Charter; and 

WHEREAS, the development site located at 404 - 414 West 155 th Street falls within 
the confmes of Community District 9M; and 

WHEREAS, Broadway Housing Communities (BHC) is a not for profit organization 
with a 25 year track record of developing and managing community-based housing and 
programs; and 

WHEREAS, BHC's six existing housing sites in CB9M and CB 12M provide 290 units 
of rent-stabilized quality permanent affordable housing; and 

WHEREAS, BHC proposes to develop a new l3 story mixed-income mixed-use 
development that is intended to serve the needs of the surrounding community, by 
providing a range of affordable housing options, an early childhood day care center, the 
Faith Ringgold Children's Museum, community not-for-profit office space, and 
accessory parking; and . 

WHEREAS, in order to facilitate the proposed development, the following land use 
actions have been proposed: (1) a zoning map amendment to rezone the proposed 
development site from C8-3 and R7-2 to an R8A residential zoning district; (2) 
disposition of an easement comprising City-owned property (Block 2069, plo Lot 26, 
currently used by NYCDEP) to create a public plaza and facilitate public access to the 
proposed mixed-use building (NYC Department of Citywide Administrative Services 
(DCAS) and the Department of Environmental Protection, co-applicants); and (3) 

SERVING HAMILTON HEIGHTS/MANHATTANVILLE & MORNINGSIDE HEIGHTS 



Hon. Amanda M. Burden 
June 23, 2010 
Page - 2 

acquisition ofan easement comprising Block 2069, p/o Lot 21, owned by BHS to provide vehicle 
parking, storage and emergency staging for an adjoining DEP leak detection facility (DCAS, 
applicant); and 

WHEREAS, financing for the proposed project will come from the NYC Department of Housing 
Preservation and Development, the NYS Division of Housing & Community Renewal and the NYS 
Office of Temporary Disability Assistance for the residential component of the proposed development; 
and 

WHEREAS, the proposed development is expected to provide 124 rent-stabilized units that meet 
NYC's HPD community preference criteria from studios to three-bedrooms, 70% of which are 
affordable to households earning no more than 50% of Area Median Income, including 20% dedicated 
to homeless families, with the balance accessible to households at 80% of the Area Median Income; 
and 

WHEREAS, the proposed development is also expected to include an early childhood day care center 
serving 100 children which would serve the surrounding community and allow low- and moderate­
income parents to secure employment; and 

WHEREAS, by combining a permanent affordable place to live with comprehensive educational, 
family and cultural resources, the proposed development seeks to provide much needed services for 
CB9 and other New York residents; and 

WHEREAS, the proposed development seeks to transform an underutilized commercial site into a 
green model of urban community revitalization that integrates affordable housing, education and 
cultural resources; and 

WHEREAS, wide streets on two sides of the proposed development site can accommodate new higher 
density development; and 

WHEREAS, the proposed acquisition/disposition of City-owned property, in the form of an easement 
exchange, would enable BHC to locate its main entrance to the proposed development on St. Nicholas 
Avenue through a landscaped plaza instead oflocating the entrance on West 155th Street which is quite 
steep and therefore a challenge for necessary curb drop-offs and pick-ups; and 

WHEREAS, the exchange of the easement on St. Nicholas Avenue, which currently accommodates 
NYCDEP vehicle storage and is limited in terms of development potential due to its irregular shape 
and the presence of the Old Croton Aqueduct which runs beneath it, for the easement bounded by West 
15Sth

, St. Nicholas A venue and St. Nicholas Place would not alter the operations of the existing 
NYCDEP facility; and 

WHEREAS, the proposed easements would be surface easements and would exclude the below-grade 
volumes that encompass the Old Croton Aqueduct, which runs beneath Block 2069, Lot 26. Other 
than previously described, permanent above-grade construction would not be permitted on either 
easement area; and 
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WHEREAS, the New York City Water Board has approved the grant of the aforementioned easement 
by a resolution dated December 18,2009, as required by the Agreement of Lease, dated as of July 1, 
1985, as amended between the City and the Water Board for the City's water and wastewater systems; 
and 

WHEREAS, according to the Draft Environmental Impact Statement, no significant adverse impacts 
in terms of existing open space, incremental shadows cast, archaeological resources, visual resources, 
neighborhood character and air quality should result from the proposed development; and 

WHEREAS, in order to avoid significant adverse impacts with respect to hazardous materials, BHC 
has agreed to enter into a restrictive declaration with NYCDEP requiring testing and sampling protocol 
to remediate any hazardous materials to NYCDEP's satisfaction prior to the issuance of any building 
permit; and 

WHEREAS, the proposed zoning map amendment would be accompanied by an "E" designation to be 
placed on the zoning map that mandates that required noise attenuation be incorporated into the 
proposed development in order to preclude the potential for any significant adverse noise impacts; and 

WHEREAS, the demolition of an existing 2-story garage which is identified as a contributing 
structure to the StatelNational Registry listed Sugar Hill district, constituting a significant adverse 
impact to historic architectural resources, will be partially mitigated by photographically docwnenting 
the building as well as studying which elements can be removed and incorporated into the design of 
the proposed development or in interior public spaces; and 

WHEREAS, BHC's proposed programming for the development site requires substantial square 
footage, in particular the children's musewn located on the first floor and due to the presence of 
subsurface rock prohibiting the ability ofBHC to build substantially underground, the project will 
yield a total of up to 114 parking spaces in contrast to the current provision of 300 parking spaces in 
the existing 2-story garage, a trade off that the community raises no opposition to, and 

WHEREAS, BHC will engage in sustainable design and construction practices with the equivalent of 
a LEED standard of SIL VER; and 

WHEREAS, the development project is expected to create 300 construction jobs and a minimwn of 74 
permanent jobs with hiring preference to community residents; and 

WHEREAS, the Sugar Hill Project is consistent with the goals, objectives and recommendations set 
forth in CB9M's 197-a Plan, including increasing the number of housing opportunities affordable to 
low, moderate and middle income residents and the development of underbuilt sites; 

WHEREAS, the Housing, Land Use and Zoning Committee (designated as the ULURP Committee 
for the Sugar Hill Project) recommended that Community Board 9 Manhattan vote to approve the 
requested zoning map amendment and easement acquisition/disposition actions to facilitate BHC's 
Sugar Hill Project by a vote of 7 In Favor, 0 Opposed and 1 Abstention; 

WHEREAS, a Public Hearing was conducted on Tuesday, June 22,2010 and in attendance were, 43 
Community Board 9 Members, and 22 Community Residents. 



Hon. Amanda M. Burden 
June 23, 2010 
Page - 4 

NOW BE IT RESOLVED THAT, Community Board 9 Manhattan votes to approve the requested 
zoning map amendment and easement acquisition/disposition actions to facilitate BHC's Sugar Hill 
Project. 

If you have any questions please feel free to contact me or Eutha Prince, District Manager at (212) 
864-6200. 

cc: Hon. Michael Bloomberg, Mayor 
Hon. Charles Rangel, Congressman 
Hon. Scott Stringer, Manhattan Borough President 
Hon. Bill Perkins, State Senator 
Hon. Eric Schneiderman, State Senator 
Hon. Keith Wright, Assemblymember 
Hon. Daniel O'Donnell, Assemblymember 
Hon. Herman D. Farrell, Jr., Assemblymember 
Hon. Inez Dickens, City Councilmember 
Hon. Robert Jackson, City Councilmember 
Ellen Baxter, Executive Director, Broadway Housing Communities, Inc. 
Ana-Ofelia Rodriguez, Director, Community Relations, Broadway Housing Communities, Inc. 
Valerie Campbell, Esq., Kramer Levin Naftalis & Frankel, LLP 
James Roberts, NYC Dept. ofEnvironmental Protection 
Randy Fong, NYC Dept. ofEnvironmental Protection 
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THE CITY OF NEW Y ORK 

OFFICE OF THE PRESIDENT  
BOROUGH OF M ANHATTAN  

 
 
SCOTT STRINGER  
BOROUGH PRESIDENT 

 
June 30, 2010 
 

Recommendation on  
ULURP Application Nos. C 100277 ZMM and C 100274 PPM and C 100275 PQM – 

Sugar Hill Rezoning  
by the Broadway Housing Development Fund Company, New York City Department of 
Citywide Administrative Services and the New York City Department of Environmental 

Protection  
 
PROPOSED ACTION  
 
Broadway Housing Development Fund Company, Inc. (“Broadway Housing”), the New York 
City Department of Citywide Administrative Services (“DCAS”) and the New York City 
Department of Environmental Protection (“DEP”) seek the approval of the following land use 
actions to facilitate the development of a mixed-use, affordable housing project located between 
St. Nicholas Avenue and St. Nicholas Place along 155th Street (Block 2069, Lot 21 and a portion 
of Lot 26) partially in the New York State Sugar Hill Historic District of Manhattan Community 
Board 9 (“CB9”):  
 

Amendment to the Zoning Map (C 100277 ZMM), pursuant to Sections 197-c and 201 
of the New York City Charter, Broadway Housing proposes to amend the Zoning Map:  
 
1. Changing from an R7-2 District to an R8A District property bounded by a line 100 

feet southwesterly of West 155th Street, a line perpendicular to the southwesterly 
street line of West 155th Street distant 205 feet southeasterly (as measured along the 
street line) from the point of intersection of the southeasterly street line of St. 
Nicholas Avenue and the southwesterly street line of West 155th Street, a line 150 feet 
southwesterly of West 155th Street and St. Nicholas Avenue; and  

 
2. Changing from a C8-3 District to an R8A District property bounded by West 155th 

Street, a line perpendicular to the southwesterly street line of West 155th Street distant 
205 feet southeasterly street line of St. Nicholas Avenue and the southwesterly street 
line of West 155th Street, a line 100 feet southwesterly of West 155th Street, and St. 
Nicholas Avenue.  



C 100277 ZMM, C 100274 PPM and C 100275 PQM – Sugar Hill Rezoning  
Page 2 of 7 
 

Disposition of City-owned property (C 100274 PPM) pursuant to Section 197-c of the 
New York City Charter, DCAS proposes to dispose to Broadway Housing a surface 
easement located at 882 St. Nicholas Avenue, on the southeast corner of 155th Street and 
St. Nicholas Avenue (Block 2069, part of Lot 26).  
 
Acquisition of property by the City (C 100275 PQM) pursuant to Section 197-c of the 
New York City Charter, DEP proposes to acquire from Broadway Housing a surface 
easement generally bounded by West 155th Street, St. Nicholas Avenue and St. Nicholas 
Place (Block 2069, part of Lot 21) to facilitate DEP vehicular parking, access, storage, 
and emergency staging.   

 
PROJECT DESCRIPTION 
 
The proposed actions are sought to facilitate the development of a 124-unit affordable housing 
development, tentatively known as the “Sugar Hill Project,” at 404-414 West 155th Street (Block 
2069, Lot 21 and part of Lot 26) (“Development Site”).  The proposed development would be 
located in the Sugar Hill neighborhood of West Harlem.  Lot 21, controlled by Broadway 
Housing, is a midblock lot with frontage on the south side of 155th Street between St. Nicholas 
Avenue and St. Nicholas Place.  Lot 26, controlled by DEP, is an L-shaped lot with frontage on 
St. Nicholas Avenue and 155th Street.  On Lot 21, there is a two-story, 300-space parking garage.  
Only the northern portion of Lot 26 that directly abuts Lot 21 to the west is proposed to be used 
for the Development Site. Currently, DEP utilizes that portion for vehicle parking, storage and 
emergency staging.  While the Development Site is not included in the New York City 
Landmarks Preservation Commission (“LPC”) designated Hamilton Heights/Sugar Hill 
Northeast Historic District adjacent to the site, it is identified as contributing to the Sugar Hill 
Historic District listed on the State and National Registers of Historic Places (“S/NR”).  
 
In order to facilitate the Sugar Hill Project, the existing garage structure on Lot 21 would be 
demolished to allow for the construction of an approximately 140,934 SF, 13-story mixed-use 
building with residential, community facility, and parking uses.  The proposed building would 
include approximately: 114,878 SF of residential floor area; 18,036 SF for the Faith Ringgold 
Children’s Museum of Art and Storytelling; a 12,196 SF day care facility and early childhood 
center; 2,350 SF of program and office space for Broadway Housing; 8,026 SF of green roof 
terraces; six street trees; and a 114‐space below‐grade accessory parking garage (using 37 
stackers), with a 20-foot access point at the easternmost portion of the Development Site along 
155th Street.   
 
The residential portion of the Sugar Hill Project would comply with Quality Housing standards 
by providing larger rooms and a total of approximately 8,026 SF of accessory recreation space, 
comprised of roof terraces above the second, eighth and thirteenth floors of the building.  Nearly 
100 of the residential units would be affordable to families whose income ranges vary from 
below 30% to 80% of the Area Median Income (“AMI”); 25 units will be set aside for homeless 
individuals.  Of the 124 units, there will be 51 studio apartments, 20 one-bedroom apartments, 41 
two-bedroom apartments, and 12 three-bedroom apartments.  The proposed building will house 
approximately 215 residents.   
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Land uses in the surrounding neighborhood are predominantly residential with a mix of 
commercial uses.  The area’s residential buildings are primarily six-story, prewar buildings.  
However, the area also includes several taller buildings, including the 30-story Polo Grounds 
Towers.  Prominent sites in the immediate area include: P.S. 28 Wright Brothers School to the 
northwest, Highbridge Park to the north, Jackie Robinson Park to the east, and the LPC 
designated Hamilton Heights/Sugar Hill Northeast Historic District directly south.  
  
Although the neighborhood land uses are predominately residential, the Development Site is 
located in an existing C8-3 zoning district and an R7-2 zoning district. The C8-3 zoning district 
allows a commercial FAR of 2.0 and permits primarily industrial, automotive-related uses, but 
no residential uses.  The R7-2 zoning district allows a residential FAR of 3.44 and 6.5 for 
community facility uses; there are no height limits for this zoning district.  The C8-3 zoning 
district covers the northern portion of the block (at a depth of 100 feet extending south from 
155th Street).  The remainder of the site is zoned R7-2.   
 
As residential uses are not allowed as-of-right for the majority of the Development Site, 
Broadway Housing proposes to rezone the northwestern portion of the block (extending 150 feet 
south from 155th Street) to an R8A contextual zoning district.  The proposed R8A zoning district 
would allow residential and community facility uses with a maximum allowable FAR of 6.02 for 
residential uses and 6.5 for community facilities.  The contextual controls of the zoning district 
restrict building street wall heights to 85 feet and maximum building heights to 120 feet.  
Compliance with the Quality Housing Program is mandatory for residential buildings in R8A 
districts, which includes amenities relating to the planting of trees, landscaping and recreational 
space.   
 
The proposed rezoning area includes the Development Site (Lot 21 and part of Lot 26) and two 
lots not part of the Development Site – Lot 28 and a small portion of Lot 14.  Lot 14 is occupied 
by a 6‐story apartment building and is the only lot within the proposed rezoning area that falls 
within the LPC designated Hamilton Heights/Sugar Hill Northeast Historic District.  
Approximately 12% of Lot 14 (692 SF) would be rezoned to an R8A zoning district; the balance 
of Lot 14 would remain within an R7-2 zoning district.  The rezoning area also includes a 12 SF 
triangular parcel at the corner of St. Nicholas Avenue and 155th Street (Lot 28), which is 
currently vacant.  Lots 14 and 28 will not be included in the proposed development by Broadway 
Housing.   
 
The proposed development also requires the disposition of City-owned property and the 
acquisition of property by the City, in the form of an easement swap between DEP/DCAS 
(currently in control of Lot 26) and Broadway Housing (currently in control of Lot 21).  The 
easements are necessary, because Lot 21’s frontage on West 155th Street has a significant slope 
(approximately 17 feet between the eastern and western edges of the site).  The steep slope 
makes access to the Sugar Hill Project challenging for the museum and day care uses, which 
require curbside drop‐offs and pick‐ups.  Broadway Housing has requested a surface easement 
from DEP on the northern portion of Lot 26 to construct an entry plaza along St. Nicholas 
Avenue.  The landscaped entry plaza would provide access to the primary entrances for the 
proposed development’s museum, day care and residential spaces.  In return, DEP would acquire 
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a surface easement from Broadway Housing along the southern 28 feet of the proposed 
Development Site for vehicle parking, storage and emergency staging.  The easements are 
roughly equal in area and would be surface easements only.  In connection with the construction 
of the proposed development, Broadway Housing would pave the proposed DEP easement area 
and construct a curb cut leading to it from St. Nicholas Avenue.  Both of the easements exclude 
below-grade volumes, because DEP requires access to the Old Croton Aqueduct underneath the 
northern portion of Lot 26, and Broadway Housing proposes to construct a parking garage 
underneath the entirety of Lot 21.   
 
The acquisition and disposition actions are contingent upon the construction of the proposed 
development planned by Broadway Housing.  In the event that the proposed rezoning is 
approved but the proposed development is not constructed, this easement exchange would not 
take effect.  In connection with the City’s acquisition of the proposed DEP easement, DEP will 
request a Mayoral zoning override to permit vehicle parking, storage and emergency staging uses 
on the easement area; such uses are not otherwise permitted in an R8A zoning district. 
 
Due to the current and historical use of the Development Site for auto-related operations, the site 
has been identified in the Draft Environmental Impact Statement (“DEIS”) as having a potential 
environmentally hazardous condition.  As a result, Broadway Housing has agreed to enter into a 
restrictive declaration with DEP to undertake testing for and remediation of any hazardous 
materials to DEP’s satisfaction prior to the issuance of any building permit.  Broadway Housing 
would also commit to a site specific Health and Safety Plan in the Easement Agreement for the 
portion of Lot 26 to be used as the entrance plaza.  The DEIS also identifies potential adverse 
impacts relating to shadows and historic architectural resources.  With regard to the impact of 
shadows, the Department of City Planning’s Environmental Review Division has received a 
letter from the forestry department at NYC Department of Parks and Recreation confirming that 
there will be no significant adverse impact on plant growth in Highbridge Park as a result of the 
proposed building.  The proposed development will result in the demolition of the two-story 
parking garage on Lot 21, which is identified as a contributing structure to the S/NR listed Sugar 
Hill Historic District; therefore, the proposed development will result in a significant adverse 
impact on historic architectural resources.  Broadway Housing is taking measures to preserve 
pieces of the existing façade and incorporate it in the construction of the plaza, where feasible, 
but the project’s impact would not be fully mitigated.     
 
In addition to the proposed land use actions, Broadway Housing is seeking funding through 
several sources to achieve the high level of affordability. Broadway Housing anticipates 
financing from the NYC Department of Housing Preservation and Development (“HPD”) for the 
residential component of the proposed development.  HPD, which will be the lead financing 
agency, has issued a commitment loan through its Low Income Rental Program.  Broadway 
Housing is also applying to HPD in September 2010 for federal Low Income Housing Tax 
Credits.  In addition, State funding is being sought through NYS Low Income Housing Tax 
Credits, allocated by the NYC Division of Housing Community Renewal, as well as funding 
from the NYS Office of Temporary Disability Assistance under its Homeless Assistance 
Program. 
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Finally, Broadway Housing intends to obtain LEED Silver Certification for the proposed 
development upon its completion.  Some of the green design elements and construction 
techniques include: water efficient landscaping, water use reduction, and waste management, 
construction with low-emitting materials, energy efficient appliances, and bicycle storage.  The 
project has been approved to participate in the New York State Energy Research and 
Development Authority’s (“NYSERDA”) Energy Star Multifamily Performance Program.    
 

COMMUNITY BOARD’S RECOMMENDATION 
 
At a special general board meeting on June 22, 2010, Manhattan Community Board 9 voted to 
approve the application unanimously, with a vote of 43 in favor, 0 opposed and 0 abstentions.   
 
BOROUGH PRESIDENT’S COMMENTS 
 
Broadway Housing is a not-for-profit housing developer with a 25-year track record of 
developing and managing affordable housing in West Harlem and Washington Heights.  To date, 
it has developed and managed six housing sites, providing 290 units of rent stabilized 
permanently affordable housing.  Broadway Housing works with other local community groups 
to provide residents with necessary supportive services such as after school programs, early 
childhood development programs, medical and mental health care, vocational training and job 
placement, substance abuse treatment, counseling, training and assistance with independent 
living skills.   
 
Broadway Housing has partnered with Faith Ringgold, a renowned African American artist and 
author who grew up in Sugar Hill, to create a new cultural institution in Harlem.  The Faith 
Ringgold Children’s Museum of Art and Storytelling is envisioned as a natural extension of 
Broadway Housing’s model to support families in creating vibrant and enriched communities.  
More than a traditional museum, the 18,000 SF space will truly engage children by providing 
flexible exhibition space, art making space, performance space, and recording and listening 
stations.  Most importantly, the proposed development will serve as a resource for the West 
Harlem community by providing much needed affordable housing that is consistent with the 
income targets of CB9’s 197-a Plan.  Further, the mix of residential units will benefit the 
neighborhood by providing residential opportunities for families rather than for only one-person 
households. 
 
The Sugar Hill Project would transform an underutilized site into a model of green development 
that integrates affordable housing, educational and cultural resources that will serve the West 
Harlem community.  Not only does the proposed project create resources for West Harlem, but 
its development and design informed by LEED certification standards and NYSERDA’s Energy 
Star Program contribute to creating sustainable neighborhoods and improving the health of local 
residents.   
 
The proposed R8A zoning district is consistent with sound zoning practices by providing 
contextual controls in an area where the existing zoning districts are governed by height factor 
zoning.  The proposed building will have maximum height of 120 feet (13-stories) and will be 
lower in height than other 14 to 30-story tower-in-the-park buildings along the 155th Street 
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corridor.  Currently, 409 Edgecombe, near the corner of 155th Street and Edgecombe Avenue, is 
built at a 12.09 FAR, and a 20-story residential tower on the southeast corner of 155th Street and 
Amsterdam Avenue is built at a 6.59 FAR.  Further, the proposed rezoning will predominantly 
affect a C8-3 zoning district that currently does not permit residential uses, which is the 
predominate use in the neighborhood. The proposed rezoning will, therefore, produce a building 
that is consistent with the surrounding neighborhood density, height, and use.  
 
While a small portion of Lot 14 which contains a historic residential building will be rezoned 
from an R7-2 to an R8A zoning district, the change in zoning will not result in any residential 
displacement, nor is it expected to alter the historical character of the building.  Moreover, 155th 
Street is a major thoroughfare that can support the increase in residential density.  The area is 
also well served by the transit system, with a station for the C subway line located at the 
intersection of West 155th Street and St. Nicholas Avenue and a station for the Number 1 subway 
line located at West 157th Street and Broadway.  
 
Additionally, the proposed rezoning is consistent with CB9’s 197-a Plan and the related West 
Harlem Rezoning. In response to community concerns over development pressures associated 
with the Manhattanville Rezoning, the Department of City Planning (“DCP”) committed to 
undertake a rezoning initiative with CB9 based on the goals stated in CB9’s 197-a Plan and the 
Manhattan Borough President’s proposed West Harlem Special District.  Presently, DCP is in the 
process of consulting with CB9 to develop a comprehensive and fine-tuned zoning framework 
for the entire West Harlem neighborhood north of 125th   Street.  The larger West Harlem 
Rezoning proposal excludes the subject rezoning area, because Broadway Housing prepared a 
private application.  While this rezoning is not specifically part of the proposed larger 
comprehensive rezoning for West Harlem, Broadway Housing’s proposed rezoning and 
associated development are in line with CB9’s goals, objectives and recommendations set forth 
in its 197-a Plan.  Furthermore, the proposed R8A zoning designation is consistent with DCP’s 
most recent proposal for the larger rezoning effort, which also envisions an R8A district for the 
remainder of the city block on which the Development Site is located (excluding a gas station on 
the northwest corner of the block that will remain a C8-3 district).     
 
The disposition of the City-owned property to Broadway Housing will promote a safer and more 
accessible entrance along St. Nicholas Avenue for residents of the building and users of the 
Children’s Museum and child care center.  The proposed landscaped entry plaza on St. Nicholas 
Avenue would be a publicly accessible community resource that highlights the presence of the 
Old Croton Aqueduct underneath and would improve the look of the St. Nicholas Avenue/155th 
Street corner.  The proposed easement swap will also provide DEP with a newly paved, better-
oriented staging and storage area directly adjacent to its building. Additionally, the New York 
City Water Board determined that the grant of the DEP surface easement to Broadway Housing 
would have no adverse impact on the operation of the water systems and approved the easement 
swap.   
 
While the potential benefit of the proposed Sugar Hill Project to the West Harlem community is 
evident, sound planning requires that the proposed development respond to potential adverse 
impacts.  As studied in the DEIS, potential adverse impacts related to the proposed actions have 
been identified in the following categories: shadows, historic architectural resources and 
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hazardous materials.  As previously explained, potential impacts due to shadows and hazardous 
materials have been addressed and/or mitigated; the demolition of the two-story garage, 
however, will result in an adverse impact on historic architectural resources.  While local 
residents support the goals of the project, many have expressed concerns over the loss of the 
historic structure and believe the architectural design is out of character.  Since the garage is not 
a LPC designated structure and mitigation efforts are being undertaken to preserve elements of 
the structure, CB9 voted in favor of the project because it felt the benefits of the Sugar Hill 
Project outweighed the loss of the historic structure.  However, I encourage Broadway Housing 
to work with its architect and local residents to modify the architectural design of the building to 
make it more consistent with the historic character of the neighborhood.  
 
Finally, in addition to the affordable residential units that will serve approximately 215 new 
residents, the Sugar Hill Project meets other 197-a Plan goals, which include development of 
underbuilt sites with green development, encouraging community facilities, and job creation.  It 
is anticipated that the project will yield approximately 74 new jobs (33 day care employees, 24 
museum employees, 9 non‐profit office employees, up to 3 parking attendants, and 5 employees 
associated with the residential component).   
 
BOROUGH PRESIDENT’S RECOMMENDATION  
 
The proposed rezoning would facilitate the construction of a development with superior use of 
land over the existing conditions.  The proposed development is contextual, in scale and use, 
consistent with surrounding land uses, and addresses local needs for affordable housing and child 
care related services. Further the proposed development meets the goals of the 197-a Plan and is 
in-line with the current proposal for the West Harlem Special District. 
 
The Manhattan Borough President, therefore, recommends approval of ULURP 
Application Nos. C 100277 ZMM, C 100274 PPM, and C 100275 PQM.  
 

 
 
 

_________________________ 
Scott M. Stringer 
Manhattan Borough President 

 
 


