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HISTORY OF THIS REZONING PROPOSAL
•Morningside Heights Community Coalition developed an initial framework to address community concerns
over out-of-scale development and shortage of affordable housing
•In December 2018 a walk-through was held with DCP, attended by Chair Lago, MHCC, Borough President
2016-2018 Brewer, Council Member Levine, and Council Land Use

Spring
2019

Summer
2019

•MHCC, CM Levine and BP Brewer’s teams met with DCP at DCP offices to discuss the fall 2018 MHCC
proposal, which considered existing buildings, height and density, potential for affordable housing, and
impact on surrounding neighborhood.

•In August 2019, an updated rezoning framework was shared with DCP by Council Land Use, CM Levine,
BP Brewer, and MHCC. The following month, DCP declined to take ownership of the rezoning
•CM Levine, Speaker Johnson, and BP Brewer announced that they would partner with the community to
develop and advance a rezoning framework

• Council Land Use, MHCC, CM Levine, and BP Brewer further developed the rezoning framework and
began conducting outreach to stakeholders in the community.
Fall 2019 - • Formed a working group including CB9 and CB7 leadership, and local elected officials
• We’re now seeking funding to complete an EAS.
Now
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NEED FOR AFFORDABLE
HOUSING
 Rents are going up fast, and so is the value of
properties
 Morningside and Hamilton Heights experienced
more than a 5% jump in rent prices from 201718, in the top tier citywide*
 Meanwhile, net operating income increases were
also in Manhattan’s top tier, even as they went
down elsewhere around the city*
 From 2010-2015, rent-stabilized units turned over
at a rate of 17% per year, among the highest rates
in the city**

 Columbia’s Manhattanville expansion driving
more neighborhood change and housing
pressure

*Source: 2020 Rent Guidelines Board report
**According to the NYC Independent Budget Office
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•

Identified affordable housing as a top-level need in
District Needs Assessment

•

Economic data supports that need (2014-2018 ACS):
•
Median household income 20% below citywide
median
•
Per capita income 17% below citywide average
•
30.5% of households earning less than $25,000
annually (24.4% citywide)
•
50.6% earn less than $50,000 (43.1% citywide)
•
86.1% renters (67.3% citywide)
•
30.5% of renters are severely rent-burdened,
paying more than 50% of income for rent (29%
citywide)
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NEED FOR AFFORDABLE
HOUSING
Northern Morningside Heights
•

Dense clusters of rent-stabilized housing in a
historically lower-income part of the neighborhood

•

Demographics that skew more Hispanic, Black, and
Asian, and less White, than the rest of the
neighborhood

•

Median household income of $40,300 50% lower
than the rest of the rezoning area
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NEED FOR AFFORDABLE HOUSING
Southern Morningside Heights
•

Demographics skew far more White and higher income, with smaller proportions of Asian and Black residents than
the rest of the neighborhood.

•

Median household income of $95,455 more than double the northernmost part of the rezoning area and 57%
higher than the citywide median.

•

Economic picture belies housing unaffordability
• Employment rates, family and per capita incomes, health insurance coverage rates are all high compared to
the rest of New York City.
• But, levels of severe rent burden is 6% above citywide averages…and increasing

•

CB9 and 7’s District Needs Statements address much of the above and also highlight the imperative for new
affordable housing

6
6

OUT OF CONTEXT
DEVELOPMENT
 Recent residential luxury towers are striking
examples of out-of-context development.
 32 story "Vandewater" tower on Jewish
Theological Seminary campus, planned to
open in 2020 (top)
 42 story tower on Union Theological
Seminary campus, planned to open in 2020
(bottom)
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Nearby Contextual Districts

OUTDATED ZONING
 Unlike Morningside Heights, Manhattanville,
West Harlem, and the Upper West Side have all
had substantial mapping of contextual
residential districts.
 Updating zoning provides opportunity to add
density and affordable housing (MIH) along
transit rich areas
 60-year-old zoning that did not foresee
supertall luxury towers and does not limit height.
Elevated geography that gives luxury towers
great views over Morningside and Riverside
Parks and the Hudson River.

8

LIMITED COMMERCIAL
CORRIDORS
Broadway at 123rd Street

 Disconnected corridors - blank walls and
pedestrian dead space are a problem particularly
on Broadway, where R zoning prevents even the
possibility of retail
 Limited allowable uses - C1-4 (and C1-5) overlays
on Broadway and Amsterdam constrain options
for business owners.
 Empty storefronts – MHCC has documented the
rise in shops going out of business
 Long-tenured non-conforming uses - shops that
contribute economic and pedestrian vibrancy,
but are constrained by non-conformance
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Policy Goals in Rezoning Area

GOALS
1.

Protect rent-stabilized clusters

2.

Produce affordable housing near transit

3.

Preserve contextual neighborhood character

4.

Encourage retail along Broadway and Amsterdam
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Proposed R7 Contextual Districts

PROTECTION OF RENTSTABILIZED UNITS
Clusters of rent stabilized units should
be protected to preserve affordable housing
and prevent displacement
 To determine the geography of these clusters we
used the following factors:


Concentration of rent-stabilized units



Whether there are regulatory protections like
a historic district in place



Substantial unbuilt floor area that
could be attractive for redevelopment



High rate of units that are being de-stabilized



Existing built form that won't result in noncompliant buildings due to the downzoning

 Zoning alone won’t ensure protection of these
~860 rent-stabilized units, but it can help
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Proposed Upzonings

UPZONING TO PRODUCE
AFFORDABLE HOUSING


Increase supply of affordable housing near transit
by mapping Mandatory Inclusionary Housing
(MIH)



May provide opportunities for transit accessibility
improvements at 110th and 125th Street subway
stations

 Zoning details:
 R9A increases residential Floor Area Ratio (FAR) from 4
to 8.5 with MIH mapping and adds a 175’ height cap.
For community facilities, increases community facility
FAR from 6.5 to 7.5
 R10A increases residential FAR from 7.2 (R8) and 7.52
(R9A) (respectively) to 12 with MIH mapping, and adds a
230’ height limit.
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Proposed Upzonings

UPZONING TO PRODUCE
AFFORDABLE HOUSING
About 1,030 units could be expected to be produced by this
rezoning action (~25% affordable via MIH)

Projected Development Site 1
568 W. 125th St. – proposed R9A

Projected Development Site 2
2861-2871 Broadway – proposed R10A

Projected Development Site 3
2825-2835 Broadway

- proposed R10A

Projected Development Site 4
2810 Broadway - proposed R10A
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Projected Development Site 1

PROJECTED
DEVELOPMENT SITES
Site 1 – 568 West 125th Street



1-story building built to 0.9 FAR.
Built in 1957



Currently R7-2 zoning



Occupied by various retail (like
Duane Reade); owned by Jay
Irgang
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Projected Development Site 1

PROJECTED
DEVELOPMENT SITES
Site 1 – 568 West 125th Street


What could be built under R9A w/MIH:






8.5 FAR and 17 stories
272,425 s.f. of floor area
Ground floor retail
353 residential units (~88 affordable units)
Contrast with 141 units (0 affordable) that could
presently be built
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Projected Development Site 2

PROJECTED
DEVELOPMENT SITES
Site 2 – 2861-2871 Broadway



Four buildings of 2-3 stories and
3-4 FAR. Built in 1912-1940



Currently R8 zoning



Occupied by restaurants and
retail, with some residential at
2871; owned by various LLCs
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Projected Development Site 2

PROJECTED
DEVELOPMENT SITES
Site 2 – 2861-2871 Broadway


What could be built under R10A w/MIH:






12 FAR and 23 stories
181,476 s.f. of floor area
Ground floor retail
245 residential units (~61 affordable units)
Contrast with 138 units (0 affordable) that could
presently be built
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Projected Development Site 3

PROJECTED
DEVELOPMENT SITES
Site 3 – 2825-2835 Broadway



Two 1-story, ~1 FAR buildings built
in 1935 and 1960, respectively



Currently R9A zoning with VIH



Occupied by TD Bank and CVS;
owned by 2825 & 2833-2839
Broadway LLC
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Projected Development Site 3

CD7 PROJECTED
DEVELOPMENT SITES
Site 3 – 2825-2835 Broadway


What could be built under R10A w/MIH:








12 FAR and 23 stories
206,196 s.f. of floor area
Ground floor retail
278 residential units (~70 affordable units)
Contrast with 190 units (0 affordable) that could
presently be built

Voluntary Inclusionary Housing (VIH) currently
mapped here and (without this rezoning), could
produce ~190 total units and ~38 affordable
 VIH unit production much harder to predict
 No VIH redevelopments in this area since 2007
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Projected Development Site 4

CD7 PROJECTED
DEVELOPMENT SITES
Site 4 – 2810 Broadway



1-story, 0.8 FAR building built in
1920



Currently R9A zoning with VIH



Occupied by handful of retail
units, including Santander and
Popular banks; owned by 2810
Broadway LLC
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Projected Development Site 4

CD7 PROJECTED
DEVELOPMENT SITES
Site 4 – 2810 Broadway


What could be built under R10A w/MIH:








12 FAR and 23 stories
112,000 s.f. of floor area
Ground floor retail
150 residential units (~38 affordable units)
Contrast with 102 units (0 affordable) that could
presently be built

VIH already mapped here and could produce
~102 total units and ~20 affordable
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Proposed Contextual Rezoning Districts

CONTEXTUAL REZONING
 Two different zoning districts accomplishing the
same goal: preserving contextual neighborhoods


Ensures that new development can be built to
the same or slightly higher density of
neighboring buildings.



Prevents significantly out-of-context new
buildings above 17 stories on wide streets or 12
stories on narrow streets to preserve
neighborhoods of contextual buildings
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Proposed Commercial Overlays

C2-4 COMMERCIAL OVERLAY



Proposing C2-4 along most of Broadway and
Amsterdam



Why?
 Continues to activate pedestrian space and bring
some non-conforming uses into conformance
 Create more options for commercial uses
 Does not change commercial FAR



Effect:
 Allows retail as well as local establishments not
visited on day-to-day basis
 Could see uses such as theaters, bike repair shops,
small amusements like billiards or bowling, art
studios
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NEXT STEPS
Engagement
•

Planning study now available online

•

Community Board 9 & 7 presentations

•

Larger-format Town Hall

•

Presentations to interested stakeholders

•

Other ideas?

Application
•

Continue seeking funding for an EAS

•

Maintain communication with DCP
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KEY OUTCOMES

Proposed Zoning Changes
1.

Protect rent-stabilized clusters
Some 600+ rent-stabilized units would have greater
protection due to reduced zoning density

2.

Produce affordable housing near transit
New construction on 4 projected development sites
would result in ~1,030 new units, including 250 MIH
affordable

3.

Preserve contextual neighborhood character
Contextually-responsive height limits across the
neighborhood would mean new construction fits in with
the surrounding community – no more tall luxury towers

4.

Encourage retail along Broadway and Amsterdam
Wider range of options for commercial buildings – would
allow uses such as theaters, bike repair shops, small
amusements like billiards or bowling, art studios, and
gyms
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