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REPORT TO 
'I'IAYOR 

IMPELTITTERI AND THE BOARD OF ESTIMATE

BY THE COMMITTEE ON StUilI CTEARANCE PTANS . . . . . . . . . .

This Commiltee wos oppointed on December 17,
7948 Io study ond expedite specific slum cleoronce
prolects by privote copitol under onticipoted Fed-
erol low, loter known os Title I of the Notionol
Housing Act of 1949. Our Committee mode o pre-
liminory reporl on July 14,1949 ond wos inslructed
lo conlinue its studies ond prepore o definile pro-
grom for public discussion.

On Jonuory 23, I95O o further interim reporl
wos mode, outlining the problem ond recommend-
ing eight specific proiects for further investigotion.
Two resolulions were odopted by the Boord of Esti-
mole on Jonuory 26, 1950 Colendqr No. I70, one
requesting the reservotion of $I6,000,00O in Fed-
erol funds - being the City's shore of $200 Million
ovoiloble nqtion-wide for I950-5I - ond the other
directing the Committee to continue with its work.
Subsequently the Federol Housing ond Home Finonce
Agency reserved eormorked funds for this purpose
ond the City of New York set oside its shore, $8,-
000,000 in copitol funds, lo meet the proposed Fed-
erol gronls.

This field is new, untried ond experimentol. The
initiol procedure therefore is necessorily slow ond
cumbersome. Neither Federol nor municipol funds
ore ovoiloble in sufficienl volume to do more thon
bloze the woy for o lorger future progrom. The size
of New York's problem con be meosured by the
ocres of recognized slums which connot be erodi-
coled by ordinory privote, speculotive building.
This slum ocreoge is over 9,000. The presenl cleor-
once progrqm through public ond quosi-public
housing completed, under woy ond scheduled will
be opproximotely 1,328 ocres by 1955 - 15"/" ot

the totol. Obviously, privole copitol under o new
Federol l<rw must be brought into the piclure on o
lorge scole if we hope to escqpe o lremendously
enlorged public housing progrom with oll the im-
plicotions which go wilh it.

Following is o review of the low ond procedure
ond of progress mode since lhe lost reporl:

Title I of the Nqtionql Housing Act of 1949 pro-
vides thot ony loss incurred by o City or locol ogency
in ocquiring ond cleoring slum sites ond moking
them ovoiloble for privote redevelopment will be
shored two-thirds by the Federol Government ond
one-third by rhe locol government. To enoble the
City to proceed with this progrom, this Committee
odvonced, ond the Stote Legisloture, ot the requesl
of the City Adminislrolion, odopted Chopter 784 ol
the Lows ol 1949. locol Low No. IO4 of 1949,
omending Section C4I-1.0 of the Administrolive
Code, outhorized the Moyor to execule Federol slum
cleqronce conlrocls. To remove completely ony fur-
ther doubts of our outhority to toke odvontoge of
the Federol low, ot the requesl of the Federol Hous-
ing ond Home Finonce Agency the City Administro-
tion requested, ond the Stote legisloture odopted,
Chopter 799 of the Lows of I950, which omended
Section 72k of the Generol Municipo! Low.

ln the meontime, with the opprovol ond by direc-
tion of the Boord of Estimote, this Committee op-
plied for Finol Advonce Plonning funds for eight
proiects listed in our Second Report. The Housing
ond Home Finonce Agency opproved these funds in
the omount of $174,5OO on June 30, I950. Suffi-
cient work hod olreody been occomplished so thot
it wos possible to by-poss on opplicotion for Pre-
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liminory odvonce funds ond go directly into the
finql investigotion of these eight proiects.

5ubsequently, controcls were let to orchilects,
engineers, reol estole firms qnd relocotion experls,
ond plons hove proceeded. Briefly, the procedure
under the Federol, Stote ond locol legislotion is to
present the doto onolyzing lhese slum oreos lo
estoblish eligibilify under the Notionol Housing Act
of 1947 for cleqronce ond redevelopment by new
privote ond public focilities moinly devoted to
housing, but including olso, if ond where desirobte,
business ond monufocture. A comprehensive plon
for the redevelopment of eoch oreo musl be pre-
pored ond opproved by the City Plonning Commis-
sion qnd Boord of Estimote on beholf of the City,
ond by the Adminislrotor of the Housing qnd Home
Finonce Agency of the Federol Government. This
redevelopment will then be subiect to on ogreement
belween the City ond Federol Government under
which the Federol Government will obsorb two-
lhirds of ony Ioss incurred in ocquiring ond moking
o site ovoiloble, ond the City one-third.

Provisions of the Federol low permit guoronteed
loons for ocquisition ond site cleoronce, ond con-
sfruclion of vorious site improvements such os utili-
lies ond public focilities, os well os the Plonning
Advonces olreody provided. To induce privote in-
veslors lo redevelop these siles, losses will be
incurred in offering lhe property for sole or leqse.
Normolly it is onticipoted thot these losses would
represenl the volue of the existing old buildings,
cost of demolition qnd the expense of relocoting
tenonts.

Tenonl Relocotion, the cost of which will be borne
by the developers, will be under the control of the
Boord of Estimote through this Committee ond the
Bureou of Reol Estote. Tenont Relocotion Offices will
be estoblished on eoch site ond site tenonts will be
interviewed os to their needs ond preferences. Ex-
perienced ond relioble reol estole firms, such os the
firm which mqde the Tenont Relocotion studies on
lhese proiecfs, ore ovoiloble ond will be employed
by the Direclor of the Burequ of Reol Estote. [ow-
income sile tenonts will hove first priority in the
55,000 dwelling units of Federol Public Housing
provided for New York City in the Notiono! Housing
Act of 1949, ond will be eligible olso for other New
York City Housing Authority Proiects. Moderote-
income site tenqnls will hove priority in the I I,OOO
dwelling units constructed on the 7 siles included
in the Slum Cleoronce Progrom. Further, they will
receive speciol considerotion for odmission lo lox-
exempl developments throughout lhe City. Finonciol
ossislonce will be given lo lenonls where necessory.

This Commitlee now submits for public considero-
lion seven proiects. An eighth proiect, in the Morn-
ingside seclion of Monhotton, will be the subiect
of o seporote reporl ot o loler dote.

Prices used in the estimoles of the orchitecls ore
current os of lote Fol!, ond rentol roles for the vori-
ous proiecls ore bosed upon them. ln the light of

possible nolionol emergency condilions, construc-
tion costs moy need to be revised before complefion
of these proiects. All prolecrs could support some-
whot higher renlols if necessory. lt hos been the oim
of this Commitlee to keep rentols down.

Our Commillee does not recommend thot the
Boord of Estimote lqke oction on ony specificl pro-
iect until there is o bono fide offer from respor'lsible
privote developers to purchose ond redevelofi the
site in occordonce with o plon occepfoble t{ the
City ond Federol governments. Upon receipl of such
offers, the Committee will moke recommendolions
to the Boord of Estimqte. The motler must then go
to the City Plonning Commission for report upon
lhe redevelopment plon. After this report, the Boord
moy occept, reiect or modify ofters. Redevelopment
plons ond on opplicotion for copitol gronts from lhe
Federql Government ore lhen presented to the Hous-
ing ond Home Finqnce Agency. Upon opprovol, the
City moy proceed with ocquisition of propertyr pr€-
sumobly by condemnofion, ond sole to the devel-
oper, provided no higher offer is received ot the pub-
lic ouction required by [ow.

Following is on oulline of the seven proiects sub-
mitted ot this time:
I WASHINGTON SQUARE SOUTH

An oreo of opproximofely 4O ocres south of
Woshington 5q. in the Borough of Monhotton,
generolly bounded by West Houston 51., Avenue
of the Americos, West Third 5t., ond Mercer
Street.

2 SOUTH VIIIAGE
An oreq of opproximotely l4Yz acres in the Bor-
ough of Monhotton, generolly bounded by Ave-
nue of the Americos, West Houston St., West
Broodwoy, ond Spring Street.

3 DETANCEY STREET
An oreo of opproximotely I I ocres in the Borough
of Monhotlon, generolly bounded by Eost Hous-
ton St., Allen Sl., Deloncey St., ond Forsyth 5t.

4 CORTEARS HOOK
An oreo of opproximotely 12 ocres in the Bor-
ough of Monhqtton, generolly bounded by De-
loncey St., Fronklin D. Rooseveh Drive, Cherry 5f.,
Jockson St., Grond St. ond lewis 5t.

5 HARTEM AREA
An oreo of opproximotely 12 ocres in the Bor-
ough of Monhotton, generolly bounded by Fiffh
Ave., West l32nd 5t., Lenox Ave., ond West
I35rh Sr.

6 NORTH HARLEM
An oreo of opproximotely 12 ocres in the Bor-
ough of Monhotton, generolly bounded by Lenox
Ave., West 'l42nd 51., Fifth Ave., ond West
I39rh 5r.

7 WITTIAMSBURG SECTION
An oreq of opproximotely 45 ocres in the Bor-
ough of Brooklyn, generolly bounded by Wilson
Ave., Division Ave., Morcy Ave., Hewes St. ond
Wythe Ave.
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This report outlines q redevelopmenl plon for the
North Horlem Proiect. Bosicolly the studies indicoted
thot o populotion density of obout IOO fomilies Per
ocre would be required in order to produce on
economicol!y feosible proiect. ln order to ovoid
congestion common to Horlem, lhe plon requires
thot buildings cover not over 2O7o of the lqnd.
Retoil ond business uses ore included lo meet locol
needs ond to produce odditionol income so thot
residentiol renls moy be held down.

Together with the Metropoliton Life lnsuronce
Compony's Riverton Houses, New York City's Abro-
hom [incoln Houses ond one proposed Horlem
Proiect (four blocks to the south), this proiect is port
of o molor neighborhood redevelopment of highly
congested Eost Horlem. A consideroble portion of
this conversion will be under privote ownership
with vorying degrees of ossistonce from the City
ond Federol Government.

The typicol plon proposes conslruction of I I 13
dwelling units in 2O-story buildings ond demolition
of olmost I,000 substondord tenement dwellings.
Port of the lond is now vocont, ond q port is oGGU-

pied by one-story goroges, generolly not of sub-
stonliql conslruction, sloroge yords ond porking
fields. The populotion density per ocre would be
considerobly lower thon in presenl crowded 6-slory,
non-fireproof tenemenls. The new buildings ore to

,' be fireproof, obout 2OO feet oport with londscoped
oreos ond occupying under 2O"h of the lond. The
required rento! would be $29 per room ol lodoy's
conslruction prices.

Finonciql onolysis shows thot in order to rent
such oportmenls for $29 per room per month, lhe' resole volue of the lond must be obout $2 per
sq. ft. for residentiol oreos ond $2.50 per sq. ft. for

. retoil qnd business oreos. The Commillee's reol
: esldle consultonts odvise thot there is o sufficient
i-' morkel for such oportments ond thot the lond volues

ore proper.

Accordingly, lhe Commiltee recommends thot the
lqnd be offered for redevelopment ot the price of
$2 for residentiol ond $2.50 per sq. ft. for retoil ond
business, the purchoser to demolish buildings ond
relocote tenonts other thon those eligible for public
housing.

The Committee hos received o sotisfqclory offer
from o reliqble builder. He will meet lhese lond
prices ond construct I280 dwelling units in fire-
resislont buildings. His proposed rentol is $25 per
room. He proposes to include relocotion of tenonls
ond ogrees lo complete the enlire developmenl in
o reosonqble time. His plon hos 22.6% lond cover-
oge ond lO9 fomilies per ocre, slightly more thon
we propose.

Since they propose low rents, $2.00 per squore
foot is o reosonoble offer for the lond. lt would olso
provide lower rentols thon the $29.00 Per room
our proposol would necessitole. Site tenonts will
hove o priority in relocolion..We hove hod no offers
to dote on the type of proiect we prefer, despite the
publicity in our second reporl. The unit plon of the
oportments proposed by the developer is not os
good os ours, bul it is odequole ond is the type of
oporlment this group wonts to build ond which they
know hos been occeptoble in other oreos. The loyout
plon follows our own development plon ond meels
the lond use requirements recommended. We lhere-
fore recommend thot the Boord of Estimote refer
this proiect to the City Plonning Commission for
opprovol, with the underslonding thot lhe sponsor
will guoronfee to rnoke o bid bosed on the generol
lerms of their offer, when the lond is offered for sole
ot ouction.

We olso hove on underslonding thot this group
will gront priority lo lenqnls in other Tifle I proiects
who normolly come within this rentol ronge. There
will be no discriminotion in the selection of lenonts
becouse of roce, creed or color. The sponsor's plon
is described ond shown in the oppendix.

Philip J. Cruise
Choirmon, New York City Housing Authority

John P. McGroth
Corporotion Counsel

Choirmon
Robert Moses

Conslruclion Co-ordinotor ond Plonning Commissioner

Lqzorus Joseph
Comptroller

a

John C. Riedel
Chief Engineer, Boord of Estimqte
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HOUSING AND HO'I,IE FINANCE AGENCY OF THE UNITED STATES

RAYMOND M. FOLEY, Administrqtor

N. H. KEITH, Director, Slum Cleoronce dnd Urbon Redevelopment

BOARD OF ESTIMATE OF THE CITY OF NEW YORK

VINCENT R. IMPELIITTER!, Moyor

LAZARUS JOSEPH, Comptroller

JOSEPH T. SHARKEY, President, The Council

ROBERT F. WAGNER, JR., Presidenf , Borough of Manhotton

JAMES J. IYONS, Presidenl, Borough ol The Bronx

JOHN CASHMORE, Presidenl, Borovgh ol Brooklyn

MAURICE A. FITZGERALD, Presidenf , Borough of Queens

CORNEIIUS A. HALL, President, Borough of Richmond

COM'i,IITTEE ON SLUM CLEARANCE PTANS

ROBERT MOSES, CHAIRMAN, Consfruclion Co-Ordindlor qnd Planning Commissioner

PHltlP J. CRUISE, Choirmon, New York City Housing Authority

TAZARUS JOSEPH, Comptroller

JOHN P. McGRATH, Corporalion Counsel

JOHN C. RlEDEt, Chief Engineer, Board of Esfimofe

GEORGE E. SPARGO, Assisfo nt Io Chdirmon

HARRY TAYIOR, Director

JOHN J. BEGGS, Assisfont Direclor

CONSULTANTS

SKIDMORE, OWINGS & MERRILL, Archifecfs-Engineers, Coordinoting Archifecfs

CHARTES F. NOYES COMPANY, lNC., Reol Esfofe Consulfonfs

WOOD, DOLSON COMPANY, lNC., Reol Esfofe Consulfonfs
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Approximotely 21/z blocks of old, overcrowded
tenemenls, vocont lots ond deterioroting commerciol
slructures will be reploced by modern oportmenls,
new stores, off-streel porking spoces, ploy oreos for
children, ond gross ond lrees in the open spoces be-
lween buildings, ollowing plenty of lighr ond oir.
The new slores on Lenox Avenue ond the porking
spoce on West 142nd Streel form o buffer olong the
busiest streels, protecting most of the residentiol
buildings from noise. Closing one ond one-holf
streels eliminotes uneconomic streel oreos, prolects
the children within the proiecf, ond mokes more
spoce ovoiloble for londscoping.

The problem of the site plon is to estoblish q sufti-
cient density to offord o proper finonciol relurn on
the inveslment without producing excessive coveroge
of the site. To ochieve lhis, considering the high lond
volues in Monhotlon, it hos been found expedient
to use lwenty-story struclures rother thon lhe con-
venlionol fourteen-slories. There is o slight increment
in cosl for the twenty-slory height, due lorgely to
the need for increosed elevotor size ond speed. How-
ever, the lower percentoge of lond coverqge, giving
more light ond oir to eoch oporlment is worth this
difrerence in cost.

For the net oreo of opproximotely twelve ocres lo
be redeveloped, o density of close to IOO fomilies per ocre, with not more thon 4OO persons per ocre, is

proposed. This net oreq includes the beds of closed
slreels. The site plon presents seven buildings, eoch
2O-stories high, with eight oportments per floor,
moking o fotol of I,II3 dwelling units.

ln reviewing the economic ond mqrketing condi-
tions in the generol oreo of the site, populotion trends
hod to be token into considerolion. The generol pop-
ulotion trend throughout Monhotton slorfed down-
word in I910. The census relurns show o moderote
drop from l9lO ro I92O ond o shorper drop from
I92O fo I930 os people moved to other boroughs.
ln this 2o-yeor period Monhotton lost roughly 20%
of its populotion, but from 1930 to I94O it rose
1.2%.

At the North Horlem sile, lhe overoge density of
populotion in I94O for the 2 census lrocts thot divide
the site wos 293 persons per residentiol ocre. This
showed on increose of 2.4"/" during len yeors for
the northern lroct, but o drop of 6"/" tor the southern
one. In l95O rhe findings of Wood, Dolson Co., lnc.
show o drop of 52"h tor both trocts, which is prob-
obly exploined by the quontity of vocont lond. Vo-
cont lond now comprises 29 % of whot wos formerly
residentiol oreo.

The I940 rociol distribution on the site wqs .I o/"

nolive whites, .I % foreign-born whites, ond 99.8"/"
non-white.

.6



While the populotion wos deceosing, lhe rentols
ot the sile remoined olmosl conslont. The t 940
census showed on oyeroge fomily renlol of $33.fl)
per monlh. Wood, Dolson Co., lnc. found in I950 q
slight rise lo on oyeroge fomily rentol of $34.40
per month.

fhe percentoge of owner occupied dwelling units
in Monhotton wos 1.2% ot the time of rhe I94O
census. At the North Horlem site in 1950, Wood,
Dolson Co., lnc., found only .4"/" of the dwelling
unils owner occupied.

The 920 fomilies living on the site in 1950 hove
on qverqge onnuol income of $3,866, occording to
the figures of Wood, Dolson Ce., lnc.

Stores on the North Horlem sile consist olmost
entirely of conversions of the street floor of residen-
tiol structures. There ore 38 occupied slores ond I
vocqnt slore of this type on the site. Using the Con-
solidoted Edison Survey of New York Cily (I944) os
o bosis, the different types of slores in the I4 blocks
including ond surrounding the site ore os follows:
Type ol Store fotol Number

Food
Weoring Apporel.-
GenerolMerchondisi -

Drug Stores --..------.--..
Home Furnishings -

These figures indicote thot there qre insufiicient
stores for the density of the populotion. The redevel-
opment plon therefore includes lwo locol retoil
slores. The Horlem site four blocks to the south will
hove olher new slores fronling on West l35th Street
ond on Lenox Avenue.

Additionol spoce could be used for slores on the
norlh sile in the smoll section of the block between
West l42nd Street ond l43rd Street, focing on
Lenox Aveue, which is zoned for business. Or this
section might be used os o possible relocotion for the
Sovoy Bollroom.

All new slores ond commerciol buildings will serve
not only the fomilies on lhe site but the surrounding
neighborhood os well.

Studies by rhe Boord of Educotion Stofi, the Archi-
lects ond the Committee Stofr hove led to the conclu-
sion thot provision of odequote grode school focili-
ties for this site ond the Horlem Proiect iust to the
soulh will require reconslruction of Public School 89
of Fifrh Avenue ond I35th Street. Considerotion wos
given to the modernizotion of this old grode school,
bul cost ond other procticol fqclors indicote lhot re-
conslruction is odvisoble. About one-third of the
registrotion in this school will come from the North
Horlem Proiect ond obout one-third from lhe Horlem
Proiect.
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The North Horlem site is q mixed neighborhood

of 6-story lenements, reloil slores ond monufoctur-
ing, belween Lenox ond Fiffh Avenues from West
l39th Street to West l42nd Streel, excluding the
Borden's lce Creom Compony which occupies lhe
eqstern holf of the block belween West I4lst Street
ond I42nd Street. The Borden foctory provides em-
ployment in the cornmunity ond would be uneco-
nomic lo move. Also to be ocquired ond ossigned to
commerciol use is o porlion of the next block to the
north, focing Lenox Avenue ond exlending bock from
Lenox Avenue 185 feet. The remoinder of the block
is occupied by rhe Nedick Compony ond the 369th
lnfontry Regiment Armory.

The site lies in Section M2 ol the Mosler Plon of
Sections Contoining Areos for Cleoronce, Redevel-
opment, ond Low-Rent Housing.

lmmediotely south of the North Hqrlem site there
is o lorge vocotionol high school. Four blocks south
of the site lies the Horlem site for slum cleoronce
ond ocross Fifth Avenue from thot ore the Abrqhom
Lincoln Houses, o low-renl housing proiect operoted
by the New York City Housing Authority with renlqls
subsidized equolly by rhe Stote of New York ond the
Cify of New York, ond Riverton, o moderole rentol
housing development of the Metropoliton Life Insur-
once Compony.
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UNIT PLANIV
ln developing o procticol qnd economicol unit

plon for oporlmenl buildings severol cost studies
were mode. After onolyzing vorious heights of build-
ings, the study wos norrowed down lo fourleen
slories versus lwenly stories. A comporison wos mode
between the cosl of building three fourleen-story
slructures os ogoinsl lwo lwenty-story struclures with
voriotions of eight, ten ond lwelve oportments for
eoch floor.

The odvontoge to the site plon of ochieving the
some density of populotion in fewer buildings wos
obvious. lt meont toller buildings with more spoce
between them for light ond oir. Some of the spoce
wos indeed mondolory for off-street porking to meet
lhe new requirements of the Zoning Resolution of
rhe City of New York.

The cost onolysis wos developed in three moin
divisions, nomely the relotive cosls of building con-
slruction, of the three mechqnicol lrodes, ond of ele-
volors. For the first, the relolive cosls of the reinforced
concrele struclurol frome-work were onolyzed by
Strobel & Solzmon, structurol engineers. The olher
feolures of construction costs were onolyzed by the
Architecls' estimoting deporlmenl. For plumbing,
electricol, heoting ond ventiloting work, the onolysis
wos mode by Seors & Kopf, mechonicol engineers.
The Otis Elevotor Compony engineering deportment
onolyzed the comporqtive costs of elevolors for the
different height buildings.

The result of the onolysis of these three moin divi-
sions of cost wos the discovery thot two twenly-story
buildings cosl no more lhon lhree fourfeen-story
buildings os for os construction goes. lf concrele of
4000 pound strength is used for the six lower floors
of o twenty-story building ond the convenlionol 3000
pound strength elsewhere, no cost is qdded. The
mechonicol cost olso remoins the some.

There is, however, o slight incremenl in the cost
of elevolors due to the greoler speed needed to ser-
vice twenty slories. The elevotors recommended hove
cors of 2500 pounds insteod of the convenlionol 2000
pounds, ond o speed of 350 feet per minute. The
lorger cors wilh wider doors speed up the moving
of both furniture ond possengers.

The onolysis of elevqlor efticiency helped to de-
lermine the number of oportmenls thot would be
economicol for eoch floor of o twenty-story building.
A unit plon of eight oportmenls per floor wos orrived
ot with lhe oportments on eoch side of o cenler cor-
ridor. This resulted in buildings of o length thot fitted
odvontogeously on the sile, without overlopping

closed slreels or disturbing existing utilities under
fhe slreets.

Fifty percent of the oportments on eoch floor hove
two exposures lo light ond oir. The others, olthough
hoving only one exposure, ore oriented so os to hove
either morning or ofternoon sun ond look out qcross
qn unusuolly wide exponse belween buildings. The
height of the buildings odds to the view ond the
generol feeling of spoce.

The proposed unit plon tokes odvonloge of the
current proctice of providing interior bothrooms. This
ossigns the moximum light ond oir to living rooms,
bedrooms, ond kitchens, leoving the inside oreo for
holls, storoge closets, bothrooms, ond olher spoce
nol in continuol use.

The oportment loyout ollows lhe moximum of
privocy to both living ond sleeping qreos, hoving
enlrqnce foyers between the two. There is olso direct
occess in oll coses from the foyer to the kitchen for
delivery of pockoges ond lhe removql of rubbish
ond gorboge.

All oportmenls hove o dining olcove odioining
the living room, shoring the odvontoge of the long
window.

Bedrooms qre generous in size, lorge enough for
lwo occuponls, except for one bedroom on eoch
floor. This exception is in the lorgest oporlment where
rhe third bedroom is ten feet by eleven ond o holf
feet. The lorge oportments olso hove on odditionol
lovotory ond toilet.

At the opposite end of eoch floor from the three-
bedroom oportments ore two two-bedroom oport-
ments. fhese ore speciolly orronged so thot it is pos-
sible to convert them into o three qnd o one-bedroom
oporlment by meons of o minor reorrongemenl of
doors ond the oddition of on interior woll to form o
possogewdy to the third bedroom. Such on orronge-
menl ollows flexibility in the size of oportments in
eoch building to meel the flucluolions in demond of
new tenonts ond even the increosed needs of grow-
ing fomilies olreody living in the building.

The distribution of different size oportmenls is
bolonced occording to the fomily stolistics on the site.
The most numerous ore lwo-bedroom oporlmenls
with one three-bedroom ond one one-bedroom
oporlmenl on eoch floor. More one-bedroom units
occur on the ground floor of eoch building where the
entronce lobby reduces the ovoilqble living spoce.

Tenonl focilities such os bulk storoge spoce, perom-
bulolor sloroge, ond loundries will be provided for
eoch building.
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APARTMENT DISTRIBUTION:

APARIMENTS PER FTOOR

APt.
Types

3 Room
3% Room
4Yz Room
5% Room

Apt.
Types

3 Room
3Yz Room
4t/z Room
5Yz Room

Per-
(enloge

r2.6
r.3

73.5
12.6

Totol
Conslruclion

Rooms

420
42

3276
700

Totol
Rento I

Rooms

420
49

3685V2
770

Bed
Rooms

First
Floor

2nd Thru
20rh Ft.

APARTMENT TOTALS

Proiect
Totols

I40
t4

819
r40

.III3

Per
Blds.

20
2

117
20

t59

I
I
2
3

I
0
6
I
5

I
2
3
I
7

Bed
Rooms

Rentol
Rooms
Added

I
I
2
3

1/2. Per Apl.
1/z Per Apl.
7z Per Apt.

r 00.0 4438 4924V2

[AND:
Tolol oreo of Site, excluding Slreets:
Areq of Slreets lo be closed:
folol Areo of Site including Slreels:

Lond reloined by Cily-conveyed for slreel widening:

5q. Ft.
Areo

490,379
78,9OO

569,279

40,736

s28,543

55,412
47,200

102,612

Areo ln
Acres

11.26
r.8l

92

452,5741
75,9691

13.O7

12.15
1o.4t

1.74

Lond covered by Aportmenl Buildings:
Lond covered by Commerciol Buildings:
Totol Lond Covered by Buildings:

Percenloge of Coveroge of lqnd
Percenloge of Coveroge of Lond for Redevelopmenl:

By Aporlmenls only: 1O.4%
By Commerciol only: 8.9%
By All Buildings: 19.3"h-

Porking Areo (224 Cors)

Totql lond qreo per Aporlmenl:
fotol Iond oreo per Conslr. Room:

Lond cost os if cleored:
Lond cosl in presenl condilion:

BUILDINGS:

Number of Buildings:
Number of Aporlmenls:
Number of Conslruclion Rooms:

Rento! Rooms:
Gross oreo per Conslruclion Room:
Estimoted Populolion:
Populotion Densily:

Net Areo of Lond for Redevelopmenl:
(Net Areo for Housing
(Nel Areo for Commerciol

Cuboge: 11,669,426 Cu. Fl. loldl
10,388,434 Cu. Ft. Aporlmenls

1,280,992 Cu. Ft. Commercio!

Totol Sq. Fl. floor oreo:
Tolol Sq. Ft. Residentiol oreo (20 Stories):
Totol Sq. Fl. Commerciol qreo (I Story):

(!ncludes cellor qreos in eoch)

1.27
l.o8

T.ss

7-20 Stories
III3
4438

4924Y2
247.4 sq. lt.

4340 persons

357 persons per redeveloped dcre 192 fomilies)
417 persons per nel residenliol ocre (107 fomilies)

63,425 I.58

472 Sq. Ft.
II8 Sq. Fr.

$3.0O per Sq. Fr.

$2.04 per Sq. Fr.

1,152,212 Sq. Fr.

I Sq.
Sq.

2
94,4O0

7,8,05 FT

FI
TYPICAL FLOOR PLAN
SCALE IN FEET
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TENANT RELOCATION

Title I of the Housing Act of I949 fixes the condi-
lions ond responsibilities regording relocotion by o
loco! public ogency under Section I05 (C) os follows:
"Controcls for finonciol oid . . . which require thot
. . there be q feqsible method for the temporory
relocotion of fomilies disploced from the proiect
oreo, ond thot there ore or ore being provided in the
proiect oreo or in olher qreos not generolly less
desiroble in regord to public utilities ond public ond
commerciol focilities qnd ot renls or prices within
the finonciol meons of the fomilies disploced from
the proiect oreo, decent, sofe, ond sonitory dwellings
equol in number to the number of ond ovoiloble to
such disploced fomilies ond reosonobly occessible
to their ploces of employment."

lnformqlion of o sociol ond economic noture wos
oscertoined regording the fomilies to be relocoted,
complele reporls of properties on lhe siles were veri-
fied through building by building field inspeclions,
listed by block numbers, Iol numbers, oddresses,
conditions, numbers of oporlments, owner occu-
ponts, occupied ond vocont slores in residentiol
buildings, non-residentiol properlies were desig-
noted ond corresponding summories were mode.
Aportment dolo wos broken down occording to
numbers of rooms per units reloted to renls, ond
oportmenl focilities were broken down occording to
centrql heol, hot woler ond lock of heot, cold woler
ond lock of heot ond hot woler, complete bothrooms
ond seporote toilets. Estimotes were mode of fomily
income brockets reloted lo renlol ronges. Furlher
eslimoles were mode of the numbers of persons oc-
cupying specific numbers of rooms ond the reloco-
tion preferences of oll fomilies.

Site tenonts who will hove to be disploced in the
SIum Cleoronce Progrorn foll inlo lwo brood groups
eoch of which requires different methods. One group,
due to Iow eornings, consists of fomilies ELIGIBLE
for public housing. The other group, eorning obove
opplicoble limits, is lNEtlGlBtE.

To cover fomilies EtlG!BtE for publicly ossisted
housing on inquiry wos direcled by the Choirmon
of the Committee on Slum Cleoronce Plons to the
Choirmon of the New York City Housing Authority
os to occommodotions the Authority could offer lhese
EtlGlBtE fomilies. Under the Housing Act of 1949
priority is given ELIGIBIE site tenonts on proposed
Tifle I proiects for odmission to ony Title lll Federolly
oided locol proiect. A reply to the letter of inquiry
indicotes thot 50,000 to 55,000 units under Title lll
Federolly oided housing will be preponderontly more
thon enough to loke core of the estinroied 3,91I
fomilies EtlGlBtE. A copy of the reply follows:

NEW YORK CITY HOUSING AUTHORITY
63 Pork Row New York 7, N. Y.

October I5, 1950

Honoroble Robert Moses, Chqirmqn
Committee on Slum Cleoronce Plons
Office of City Construction Co-Ordinotor
Rondoll's lslond
New York 35, New York

Deor Mr. Moses:

ln occordonce with your request of October 2nd,
I950, we hqve corefully reviewed the Tenont Relo-
cotion Surveys of the Title I Slum Cleoronce Proiecls.
Our onolysis indicotes the following estimoted relo-
cotion possibilities for low-rent housing.

Site

South Villoge
Woshington Squore

South
Corleors Hook
Deloncey Street
North Horlem
Horlem
Williomsburg

Tolols:

Fomilies Eligible for
Low-Rent Housing (Est.)

587 35%

Totol No.
Fomilies

I 680

2464
718

r 569
920

r 683
3292

370
172
58r
368

ror0
823

15%
24%
37%
40%
60%
25%

12326 39r I 3r.7%

The Authority's onlicipoted schedule of conslruc-
tion is eslimoted ot 50,000 to 55,000 units under
Title lll of the Federol Housing Act, ond on odditionol
24,OOO units in the New York Stote Housing Progrom.
It is the Authority's intention lo hove this progrom
provide suitoble dwellings for oll Title ! site fomilies
eligible for low-rent housing. The Authority expecls
thot its construction schedule will be timed so lhot
the necessory oportments ore ovoiloble os required
during the site cleoronce process.

The obove relocolion onolysis wqs bosed on the
following foctors which our experience hos indicoted
to be most opplicoble to the problern:

Generolly fomilies eorning up to $2500 per on-
num were considered eligible for low-rent housing
ot present income limits for odmission. Single person
fomilies, mosl of whom ore eslimoted to eorn less
thon $2500, were treoted os ineligible os such indi-
viduols moy not be qdmitted to Federolly-oided
Housing Developmenls, ond there ore only o limited
number of such units in Stote-oided Proiects. Con-
siderotion wos given to the foct thot income limits
for the smoller non-veleron fqmilies ore less lhon
$2500, while income lirnits for non-veteron lorge
fomilies (five persons or more) ronge up to $3024. ln
oddition, income limits ot Stote-oided Proiects for
veteron fomilies of oll sizes ore higher thon the
income limits for non-veteron fomilies.
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The effect of eoch of these foctors on eligibility
with respect to eoch site studied were estimoted to
orrive ot the result indicqted.

Authority experience ot our operoting sites is thot
the proportion of fomilies relocoted to self-ocquired
occommodqlions in privotely owned reol eslote
ronges from 42% ro 8I % of those vocoting; vorying
in occordonce with differences in site occuponcy ond
other site condit 

sincerery yours,

PHITIP J. CRUISE

Choirmon

Of the lenonls lNEtlGlBtE for odmission to pub-
lic housing more thon holf will receive preferentiol
slolus ond con be token core of fully in the I I,000
dwelling units proposed to be built under Tirle I

itself. The remoining INELIGIBIE fenonts, occording
to the experience of the New York City Housing
Authority os indicoted by fhe following survey "Re-
movol Experiences of the New York City Housing
Authority in Tenont Relocotion" indicoles thot this
group of lenonts will prefer lo relocole lhemselves.
Avoiloble to this group ore opproximotely 20,000
onnuql voconcies occurring in the normol course of
events through deoths, circulotion within fhe Cily
ond removol from the City of other fqmilies. Accord-
ing to recent construclion figures obout 80,000 new
dwelling unils ore being or will be built within the
Cify of New York within lhe neor future.

ln oddition, it is conlemploted thot o privote locol
relocolion service be engoged to estoblish on office
ot eoch slum cleoronce sile. This privote ogency is
to be directed, supervised ond controlled by rhe Cify
of New York Bureou of Reol Estote to qssure com-
plionce with the intenl of locol ond Federol lows ond
regulotions, eviclion procedures, ond monogement
policies ond the encourogement of speed in cleoring
the sites for evenluol Title I redevelopment. Listings
of voconcies will be solicited ond, if necessory, pur-
chosed from locol reol eslole brokers. The coopero-
tion of locol welfore ogencies, newspopers, rodio
ond lelevision slolions, reol estote boords ond
ogencies, civic orgonizotions, ond religious groups
will olso be enlisted.

ln stimuloting independent relocolion, emphosis
must be ploced upon site fomilies moking every
reosonoble efforl to relocote themselves in oporl-
ments of their own choosing. Where such lenonts
ore not oble to relocote themselves the relocolion
service will ossist them. Obviously the work of site
cleoronce will be relieved ond occeleroted if o greot
number of tenonls relocole themselves. Self-relo-
colion olso reduces to o greot extenl the difficult
relotions orising out of urging on fomilies o choice
which is not their own. Useful in expediting such
relocolion is piece-meol demolition of buildings os
vocoled ond finonciolcontribution lo the site fomilies
who relocole lhemselves.

Provisions of Title I olso require o feosible method

for the Temporory Relocotion of fomilies living in
o proiect oreo. This provision is intended to meet o
situqtion in which it moy not be pogsible in under-
toking o proiect ro fulfill immediotely oll the stond-
ords specified for the permonenl rehousing of such
fomilies. Temporory rehousing is required to be ot
rents comporoble to those poid by disploced fomilies
to be relocoled ond generolly no less desiroble os
to stondords. These requisiles ore met by progressing
lhe conslruction in seclions through reorronging the
lenonls in portiolly vocoled buildings combined with
the use of vocont lond ond business ond commerciol
properlies. The conditions will vory in eoch proiect.

ln order to sel ol rest ony feors, fomilies ore
ossured lhol relocotion help will be reodily ovoiloble
ond there is o fronk desire to be of moximum ossis-
lonce in corrying oul the individuol wishes of eoch
fomily. Emphosis is ploced on the preferenliol eligi-
biliry of site lenonts to return to the proiect when
completed, or if eligible, to be odmitted to publicly
oided housing. letters in simple understondoble
longuoge will be circuloted to the sile tenonts odvis-
ing them of relocqtion policy, ond their rights to
odmission in the proposed proiects or in existing
dwelling unils. Consistent with o policy of keeping
the site occuponts well informed, personol inter-
views will be conducted to help ond encouroge occu-
ponts to move.

The totol number of fomilies breok down os fol-
lows:

Removol Experiences of the New York City Housing
Authority in Tenonl Relocotion - qs of 9/l/5O

South Villoge
Woshington Squore
Corleors Hook
Deloncey Street
North Horlem
Horlem
Williomsburg

Site

Smith

Melrose

Foster

Flushing

St. John's

Tolol
Fomilies

I,680
2,464

718
1,569

920
I,683
3,292

Dote of
Acquisilion

7/2s/46

8/3/46

8/2/46

to/r8/4e

3/1s/so

ro/t /4e

Eligible
for

Public
Housing

587
370
172
58r
368

I,OIO
823

will
Relocole
in Proiecl

546
1,O47

273
494
276
336

1,234

will
Relocole
Oulside

of Proiect

547
1,O47

273
494
276
337

1,235

Self-
Relocoled

No.

748
44%

so4
42%
676

47%
r03

47%
69

ss%
1,080
8t%

Totol
Relototed

No.

1,716
roo%
1,213
roo%
1,433

100%
220

r 00%
126

r 00%
1,339

r 00%
5t. Nicholos
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tncluded in "A Guide lo Slum Cleqronce ond
Urbon Redevelopment Under Title I of the Housing
Act of 1949" os revised July 1950, on poge 27 is o
requirement lhot the locql ogency describe the ode-
quocy of the relocotion service estoblished or utilized
by rhe locol public ogency. Typicol of firms odequole
for relocotion service is Wood, Dolson Compony,
lnc., which hos prepored rhis lenont relocotion
reporl. lt is o reol estole service orgonizotion estob-
lished for more thon holf o century. !t mointoins
fully stofied deporlments in listing ond renting
oportments, tenont relotions, monogement, broker-
oge, mointenonce engineering, occounting, opprois-
ing ond insuronce. !t hos ovoiloble troined personnel,
exhoustive records ond up to dote lox mops. lr will
be odvontogeous to combine the functions of tenont
relocotion, monogement ond demolition in o single
office. The types of properties such componies cur-
rently deol with cover the types found on lhe slum
sites ond those proposed to be erecled.

ln redeveloping on oreo such os North Horlem,
it is feosible to corry out both demolition ond new
construction in ol leosl lwo progressive stoges. By
demolishing only one seclion of the site it is pos-
sible to leove the other residences undisturbed unti!
the first seclion of new oporlmenl buildings is com-
pleted. Ihe first seclion is chosen to include vocont
lond ond o lorge proporlion of industriol ond com-
mercio! buildings. The lost section to be demolished
con be thot where fulure slores or porking oreos
will be situoted.

The first step in tenonl relocolion is lo oscertoin
which lenonts ore eligible for public housing ond
to help lhem move into existing proiects. Of the 920
fomilies on the North Horlem site, it is estimoted
thor 368 or 40% will be eligible for public low rent
housing ond con move os soon os voconcies ore
ovoiloble. This will leove empty oporlmenls on the
site for the temporory use of those fomilies who ore
woiting to move into the first of lhe new oportmenls
in the redevelopmenf.

On the North Horlem site demolition could stort
with block 1738 (refer to mop of block, !ot, ond
house numbers in the Appendixl ond the eostern
end of block 1737, from lot 46 eost. This oreo con-
loins the most vocont lond ond the mosl non-resi-
dentiol struclures. Five new buildings could be
storted here without disturbing the remoining resi-
dentiol buildings so thqt some new oportments
would be reody for occuponcy before ony more
demolition is storted.

The lost lond to be cleored would be the portions
of blocks 1740 ond I739 which ore to be reploced
by new slores ond o porking oreo.

Of the tenonts not eligible for public housing
there will be on estimoted 276 or ot leost 3O%
who will prefer lo relocole themselves ond who will
be given oll possible qssislonce. lt is estimoted thot
on equol number will choose lo renl in the redevel-
opment itself ond will be given preferentiol stotus.
These fomilies moy need only temporqry occommo-
dotions until the proiect is completed.

ln oddition to this group it is estimoted thor I74
fomilies could move into the redevelopment from lhe
Horlem site if, os onticipoted, the North Horlem
construction is the first to be completed. There will
be more oportmenls ovoiloble for site tenonts if
more thon the number we hove estimoted do prefer
to stoy within the proiect. There will be I I 13 new
oporlmenls whereos we hove only estimoted op-
proximolely 276 fomilies will wish lo relocote in
the proiect. They will olso be given preference in
other Title I proiects, ond the converse will olso be
true.
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LAND:

PROJECT:

Totql Estimoted Cost of Building

TOTAL ESTIMATED COST OF PROJECT

E5T!frIATED COSI TO PR.IVATE REDEVETOPER - (TYPICAI PIAN}

Approised Ressle Volue os if Cleored:
528,543 sq. ft.

Lesc: Erlimoted Cost of Obtoining Posression:
(Demolition qnd lenonl relocolion)

f,esole Volue of Lond in ils Present Condilion

Field Cost of Slruclures
Archilecls' Fee (3.5%)

fotol Structurol Cost
Cost of Londscoping ond Site lmprovemenls

Totol Cost of Buildings ond Site lmprovemenls

lnleresl on Lqnd during Conslruclion
lnlerest on Building during Conslruclion

Tolol lnteresl on Working Copitol
Reol Estote Toxes on Lond during Conslruclion
Finonce, Legol ond Orgonizolion Expense

folol lnleresl, Toxes ond Finoncing during Conslruclion

$ I,585,629

507,000

BUITDING:

] 1,078,629

$I I,532,832
4O3,649

$l I,936,481
I83,50O

$I2,1 19,98I

$ 95,138
363,599

$ 458,737
77,4OO

242,4OO

$ 778,537

$l 2,998,5I 8

$14,484,147

FINANCIAT PIAN FOR PR.IVATE REDEVETOPER - (TYPICAI

Cost of Lond ot Approised Resole Volue os if Cleored
Estimqted Cost of Buildings os of Dole of Completion, including

oll fees, loxes ond finoncing

Totol Estimoted Cost of Proiect

Estimoted Renlol Volue:
Aporlmenls:4,9241/z renlol rooms @ $29.50 per room per

monlh, or $354 per room per onnum
Slores:47,2OO sq. fl. bosement @ 30c

47,2OO sq. ft. grode fl. @ $3.00
Porking Spoce: 224 cors @ $I20

fotol Estimoted Rentol Volue
Less: Vocqncy Reserve ol 7"h

Effective Rentol Volue

Operoting Expenses:
Aporlmenls 4,924r/z renlol rooms @ $90
Slores: 94,4OO sq. ft. @ 20c

Totol Operoling Expenses
Reol Eslole Toxes

Totol Operoting Expenses trnd fqxes

Nel Relurn on o Free qnd Cleor Bosis
Percenloge of Net Relurn on lnveslmenl

PIAN}

$ 1,585,629

12,898,518

$14,484,147

$ 1,743,273
I4,I60

I4I,600
26,88O

$ I,925,913
I34,8I4

$ 1,791,o99

$ 443,205
18,880

$ 462,085
345,000

$ 807,085

$ 984,0I4
6.79%

COST ESTIMATES & FINANCIAL PIAN
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TRANSPORTATION

The existing tronsporlotion focilities will not be
moteriolly offected by rhe redevelopmenl of three
blocks. No streets corrying buses ore lo be closed.
The Lenox Avenue bronch of the West Side l.R.T. Sub-
woy provides on express stop ol I35th Street qnd o
locol stop ot I45rh Streel. Bus lines on Lenox Avenue,
Seventh Avenue, West l45rh Streel, ond neorby
Modison Avenue, provide convenienl conneclions to
other lronsportolion lines. These include the I25th
Street Stotion of the New York Centrol Roilrood ond
the New York, New Hoven & Hortford Roilrood.

The I45th Street crosstown bus runs wesl lo Brood-

woy ond eost over rhe l49th Slreet bridge to the
Bronx. The I35th Street crosstown bus ond the Modi-
son Avenue bus both cross the Modison Avenue
Bridge ot l38th Slreef, two blocks from the corner
of the site.

142nd Slreel, olthough o lwo-woy streef, is being
used os occess to the Horlem River Drive soulhbound,
with l43rd Street being used for the exit of north-
bound trofric. Both of lhese slreels ore lo be widened,
os well os I39th Street which will be chonged to o
fwo-woy street.

ll
No streets corrying buses will be closed by the

redevelopment plon. West I4oth Street ond port of
West I4lst Street will be closed within the proiect
oreo to odd to the spoce ovoiloble for residentiol use.
West l42nd Street will be o lwo-woy slreet from
Lenox Avenue os for os the Borden lce Creom Com-
pony ond will then chonge lo eost bound only, leod-
ing into the Horlem River Drive. The moin exit from
the Horlem River Drive northbound is onto West
I43rd Slreet, o block north of the site.

Westbound lroffic will be corried from Fifth Ave-
nue on I4l st Streel ond north oround the Borden lce

Creom Compony to continue wesl on l42nd Streel.
This route will olso corry eostbound troffic ond both
I4Ist ond l42nd Streets will be widened. l39rh
Street will olso be widened, ond will become o lwo-
woy streel.

Off-street porking spoces for lenonls' use, lo meel
lhe new requirements of the Zoning Resolution of
rhe Ciry of New York, ore ploced in the holf-block
belween l4lst ond l42nd Streels behind o store
building focing on Lenox Avenue. Access to the pork-
ing oreo is from Lenox Avenue or from l4Ist Street.

ill
The redevelopment of the site with the resultont

lower density of populotion will reduce the demond
on neighborhood focilities. These hove been consid-
ered odequole in generol for the present extreme
density.

The new stores proposed in the redevelopment
plon will help to olleviote the shortoge of shopping
focilities for the enlire neighborhood. Stotistics on
ovoiloble slores ore included in the first section of
this report.

The occomponying mop shows the public focilities
of service to the communily locoted within o holf
mile of the North Horlem ond neorby Horlem sites.
Within this oreq on the Monhotton side of the Horlem
River there ore eight public schools, two lunior high
schools, o vocolionol high school, severol Iorge
churches, five fire stotions, five police stotions, the
Horlem Hospitol ond lwo heolth stotions, three
bronches of the Public Librory, o lorge bronch of the
Y.M.C.A., four public porks, ond seven public ploy-
grounds of vorying sizes including o lorge one for
which o recreotion building is proposed. This build-
ing will include o swimming pool, ouditorium, gym-

nosium, qnd club rooms.
lncluded in the Horlem development four blocks

to lhe south is o lheoter, lhe Horlem Children's Cen-
ter operoted by rhe Children's Aid Society, ond o
public Both House ond Swimming Pool operoted by
the Deportment of Porks. A totol of three low-rent
public housing proiects ond one moderole rentol
proiect, operoted by the Metropoliton Life lnsuronce
Compony qre in the oreo. An odditionol low-rent
public housing proiect, Eost Horlem Houses. is olso
proposed for this generol oreo.

Speciol considerolion wos given to the grode
school problem by the stoff of the Boord of Educo-
lion, the Architects ond the Commiltee Stoff. Public
School 89 ot I35rh Street ond Fifrh Avenue, which
will serve this proiect ond the Horlem Proiect, is old
ond inodequote. As indicqled in the Redevelopment
Plon, rehobilitotion of this school wos found improc-
ticol ond, occordingly, cornplele replocement is rec-
ommended. The cost of reconslruction on on estimoled
reEistrolion bqsis would oppeor to be chorgeoble
one-third to this proiect ond one-lhird to the Horlem
Proiect.

STREETS & TOCAL TRANSPORTATION

COMMUNITY FACILITIES

22
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EXISTING ZONINGIV

V

VI

The existing zoning for the site is clqssified in three
moin divisions under the Zoning Resolution of the
City of New York (I916) nomely Use Districts, Height
Districts, ond Areo Districts. Residentiol struclures ore
further subiect to the Multiple Dwelling Low of 1929,
ond wherever on inconsislency between the Zoning
Resolution ond the Multiple Dwelling Low occurs, the
more reslrictive of the two codes opplies.

Under Use Districts, lhe North Horlem site is zoned
for four uses: Reloi!, Business, Monufocluring, ond
Unrestricled. Retoi! includes both sides of West I39th
Slreel, Business includes oll property focing on Lenox
Avenue, ond the bolonce of the site is zoned for
Monufocturing. Although not on the site, it is of
inleresl thot the eost side of Fiffh Avenue is in on
Unrestricled Use District.

Retoil Districts exclude cerloin specific types of
uses, nolobly monufocluring, but permit o limited
omount of monufocluring in o retoil estoblishment.
Business Districts exclude certoin specified types of
industries, trodes, ond uses, ond limit types of odver-
tising signs. They permir light monufocluring except
types specificolly excluded. Monufocturing Districts
permit cerloin specified types of industry or use ex-
cluded from Business Districts. Unreslricted Districts
hove no stolutory regulotions or restriclions under
the Zoning Resolution of the City of New York.

Height Districts estoblish o rolio between the
heighf of buildings ol the property line ond the width
of slreets on which lhe property foces, limiting the
height of o building occordingly. Height Districts
olso regulole the ongle ond position of setbocks
which ollow o building to go higher thon the limit
sel ot the property Iine. These regulotions occount
for some of the "wedding coke" buildings in New
York City.

ln oddition the Multiple Dwelling Low of 1929
reslricls the height of residenliol buildings by setting
o limit on the totol height in relotion to the width of

the widest streel on which o building foces.
Areo Districts limit lhe percent of coveroge on q

given lot ond lhe sizes ond proporlions of courts or
yords required for venliloting o building. Areo Dis-
lricts olso regulote the percentoge of ofr-slreet pork-
ing spoce required for the totol number of dwelling
units on q sile.

On the North Horlem site, ol! the proposed lond
uses come well within the reslrictions of the Zoning
Resolution ond the Multiple Dwelling Low. The stores
on Lenox Avenue ore low ond the oporlmenl build-
ing is set bock enough from the property line to
come within the height limit of I78 feet.

The North Horlem Site oll lies within o one ond
one-holf Height District. At o few points the new
buildings might exceed the height limits but Sec-
tion 2I C of the Zoning Resolution provides thot lorge
residentiol developmenls on siles of 75,OgO squore
feet or more moy be gronled vorionces from lhe
Use, Height ond Areo reslrictions. These ore gronled
by rhe Boord of Stqndords ond Appeols of the City
of New York following public nolice ond heorings,
ond o fovoroble report from the City Plonning Com-
mission. However, it is still required thot o rotio be
moinloined between the height of buildings ond
the distonce between them, ond thot the equivolent
of the minimum provision of light ond oir is offered,
ond thot the moximum floor oreos permitted by
the Zoning Resolulion ore not exceeded.

All of these requiremenls ore met by the pro-
posed site plon. Under Title I of the Housing Act of
1949,lhe whole redevelopment plon hos to be op-
proved by the City Plonning Commission.

The "B" Areo Districts permit 65"/. lof coveroge
including open spoces in reor yords ond courts re-
quired for ventilotion. For less of the North Horlem
site will be covered ond oll buildings will stond de-
toched, surrounded by londscoped yords ond ploy
oreos.

toining only the slrip obove 142nd St. os Business.
Focing the site, the eost side of Fifth Avenue from

West l40th Street to West 142nd Street would be
chonged from Unrestricted to Business use. The
chonge on Fifth Avenue would not only protect the
redevelopment but olso the Horlem River Drive.

lorgely of the copping ond disconlinuonce of some
locol bronches, ond the provision of new bronch
connections for the new buildings. The essentiol utili-
ties hove proved odequole for the requirements of
the present populotion qnd will toke core of the less
densely populoted redevelopment.

The chonges in zoning suggested for the protec-
tion of the redevelopment involve some rezoning on
the site itself ond some on streels focing the site.

Ihe site itself would be rezoned for Residentiol
use except the frontoge on Lenox Avenue which
would be chonged from Business to Locol Retoil, re-

The existing utilities ore lo be undisturbed by the
redevelopment. Allbuildings ore lo be locoted within
the existing property lines, so none will stond over
the beds of closed slreets. Eosemenl rights will be
extended to the vorious urility componies, ond mon-
holes ond other meons of occess provided on the site.

Alterotions to existing ufility Iines will consist

PROPOSED ZONING

UTI LITI ES
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LAND USEI
Deteriorotion of property chorocteristic of "blighted

oreqs" cqn be seen throughout the site. Zoning
chonges thot hove been mode since the oreq wos
predominontly residentiol now resuh in o mixed
voriely of lond use. ln the some block old-low tene-
ments obut on one-story goroges, metol sheds for
outomobile repoirs, porking lols, vocont lols, ond
good-sized loft buildings used for monufocturing.
This is lrue of the three moin blocks of the sile, with
vorying qmounts of eoch lond use.

Of opproximotely I2 ocres of the sile to be cleored,
only 3I .5"/" is used for residentiol purposes, ond of
these buildings 38 % hove hod the ground floor con-
verled into stores. One church ond one residence
converled into o church occupy 1.8% of the site.
Vocont lond comprises 9.I % of the site. The bolonce
is divided belween commerciol use, 24.9%, ond
gordges or sheds for outomobile repoirs,32,5o/".
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il
Ihe clossificotions of residenliol buildings shown

on the occomponying mop indicote buildings os
"well-kept," "foir" ond "run-down." ll must be em-
phosized thot thesc descriptions ore purely relotive
ond opply to o group of buildings which ore olmost
qll qncient, poorly lighted, bodly loid out, inode-
quotely venliloled, ond generolly occupied by more
fomilies thon lhey were originolly designed to
occommodole.

The condition of lhe slructures yvos delermined
during o house lo house survey ond the rotings ore
from the lenonls' point of view. These lenonts ore
occuslomed ro living conditions existing on lhe site
ond to poying the prevoiling rents. Their point of
view wqs required lo estoblish criterio for lenonl
relocotion in comporoble occommodolions.

To be groded os "well-kept" on older building
hod to be very cleon requiring no moior repoirs or
pointing.

A "foir" groding meonl o building lhol wos mod-
erotely cleqn ond tidy, perhops requiring some point-
ing ond repoirs.

To be groded os "run-down" o building would
need drostic reslorolion lo be brought into decent
shope. Such o building might hove deterioroted to
the stoge of being on obiect for demolition.

On the North Horlem sile no residentiql buildings
were found thot met the requirements of "well-kepl."
Only 12 out of 45, or 27"h were found in "foir"
condition. The bolonce, 33 out of 45, or 73"h werc
clossifted os "run-down."
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AGE OF EXISTING STRUCTURES

The dote of conslruction of every building on the
North Horlem sile wos obtoined. 13"/" ol the resi-
dentiol buildings were erected before 1901, 76"/"
belween 1902 ond 1914, ond only l7o since thot
time.

Of the non-residenliol slructures 2I % were built
prior lo I915 ond 79"h since thot dote.

The so-colled "model lenements" built before
I90I, with their excessive coveroge of the lot, ond
inodequote courts ond oir shofls, were only slightly
improved by rhe Tenement House Low of l90I . The
notorious "dumb-bel!" plon ond voriotions of it ore
found in mosl five ond six story tenements until I916.

Since the Zoning Resolution of the City of New
York of thot yeor ond the Multiple Dwelling Low of
1929 fhe lrend hos been loword lorger courts ond
more open spoce belween buildings.



=)
t
?
o(

6
+

W I43 STREET

W. 142 STREET

14I STREET

W. I40 STREET

W. I39 STREET

W. I38 STREET

c
L
6
+

a

o

lrl
3
=lr,

-
F
L
]L

lrl
l
z
UJ

x
o
z
UJ
J

KEY

RESIDENTIAL

I9OI 8 BEFORE

t902 - t9r4

t9r5 - t929

1929 - 1949

NON - RESIDENTIAL

PRt0R T0 t9t6

1916 - 1949

VACANT LAND

80 0 80

I
ffi
ffiffi
l]]]nTrffinn

ffi
t60

UI. I37 STREET

rc
SCALE IN FFFT



IAND COVERAGEIV
Lond coveroge hos been considered both os to

residentiolond non-residentiol use. Where the build-
ings ore residentiql, including those with first-floor
sfores, the lond coveroge overoges opproximotely
73% of the lot.

Non-residentiol structures opprooch 85 7o overoge
coveroge with o number of one-story ond o few
multi-story buildings hoving IOO% coyeroge.

The redevelopment plon proposes I0.4% cover-
oge for residentiol slruclures on the oreo of lond to
be ocquired, ond 193% coveroge when stores ond
oportments ore considered os o whole.
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Populotion density hos been onolyzed on the bosis
of present residentiol oreos only, within property
lines, for comporison with the proposed density
within net residentiol oreos. This is ot voriqnce with
the proctice used in the census mops, which report
on residentiol use, but give densities per ocre, toking
oreos to the middle of streels. As o result, the I940
census colegories thot show over 400 persons per
ocre on the North Horlem sile, octuolly indicote
densities of over 594 per nel ocre of residenliql use.
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Conlrosled to this is the Wood, Dolson Co., lnc.,
finding of o totol populotion of 4,934 persons in the
four blocks of the site, including rooming houses.
This indicotes o present populotion of I,385 persons
per net ocre of residentiql use, showing the residen-
liol ocreoge os il hos been groduolly reduced since
1940. The proposed redevelopment will hove o
density ol 417 persons per net residentiol ocre, or
357 persons per ocre for lhe entire ocquired oreo
including new one-slory slores.
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TENANT DATAVI
Tenont dolo wos collected, compiled ond onolyzed

by rhe Wood, Dolson Co., Inc. Field surveys ryere
conducted ond records of the Stote Renf Commission
ond of vorious city deporlmenls were investigoted.

The chorls on the next poges demonstrote grophi-
colly fomily composition in relotion to the number
of rooms occupied, fomily income in relotion lo renl-
ols, distribution of rents poid, types of dwelling unifs,
ond slondords of heoting ond sqnilqtion.

The following tobulotion supplemenls the chort
of fomily composition by showing in percentoges the
size of the fomily in relotion to the number of rooms
occupied.

NUMBER OF ROOMS
Persons

Pet
Fomily 5- 5t/z

The figures below the dividing line show the
lorge percentoge of dwelling units lhot ore over-
crowded (more thon 1.5 persons per room, counling
oll rooms excepl both, holls, ond sloroge). IOO%
of these dwelling units ore in wolk-up tenemenls,
the moiority of which ore six-story.

The overoge fomily size derived from these figures
is 4.27 persons. The unit plons for the redevelopmenl
of the sile qre scoled for on overoge fomily size of
3.88 persons.

The chort shows o relotively low level of rent com-
pored lo income. The overoge onnuol income is
$3,866 ond the overoge monthly renl is $34.40.

A moiority of the dwelling unils hove centrol heot
ond hot woler, qnd o complele bothroom, but the
oge ond condition of these focilities were nol covered
by the Wood, Dolson Co., lnc. survey.

Some of the 920 fomilies 14,934 personsl now on
the site will wont to move into the redevelopment
which will house o totol of I,lI3 fomilies (opproxi-
motely 4,340 persons). Eighty-seven percenl of the
present residents expressed o desire to stoy in the
some neighborhood. Others will be eligible lo move
into low rent housing proiects.

fhree
E Under 4-4t/z

1.6
s.3

I5.t
9.7

"h oJ
Tolal

over

I
2
3
4
5
6
7&

I
5
I

.5
2.2
7.3
8.0
6.5
2.2

6+
.5
.5

t.t
2.7
3.2
2.8

3.I
9.t

2s.4
21.9
I6.0
9.2

I5.3

I
I

5
I
5
5

3.7
5.4

7.1 46.0 3I.9 t 5.O IOO.O

PERSONS
PER FAM ILY

NUMBER
OF FAM ILIES

%oF
TOTAL

o 25 50 75 rOO 125 t50 r 2?5 2 2 300 325 3l to 375 o

3.1 %

2

3

4

5

6

7

9.t %

25.4 "/"

21.9 %

t6.0 %

9.2 %

A OVEF 15.3 %

KEY TO SIZE OF
DWELLING UNIT

ROOMS : 3 AUNDER 4-4V2
TOTAL: 92O FAM ILIES

5-5t/2 6I OVER

FAMITY COMPOSITION IN RETATION
TO SIZE OF DWETLING UNIT

NUMBER OF DWELLING UNITS PER SIZE IS SHOWN BELOW BAR



YEAR LY
I N COME

o2550

NUMBER OF
FAM ILIES

roo r25 150

250 275 300

%oF
TOTAL

5.6%

12.5',r"

20.9 %

t6.9 %

r3.5 %

9.t%

21.5%

%oF
TOTAL

6,7%

23.4%

29.4%

25.9%

I 3.O 7"

200 225 250 275 500

$ r,+9s a UNDER

$ r,soo - [999

$ z,ooo-2.499

$ zsoo -zgee

$ g,ooo-3.499

$ gsoo - 3,999

$ +,ooo a ovER

KEY TO AMOUNT OF

MONTHLY RENTALS

MONTHLY
RENTALS

$ 25 a UNDER

$26-30

$ 3r -35

$36-40

$ 4t -so

NUMBER OF

DWELLING UNITS
25 50 75 loo 125 | r75 200

7l

$ zs. a uruoen 26.-30. 3r.-35. 36.-rto. 41.'50. 51. A OVER

NUMBER OF APTS. PER RENTAL RANGE IS SHOWN BELOW BAR
I

tililllTrfs
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TYPE OF
DWELLING

SINGLE FAMILY
OWNER OCCUPIED

SINGLE FAMILY
TENANT OCCUPIED

TWO - FAM ILY
DWELL ING

WALK- UP
TENEM ENT

ELEVATOR
APARTMENT

HOTEL

TYPE OF
DWELLING

I. CENTRAL HEAT
8 HOT WATER

A. GOMPLETE
BATH ROOM

B. SEPARATE
TOILET ( I /D.U)

C. SHARED TOTLET
(l PER 2 D.U.s)

2.HOT WATER
NO CENTRAL HEAT

A. GOMPLETE
BATH ROOM

B. SEPARATE
TOILET ( I/D.U.)

3.COLD WATER

NUMBER
OF BUILDINGS

ao

NUMBER OF
DWELLING UNITS

o 50 roo 150 200 250 500 350 zloo 450 5@ 550 @o 650 700 750 8@ 850 900

t20

o
o
a
o
o
o
a
o
o
a
o
o
O

O

O

a
o
o
o
o
a
o
O

o
o
o
o
o
o
o
a
a
a
o
o
O

o
o
o
o
o
O

o
O

o
a
o

%oF
TOTAL

o%

o%

o%

too %

o%

o%

o

o

o
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NUMBER OF % OF
DWELLING UNITS TYPE

50 roo r50f2@ 250 300 360 4oo 450 500 550 600 650 700 750 800 850 900
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%oF
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o

967%

NO HEAT". HOT

!o

roo %
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Wifhin the boundories of this site there ore 78

seporole porcels of reol estole held in privote own-
ership, in oddition lo I porcel owned by the Ciry
of New York. lt is estimoted thot os of this dote it
would cost $4,I00,00O to ocquire the site. On o
squore foot bosis, this works oul lo o cost of $7.26
per squore foot of privote property ocquired.

ln orriving ot this eslimole os to the proboble
cost of ocquisition, lhe reoltor wos concerned wilh
the method of ocquisilion, ond olso took into oc-
count oll of the mony foctors offecting the volue of
the properties under considerolion, such os the pres-
ent use ond condition of the improvements on lhe
sile, the generol neighborhood including lronspor-
lolion, educotionol, culturo! ond religious focilities,
prevoiling renlols, vqlue os evidenced by recent
soles of properties within the site, ond decisions of
the Court in condemnotion proceedings.

As to the method of ocquisition, it is considered
proboble thot by for the lorger portion of this lond
will hove to be ocquired by rhe City of New York
through the exercise of its right of eminent domoin.
Exlensive study of the ossembloge of substontiql
plofs within the City during lhe recent post leods to
the conclusion thot if is virtuolly impossible to
ossemble o sile more sizeqble thon lwo ocres with-
out resorting to condemnofion.

No doubt it will be possible to ocquire individuol
porcels within the site through purchose or option
ol on omount somewhot below lhe ossessed voluo-
lion; however, il is impossible to predict how suc-
cessful such octivity will be, or to whot extent the
sovings so effecled moy be offset by higher qwords
on lhe condemned portion thon ore now foreseen.

Present Use ond Condition of Buildings on Site:
The three block oreo which comprises this site is

divided olmost equolly between residentiol ond
commerciol use. The westerly section consists of 5
ond 6 story lenement buildings, with slores in fhe
buildings fronting on Lenox Avenue. There is olso q
bollroom on Lenox Avenue.

The tenemenls for lhe mosl port ore in run down
condilion, olthough obout o quorter of them ore in
foir condition. Virtuolly ol! of the oportments, how-
ever, supply centrol heoting ond hove complele
bolhrooms. The renlol ronge for the moiority of
the oportments is between $26.00 ond $50.0O per
month. Over holf of the present sile tenonts hove
fomily incomes of less thon $3,O00 per yeor.

The eosterly section of the three blocks is im-
proved with o number of goroges ond repoir shops,
o four story loft building, on ice plont, qnd on ice

creom plont which moy be left remoining
site. There ore olso severol vocont porcels
site.

Surrounding Neighborhood:
To the north of the property is one block contoin-

ing on ormory, q worehouse, ond o theoter. North
of this block is the Colonel Chorles Young ptoy-
ground, covering lwo squore blocks, ond providing
two ploygrounds for smoll children os well os focil-
ities for sports ond gomes for older children.

To the eost, olong the Horlem River Drive, there
qre three cool yords, o goroge, ond on incinerolor
ond stotion of the Deportment of Sonitotion. These
ore oll low buildings.

Southeost of the site ore two lorge housing proi-
ects; Riverlon, on lnsurqnce Compony developmenf
ond Abrohom Lincoln Houses, o New York Stote
proiect. South of the site is o lenemenl oreo, with
Horlem Hospitol below thot.

West of the site there is o school ond ployground,
ond o number of wolk-up oportments of more mod-
ern design thon the lenements on the site.

Tronsporlotion fqcilities ore foir. There ore sto-
tions of the West Side l. R. T. on Lenox Avenue ot
I35rh Street ond ot I45rh Street. There ore bus tines
on Lenox Avenue ond on Seventh Avenue, ond o
cross lown bus line on l45th Street.

New York Vocotionol High School is on l39rh
Street neor Fifth Avenue. There is o public schoot
between Lenox Avenue ond Seventh Avenue, run-
ning through from l39fh Street to t40fh Street.
There is o porochio! school ond o Cotholic Church
on I38th Streel neor Lenox Avenue, ond o Congre-
gotionol Church ond o Presbyterion Church in the
next block south. There is o smoll church on l39th
Sfreet, qnd onother on I42nd Street, within the site.

Prevoiling Renlols:
The existing rentols in the neighborhood of this

property for oportmenls in tenement buildings ond
for slores ond lofts in commerciol properties,
olthough showing o rother sotisfoctory yield bosed
upon the depressed volue of these old buildings,
would neverlheless be insufticienl to return o reo-
sonoble profit upon the reconstruclion vqlue of the
vorious struclures. ln other words, the renlols ore
on o very low level which reflects o sotisfoclory
yield for sub-normol properties. This unique condi-
tion is one of lhe foctors preventing the eliminotion
of slums by fhe investment of privote copitol with-
out the intervenlion of the municipolity chorged
with the well being of its citizens.

on the
on the

BLOCK, tOT & HOUSE NUMBER MAP
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Volue os Evidenced by Sqles:
A seorch of recorded conveyonces reveoled thol

since Jonuory I, 1947 lhere were I5 bono fide soles
of properties within the boundqries of this site in
oddition to I foreclosure of o mortgoge. These sqles
were qnolyzed in detoil ond reveoled the following
indicotions of volue:

The soles were mode ot considerolions overoging
73% of lhe ossessed voluotion ot lhe time of con-
veyonce, c,nd 66"h of the 1950/51 ossessed voluo-
tion of properlies conveyed.

fhere wos q tolol qreo of I19,592 squore feet
involved in these soles; the totol considerotion op-
plicoble to lond wos $224,800, showing on over-
oge lond price of $I.88 per squore foot. lt might be
well ot this point to exploin the method used in
deciding whot proportion of the considerotion wos
ottributoble to lond volue. The considerotion wos
ollocoted to lond ond building in the rotio existing
between the lond ond building ossessments ot the
time of the soles. While it might be orgued thqt this
method of onolysis presumes too heovily upon the
correclness of the ossessed voluolion, lhere is no
other obiective opprooch to o prorotion of lhe con-
siderolion. It would be follocious for the opproiser
lo eslimole the replocement cost of the building ond
deduct it from the totol considerofion, thereby find-
ing o residuol lond volue, since (o) the building
moy well be worth substontiolly more or less lhon
its replocement cost, from on economic sfondpoint,
ond (b) the opproiser connot proiect himself into
the minds of both porties lo eoch tronsoction in
order lo oscertoin the opinion of the porfies os lo
the relotive worth of lqnd ond building in estoblish-
ing the considerolion lo be poid by the buyer ond
occepled by rhe seller.

ln q further study designed to determine lhe ex-
tenf, nolure, ond trend of the morket, the following
figures were disclosed:

The soles covered 23% of lhe oreq of the site,
ond I 6'h ol the I950/51 ossessed voluolions of
the site. The 15 soles covered 14 tox lols; lhere ore
77 privotely owned tox lots in the site, lherefore lhe
morket covered 18 % of the totol number of lox
lots in the site.

fhe distribulion of soles with respect to type of
improvemenl wos os follows:

Type of lmprovemenf No. of Soles "/o of Totol
Residentio!, no stores 4 26.7%
Residentiol, stores on grode 1 6.6%
Unimproved plots 3 2O.O%
Commerciol properties 7 46.7%

15 100.0%

ln 1947 lhere were 7 tronsoclions overoging
78"h oI ossessed voluotion; in 1948 lhere were 2
lronsoclions overoging 67% of ossessed voluotion;

in 1949 there were 5 trqnsoctions overoging 68%
of ossessed voluotion; in I95Ct there wos I trqns-
oclion overoging 67% of ossessed voluotion; o
totol of I5 lronsoctions qveroging 73 7o of ossessed
voluotion.

Decisions in Condemnolion Pror:eedings:
Since it is deemed proboble thof virtuolly oll of

the lond for the proposed development will hqve
to be ocquired through condermnotion, porliculor
study wos mode of the relotionship between owords
mode by the New York Stote Supreme Court in the
First Judiciol District ond the ossessed voluolion of
properlies condemned in the reG€ht post. The op-
proiser consulted with members of the Corporotion
Counsel's stoff, ond studied the owqrds mqde in
condemnolion proceedings for the ocquisition of
lond for public use, both for housing ond other pur-
poses, such os streel widening, ond for the ocquisi-
tion of lond to be resold lo privrrle investors for use
in the public inlerest in the creotion of new housing.

Stotisticol doto in connection with the most perli-
nent of these owords hos been mode ovoiloble to
the Committee. lt is sufficienl lo nole here lhot dur-
ing the post decode such owords hove ronged from
83% of the ossessed voluotion to I28"/", ond thot
since the generol improvement in the reol estote
morkel in 1947, in no inslonce hove owords been
lower thon the ossessed voluolion.

Assessed Voluotion:
ln conneclion with this site, dertoiled sludies were

mode of the ossessed voluotion of eoch tox lot for
the tox yeors 1949/50 ond I95t0/51. A brief sum-
mory of the 1950/51 qssessed voluolions involved
follows:

No. lond Building Totol
Unimproved Lols:

Privole
Ownership 6

N.Y. Ciry Owned 0
$57,oI o

6

lmproved Properlies:
Privole

Ownership 7I $1,395,500 $i1,25I,000 $3,646,500
N.Y. Ciry Owned 1 42,OOO _ 16,000 58,000

= 
$1,43?,sOO $1126?,000- !3,r04,s99

Totols for Site:
Privole

Ownership 77 $1,452,510 $2,25I,000 $3,703,510
N.Y. Ciry Owned 1 42,OOO _ 16,000 58,000

2 W. Y'26?,ooo. tlZgIC!-g.

Detoiled studies upon which vve hove bosed our
opinion os to the proboble cost of ocquisition of
lhis site, ond from which the foregoing informotion
hqs been obstrocted, hove been mode ovoiloble to
the Committee.

CHARTES F. NOYES CO., INC.
George A. Hommer,
Vice President

$57,010

--
__tz9t_9-rmT6
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RESALE APPRAISATlll
!n order to estimote the resole volue of the lond

within this site, we hove mode on onolysis of the
proposed redevelopment plons for this oreo, ond
hove mode o coreful study of oll foctors offecting
the volue of the lond in this site for the proposed
redevelopment. We hove come to the conclusion
thot the over-qll reuse volue of the lond os if cleored
is $3.00 per squore fool, or $130,600 per ocre.
Since the oreo to be developed for middle cost
housing consists of 528,543 squore feet, lhe lotot
resole volue os if cleored, of this portion of lhe site,
would be $l ,585,629. It should be borne in mind
thot since it is intended to sell this sile encumbered
with the presenl improvements, il wil! be necessory
to opply o discount to the obove volue in order to
compensole the purchoser for the ottendont cost of
obtoining possession from the present occuponls ol
the buildings, ond for the cost of demolition. lt hos
been estimoted thot the resole volue of the lond in
its presenl condition would omount to $l ,078,629
or opproximotely $2.O4 per squore foot.

It hos been plonned by the Committee to develop
qn oreo of opproximotely I2.l ocres os o housing
proiecl, with q two-fold purpose.

(I) The eliminotion of o slum oreo.
(2) The olleviotion of the shortoge of residentiol

spoce in the middle income brockets within
the Borough of Monhotton in the City of New
York.

We, os reohors, hove been osked to exercise our
iudgment os lo (o) the suitobility of this oreo for
housing of the desired type, (b) lhe economic feosi-
bility of such on undertoking, ond (c) the price which
could be reolized by the Ciry of New York for the
site if offered ot public ouction to privote investors
ofter its ocquisition by lhe Committee through the
use of its right of eminent domqin.

Before reoching o conclusion in relolion to the
obove poinls, we mode o coreful survey of the site
ond its surrounding neighborhood. The results of
this survey os to the site ond lhe surrounding neigh-
borhood hqve been incorporoled in our reporl relo-
tive to the proboble ocquisition cost of the properly.
Another foclor to which we gove consideroble study
before reoching our conclusions wqs the present
mqrket volue of the Iond os used todoy, through
on onolysis of oll soles of property within the site
occurring since Jonuory \, 1947. The doto reloting
to these soles were olso fully discussed in our report
concerning ocquisition cosl, ond ir would seem
unnecessory lo develop lhe point further herein.

Additionol foctors considered before reoching our
finol conclusions included o study of the cost otten-
dont to lhe conslruction of the proiect, the rentcrls
which could be obtoined upon complelion of the
improvement, the expenses ottendont to the opero-
tion of the completed sfructures, lhe yield thot could
reosonobly be onticipoted by o privote inveslor on

the over-oll investmenf, ond the potentiol volue
inherent in this lond for the proiected use.

Conslruction Costs:
Estimotes os to the cost of constructing the pro-

posed buildings, including oll professiono! fees, os
well qs the cost of londscoping ond sile improve-
ments, were supplied to us by the orchitects for the
proiect. To lhese figures were odded ollowonces for
cosls involved in the completion of the proiected
buildings, such qs inlerest on lond ond on copitol
invested in the building during construction, reol
eslote loxes on lond (bosed on lhe present ossessed
votuotion of the lond), ond finonce, legol ond
orgonizotion expenses involved in o proiect of this
size. This lotter item includes inspection ond exqmi-
nolion fees, ond title ond recording chorges.

Rentol Volues:
In connection with the estimotion of the rentol

volue of the proiected oportments, inlensive study
wos mqde of the prevoiling renlols in olher lorge
oporlmenl developments both within the Borough
of Monholton ond in the New York metropolilon
oreo generolly. Porticulor ollention wos given lo
renlots in new buildings which ore not subiect to
rent controls. Within Monhotton, olmost oll new
oportment conslruction, olher thon subsidized qnd
tox exempl housing, is in the luxury closs, with very
few renlols ot Iess thon $50 per room per monlh,
ond o lorge nurnber of rentols ronging up to $IOO
per room per month. However, in suburbon New
York, lhere ore o lorge number of oporlments renl-
ing ot belween $30 ond $40 Per room.

The oportments within the proiected development
for this site con be rented very reodily for $29.50
per room per monlh. !n focl, on the present renlol
morkel, they could undoubtedly be rented ot higher
rotes. However, since one of the obiectives of the
Committee is to provide housing ot the lowest pos-
sible rentql consislent with sound finonciol plon-
ning, ond since the opprooch to volue through the
copitolizotion of o slreom of income presumes lhe
continuonce of thot income on o reosonobly steody
plone, we hove used this minimum renlol of $29.50
per room per month os q bosis for our colculolions
os lo the copitolized volue of this proiected devel-
opmenl.

It wos olso necessory to determine the rentol volue
of cerloin other spqce in the prolected buildings,
including slores ond porking focilities. The renlol
votues of this commerciol spoce were estoblished
ofter o considerolion of oll pertinent foclors such os

lhe nolure of the spoce, the morket for such spoce
creoted by the proiected housing, ond rentol volue
of similor spoce in the vicinitY.

Operoting Expenses:
We eslimote thot the proposed improvemenl for

5I



this site could be operoted ot o cost of opproximotely
$90 per room per onnum by o privote investoi.
This figure is bosed on currenl roles for lobor, mote-
riols ond utilities ond includes the following items:

Poyroll, Poyroll Toxes, Fuel, Woler, lniuronce,
Repoirs, Gos ond Electricity including tenonts'
consumplion, Poinling ond Decoroling, Reserve
for Replocements, Supplies, Monogement ond
Brokeroge, ond Miscelloneous Expenses. poyroll
estimoles ore predicoted on the use of outomotic
rother thon monuolly controlled elevotors.
The figure of $90 per room does not include reol

estote toxes or omorlizolion of the inveslmenl,
which hove received considerotion in the proiection
of the nef relurn opplicoble to the proposed devel-
opment.

This estimote wos mode qfter extensive sludy os
to the cosl of operoting somewhot comporoble
buildings in the recent post, including o number of
lorge proiects within the City operoted by such
inveslors os insuronce componies.

Anticipoted Yield:
Bosed on the foregoing estimotes of renlol volue

ond operoting costs ond computing reol estole lqxes
on the bqsis of o reosonoble opproximotion of the
ossessoble volue of ihe proposed proiect, the esti-
moted net return on o free ond cleor bosis shows
o yield of opproximotely 7"/" on the totol invest-
ment involved. We believe thqt this represents on
odequote return on on inveslmenl of this chorocler.
Since it will probobly be possible for o potentiol
investor to secure o substonliol mortgoge of con-
siderobly lower interest lhan 7 "h , the percentoge
of return on the equity would be proporlionotely
higher thon 7"/".

Prolected Use:
We consider this sile to be on excellent locotion

for o moderole rentol housing development. lt is
neor exisling schools ond recreotion cenlers, ond
neor two existing housing developments.

Abrohqm lincoln Houses provides housing ot o
scheduled rentol of $8.03 per room, through the
medium of subsidies, to fomilies in the lower income
brockets. Riverlon oportments rent ot $I6.33 per
room, with portiol subsidies in the form of tox
exemption.

There is srill o greot demond for housing occom-
modotlons ot moderole rentols in this district. The
Horlem oreo is the most densely populoted in the

City, with lhe worst slum conditions. The progrom
of development plonned for this ond the neorby
Horlem Site would oid in the rrmeliorotion of these
notorious slum conditions, olrerody implemented to
some exfent by the housing prolects mentioned
obove.

The lond if so developed will hove o greoter volue
os if unimproved thon soles in the oreo would now
indicote. Such development wo,uld tend to stobilize
volue ot o higher level thon r:ould be mointoined
if the existing old buildings were left remoining on
the plot.

The economic feosibility of privote development
of this site hos been investigoted, ond study reveols
thot the proiected development is economicolly
sound.

Comporotive Approoch to Volue:
Anolher type of opproisol procedure usuolly

opplied in determining the voluotion of lond is the
comporotive method, through lvhich onologies ore
drown between the ossets ond benefits inherent in
the site being opproised ond those found in similor
sites suitoble for lhe some purpose ond offered con-
currently for sole or leose.

This method of opprqisol could not be opplied
in this monner in the inslont cose due to the foct
thot no similor ossembloge of lond presently
improved with sub-stondord hor,rsing, is to be found
on Monhottqn lslond, which is susceptible to pri-
vole negotiotion os distinguishr:d from ocquisition
through lhe use of the right of eminent domoin.

It wos possible, however, to uscertoin the ocqui-
sition cost of other housing projects, both privote
ond public, ond lo compore the ossels ond benefits
of those sites (os to their relotive locotion, lrqns-
portotion focilities, neighborhood conditions, ond
desirobility) wirh those of the subiect site.

ln order to estoblish q volue orr this sile for resole
purposes, ot o level consistenl with its morkel volue
for the use envisioned by the Clommittee on Slum
Cleoronce, lhe comporotive method wos opplied to
this exlent. ln the opplicotion thereof, the records
ond stotistics of mony privote ond public proiects
were studied ond onolyzed to det'ermine (o) ocquisi-
tion cost, (b) construclion cost, (c) operoting expenses
incurred, (d) rentols obtoined, orrd (e) the resultont
monetory yield.

All of the foregoing study is reflected in the resole
vqlue which we hove ploced upon this site.

CHARTES F. NOYES CO., INC.
George A. l{ommer,
Vice Presidernt
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IV
In their solution for this proiect the Architects foced
q three-fold problem: to sotisfy FHA regulotions ond
requirements; lo evolve q scheme with odequote
open spoce belween buildings; to produce o plon
essentiolly economicol in loyout ond construction.
ln some inslonces the vorious ends to be met pre-
sented o conflicl. The Architects believe, however,
thot this scheme offers o well-bolonced loyout of
rooms within the buildings, o better lhon overoge
open oreo in relotion to buildings (for lhis metro-
politon qreo) ond q room count ond oreo per oport-
menl which is economic'ol for operotion. By Iimiting
the height of the proposed buildings to eight stories,
it is possible to use fire-resistive construclion, known
os Closs 2 under the New York City Building Code.
Under lhese regulolions the use of bor ioists ond
pre-cost concrele plonks is permitted, resulting in o
very speedy ond mosl economicol construction.
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HPART PLAN SHOWING
ENTRANCE AT FIRST FLOOR

STATISTICs

IO 8-story bldgs., I28 opts. eoch, toto! I,280 opts.

Totol Areo: 53I ,544.5 sq. ft.
Business: 23,800 sq. ft.
Totol Net Areo: 5O7,744.5 sq. ft.
Totol Coveroge: I14,989 sq. ft. Q2$% coveroge to

nel oreo)
Density; 109.2 omilies per ocre
Goroge: 300 cors
Porking Spoce: 95 cors
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