SOCIOECONOMIC
CONDITIONS

CHAPTER 5

The socioeconomic character of an area includes its population, housing, and economic activity. Socioecopomic

changes may occur when a project directly or indirectly changes any of these elements. Although socioeéonomic
o

ic

changes may not result in impacts under CEQR, they are disclosed if they would affect land use patterns,
populations, the availability of goods and services, or economic investment in a way that changes the socio
e

character of the area. In some cases, these changes may be substantial but not advers ther ca anges
may be good for some groups but bad for others. The objective of the CEQRyan s is to disclo er any
changes created by the project would have a significant impact compared to t d happen he future without

the project.
The assessment of socioeconomic conditions usually separates the s ecenomic conditions,of area residents from
Y,

those of area businesses, although projects may affect both in si Project irectly displace residents or
businesses or may indirectly displace them by altering one or mo underlyi s that shape socioeconomic
conditions in an area. Usually, economic changes alone nee assessed; howe some cases their inclusion

in a CEQR review may be appropriate, particularly if a major in ry would or if an objective of a project is
to create economic change.
As with each technical area assessed under CEQR, t

ﬁ icant sholl o
entire environmental review process. If the bad@ determines th .

the City’s expert technical agencies and servi otioe@ohomic conditions assessment, it should con-
sult the New York City Department of Cit (DCP) as € ossible in the environmental review process for
information, technical review, rec ions, and mitigatio ating to socioeconomic conditions. Section 700

m
further outlines appropriate coordination with DCP and oth?expert agencies.

O

closely with the lead agency during the
appropriate to consult or coordinate with

100. DEFINITIONS

s
tion of a parcel thus render it unfit for its current use. The occupants and the extent of displace-
are usually kno e disclosure of direct displacement can therefore focus on specific businesses,
ment, and a kn mber of residents and workers.

Ingcontrast, for @ preject covering a large geographic area, such as an area-wide rezoning, the precise location and

pe of develop t may not be known because it is not possible to determine with certainty the future projects

owners, whose displacement decisions are tied to the terms of private contracts and lease

n tenants and landlords existing at the time of redevelopment. Therefore, sites are analyzed to illu-

ervative assessment of the potential effects of the proposed project on sites considered likely to be
redeveloped, and examines whether existing businesses and residents on those sites may be displaced.

Indirect displacement (also known as secondary displacement) is the involuntary displacement of residents, busi-
nesses, or employees that results from a change in socioeconomic conditions created by the proposed project.
Examples include lower-income residents forced out due to rising rents caused by a new concentration of higher-
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income housing introduced by a proposed project; a similar turnover of industrial to higher-paying commercial
tenants spurred by the introduction of a successful office project in the area or the introduction of a new use,
such as residential; or increased retail vacancy resulting from business closure when a new large retailer saturates
the market for particular categories of goods. The assessment of indirect displacement usually identifies the size
and type of groups of residents, businesses, or employees affected. In keeping with general CEQR practice, the
assessment of indirect displacement assumes that the mechanisms for such displacement are legal. For informa-
tion on applicable laws and regulations affecting residents, see Subsection 711, below.

POPULATION AND HOUSING

Population and housing assessments focus on the residents of an area and thEI\

conomic assessment is appropriate, a profile of a residential population typically,i
ristics: total numbers, household size, income, and any other appropriate mdm%

residents. It is often helpful to break down income levels into groupings tha

fine income levels, such as low, moderate, and middle income. For a des@kiptioh of these inc
Section 23-911 of the New York City Zoning Resolution or here. The ly change annually based
on economic factors. A more detailed assessment also includes s I characteristics: aver-
age income of households living in small and large buildings Qdtio cupation.

The housing profile typically characterizes the type @ ock, units per structure,
whether owner-occupied or rented, vacancy rates, rece tate trends e >nts in affordable housing by
city, state and not-for-profit organizations, and housing co opriate, single room occupancy
(SRO) units, group quarters, shelters, and hotel ywnits\that contain year-round, permanent residents may be in-

fon

cluded in the housing unit count. Housing ma
(e.g., low-, moderate-, or high-income housing)
availability of housing subsidies are |dent& disclos

dential displacement is a possibility.

130. ECONOMIC ACTIVITIES: BUSI E PLOYMENT
Economic activities that charac area generallyginclude the businesses or institutions operating there and
the employment assouate m. Depending on the project in question, those people who are served by
the businesses may als ered inthe ment. Also, if there are groups of businesses that depend on
the goods and se @messes that o be affected by the project, it may be appropriate to consid-
er the effects b esses as w,

The busin

typically found n commercial districts), industrial (manufacturing, construction, wholesale

trad areh g, transfortationpeommunications, and public utilities—activities typically found in manufactur-
in ts),or institutio chools, hospitals, community centers, government centers, and other like facilities
cha able gove tal, public health, or educational purpose).

es may b cIassifi%ial (office-based services, retailing, transient hotels, and other busi-

STRY ASS ENTS

project m isplace, but may affect, the operation of a major industry or commercial operation in the City.
In the Iead agency assesses the economic impacts of the project on the industry in question.
200. DETE NG WHETHER A SOCIOECONOMIC ASSESSMENT IS APPROPRIATE

A socioeconomic assessment should be conducted if a project may be reasonably expected to create socioeconomic
changes within the area affected by the project that would not be expected to occur without the project. The follow-
ing circumstances would typically require a socioeconomic assessment:

e The project would directly displace residential population to the extent that the socioeconomic character of
the neighborhood would be substantially altered. Displacement of less than 500 residents would not typically
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be expected to alter the socioeconomic character of a neighborhood. For projects exceeding this threshold, as-
sessments of the direct residential displacement, indirect residential displacement, and indirect business dis-
placement are appropriate.

e The project would directly displace more than 100 employees. If so, assessments of direct business displace-
ment and indirect business displacement are appropriate.

* The project would directly displace a business that is unusually important because its products or services are
uniquely dependent on its location; based on its type or location, it is the subject of other regulations or public-

r r
i nt fromyexisting uses, devel-
m

opment, and activities within the neighborhood. Such a project ma indirect disp t. Typically,
projects that are small to moderate in size would not have significa ic effects unless they are

likely to generate socioeconomic conditions that are very dif%

dential development of 200 units or less or commercial et or less would typi-
exceeding resholds, assessments of

indirect residential displacement and indirect busine ement are

e The project would add to, or create, a retail congentration that may bstantial amount of sales from
existing businesses within the study area to t :
in the area increase, thus resulting in a potenti isinves
less than 200,000 square feet of retaj o i evelopme %
impacts. If the proposed developmentij i ocated across a project area, a preliminary
analysis is likely only warranted f x cess of 200,000 sq. ft. that are considered of re-

gional-serving (not the type of ret local population). For projects exceeding these
thresholds, an assessment ct business dii)lacement due to market saturation is appropriate.

e |If the project is expected to t conditio ithin a specific industry, an assessment is appropriate. For ex-
ample, a citywide r ange tha @adversely affect the economic and operational conditions of
certain types us Ses or process a ect socioeconomic conditions in a neighborhood in two ways:
(1) if a substantial number of resid rkers depend on the goods or services provided by the affected
businesses; or (2) ifyit would » n oss or substantial diminishment of a particularly important product

or seryice\within the City. ange of possible types of projects that may require an analysis of specific
anies, the d ag in consultation with the Mayor’s Office of Environmental Coordination
Id provid idance as to whether an analysis is warranted.

The thresholds are bn review of recent applications that included detailed assessments or resulted in
ighifica dverse impacts on,se@cioeconomic conditions, and would, for most projects, serve as an indication of when
rther analysis is re%nded. However, certain circumstances may warrant different thresholds. Since the socioe-
conpnfic assessment o determine the effect of the proposed projects relative to the expected No-Action condi-
tions of thestt a,/the proposed threshold may be too high or low depending on the characteristics of the study
area. For e @ the introduction of 300,000 square feet of retail across several development sites in a dense neigh-
borhood, st Downtown Brooklyn, would be unlikely to result in the saturation of the marketplace for particular
goods to the extent that the project would result in increased vacancies on local commercial streets. Most likely the
population density and aggregate incomes in the area are sufficiently high to absorb additional sales. Furthermore, any
increase in population associated with the project would be expected to generate additional demand for retail. In con-
trast, a 175,000 square foot discount department store at a single location may have a different effect in a lower densi-
ty neighborhood, such as on Staten Island, where total consumer expenditures are not as high for particular categories
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of goods. In these circumstances, the lead agency may determine that a lower or higher threshold is appropriate for a
specific project.

300. ASSESSMENT METHODS

The nature of the proposed project determines the geographic area and socioeconomic conditions to be assessed, the
methods to use, and the level of detail by which they are studied. By comparing the characteristics of the proposed
project to the circumstances in Section 200 above, the lead agency can identify the socioeconomic assessment issues
that apply. If a determination on the appropriateness of further assessment is not evident without further studyja pre-
liminary assessment (see Section 320, below) may be warranted. In most cases, a preliminary assessment is ¢ te

because the detailed assessment builds upon the information provided in the preli ry assessmen y -

ment, preliminary or full, usually begins with selection of a study area. After the pr i assessmen result
of a detailed assessment, the size of the study area may be enlarged or reducecl.0

310. STUDY AREA DEFINITION
Typically, the socioeconomic study area boundaries are similar to of the land dy area, as described in
Chapter 4, “Land Use, Zoning, and Public Policy.” The stud hesprojectisite and adjacent area
within 400 feet, 0.25 mile, or 0.5 mile, depending on projec area chara tics. The socioeconomic as-
sessment seeks to assess the potential to change soci ickcharacter o'the study area population.

For projects that result in an increase in residential p on, th the relative change is typically

represented as a percent increase in population.

2 may be expected to affect a larger study
would increase population by 5 percent
mile) study area. When the percent in-

A project that would result in a relatively larg
area. Therefore, a 0.5 mile study area is
compared to the expected No-Action popu
crease will not be known until after a li

study area for the preliminary analysis, andithen increase i .5 mile study area if the analysis reveals that the
increase in population would rcent in the 0.25 mile study area. If the data includes geographic units
such as census tracts or zip- reas, it may be a#opriate to adjust the size of the study area to make its

boundaries contiguous withithos@ of the data

For projects coveri ﬁarea, it may riate create subareas for analysis if the project affects differ-
ent portions of tu a in differ, Subareas are locations of at least one census tract that warrant

special considerationibecause the ns where land use characteristics or real estate trends are distinct

from the of the study are e, if a project concentrates development opportunities in one portion

of the stldy area, and would re gher increases in population in that portion, it may be appropriate to ana-

lyze sub most lik o be affected by the concentrated development. Distinct sub-areas should be based

on,recognizable neighborho or communities in an effort to disclose whether a project may have disparate ef-
on distinct populz @ hat would otherwise be masked or overlooked within the larger study area.

So projects result in direct or indirect effects that are either beyond the half-mile boundary or are such

t typical sit&spegific study areas are not appropriate. For example, a proposal for a large retail use may

ing patterns in a trade area that extends well beyond the typical half-mile. In this case, depending

oods to be sold, the study area could comprise all shopping strips within a three-mile radius of

> ort, there is no established "area" applicable to all socioeconomic analyses. A study area(s) should

be develdped that reflects the areas likely to be affected by the project. Generic actions may result in socioeco-

nomic changes that would affect numerous locations throughout the city. In these cases, multiple or prototypical

study areas may be appropriate. Other generic actions, such as a regulatory change that may affect operating
conditions in a specific industry, may affect the city as a whole.
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320. PRELIMINARY ASSESSMENT

A preliminary assessment addresses socioeconomic conditions that may be affected by the proposed project. For
example, if a project may affect employment patterns, the preliminary assessment would provide a greater level
of detail in describing and assessing economic activities and employment profiles. The purpose of the preliminary
assessment is to determine whether a proposed project has the potential to introduce or accelerate a socioeco-
nomic trend. If this is the case, a more detailed assessment may be necessary. The approach of the analyses pre-
sented below is to learn enough about the effects of the proposed project in order to either rule out the possibili-
ty of significant impact or determine that more detailed analysis is required. A list of data sources that may be
useful in completing the assessment is available in Section 730.

321. Direct (or Primary) Displacement \
In most cases, direct displacement would not constitute a significant advers%& onomic
a uffi

under
CEQR. Projects that involve the large scale, direct displacement of residents fficie de-
tailed environmental assessment are relatively rare. A recent exampl a)detailed asses f direct
business displacement is the 2008 Willets Point Development Plafi, al*GenericgEnvironmental Impact
Statement, which can be reviewed here.
321.1. Residential Displacement
Direct residential displacement is not by itself aSigni i pact under CEQR. Im-
pacts from residential displacement may occur if of people being displaced
would be enough to alter the socioeconomi i and perhaps lead to indi-
rect displacement of remaining residents i ht have warranted a detailed
assessment under contemporary enviro es include urban renewal projects

such as Lincoln Square in the 1950's.
troduced a more affluent populatix

build the Cross Bronx Expresswayyintthe late '% 1950’s, which required the clearance of
tenement buildings in t section of the SouthfBronx. Although these types of projects are

displacement @f more than 500 residents may potentially alter a
ic character and, therefore, require further analysis of direct residential

neighborhood’s soci

displacement. @
@mber of re& be directly displaced by a project should be disclosed,
the isplacemer®m Is considered significant. The analysis should determine the

e study area population, and compare and contrast the average
ith the average income of all residents in the study area population.
5 considered when conducting a preliminary assessment of direct res-

may determine that lower or higher thresholds are appropriate under cer-

ain circumstan@

. e first step is to determine whether the displaced population represents a substantial

gnificant portion of the population within the study area. Displacement of less than 5
ercent of the primary study area population would not typically represent a substantial

or significant portion of the population.

o If the displaced population represents greater than 5 percent of the primary study area
population, the analyst should then determine whether the average income of the dis-
placed residents is markedly less than the average income of residents of the overall
study area.

A detailed assessment should be conducted if preliminary analysis shows that:

e More than 500 residents would be directly displaced by a proposed project;
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e The displaced residents represent more than 5 percent of the primary study area popula-
tion; and

e The average income of the directly displaced population is markedly lower than the aver-
age income of the rest of the study area population. The lead agency may consult DCP on
the methodology to determine the estimated incomes of the directly displaced and study
area populations, if such data are not readily available.

Sources of information to use in this assessment include the U.S. Census and the NYC Housing and
Vacancy Survey.

321.2. Business Displacement
For all projects the type and extent of businesses and workers to be c(l% isplaced
n

should be disclosed, whether or not there would be a significant disp impact. A preli
assessment to determine the potential for significant displacement sh sider the following cir-
cumstances:

e Whether the businesses to be displaced provi ucts or ser ssential to the lo-

cal economy that would no longer be ayaila its “trade a’ al residents or
businesses due to the difficulty of eithe

comparable businesses. The “trade

size of the area from which the majo
drawn, a broader area. \
The analysis should focus on bu es for

be found within the study’afe her under e
proposed project. Fo?& ple, the displae

would not be exp result in
stores exist withifi{the Study area or w 5 .
hand, an e irect displacement that would warrant additional analysis might be

the demali f buildings on a Iod retail corridor for a highway project or other non-
retail uses. If parable retail,does not exist within the project study area, more analy-
is ecessaryito,a sithe likelihood of an impact.
our informati k in this assessment include Zip Code Business Patterns, a
preduct of the .%, as well as information from Journey-to-Work data from the
U.S. Censu Qudrterly Census of Earning and Wages (QCEW) from the New York

Labor (NYSDOL). Local development corporations or business im-

lans to preserve, enhance, or otherwise protect it. An example would be the displace-
t of an industrial business in Long Island City's Industrial Business Zone to develop a

ocm—industrial use that would not be permitted under current land use policies. More
analysis would be necessary to assess the likelihood of an impact. Information provided

in the Chapter 4, Land Use, Zoning, and Public Policy, above, should be helpful in deter-
mining whether any of the displaced businesses are the subject of other regulations or
publicly adopted plans to preserve, enhance, or otherwise protect them.

If any of the conditions listed above are possible, then a detailed assessment is appropriate.
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322. Indirect Displacement

322.1. Indirect Residential Displacement
The objective of the indirect residential displacement analysis is to determine whether the proposed
project may either introduce a trend or accelerate a trend of changing socioeconomic conditions that
may potentially displace a vulnerable population to the extent that the socioeconomic character of
the neighborhood would change. Generally, an indirect residential displacement analysis is con-
ducted only in cases in which the potential impact may be experienced by renters living in privately
held units unprotected by rent control, rent stabilization, or other government regulations restricti
rents, or whose incomes or poverty status indicate that they may not support substantial rentSin-
creases. Examples of projects where a detailed assessment was conductedyinclude the Gre i

Williamsburg Land Use and Waterfront Plan, which be
http://nyc.gov/html/dcp/pdf/greenpointwill/gw feis ch 03.pdf, and,t Street C

zoning, which can be found at http://nyc.gov/html/dcp/pdf/env_revie h/0302 fei

In all cases, the potential for indirect displacement depends nly¥on the gharacteristics of the
proposed project, but on the characteristics of the study ually, t racteristics of the
proposed project are known--the objective of the prelimi en, is te gather enough

information about conditions in the study area so th ct of thel change\relative to expected
future conditions in the study area can be bett d. At thi alysis of data at the
study area level is generally adequate for the prelimi analysi ailed census tract-level de-

using may vary depending

scriptions are not necessary. Although relevaht data on populatio
i ally include the following:

®  TOTAL POPULATION BY CENS OR THE BOROUGH, AND FOR THE CITY. To
understand trends, it" ful'to include 3 pfthe most recent census and from the
previous decade. Is reaso e that longer-term trends should be as-
sessed, then the data fi the most recen sus and the previous two decades may be
presented. ailable, data o umber of permits issued for new or demo-
lished housi nits may be used t0 estimate changes in population since the previous
u.s. Cen@ta for the cj orough, or Public Microdata Use Area (PUMA) from the

be use Ieément census data and provide information on current

CS
con@ The data sho o include the projected change in population in the study
t
DV i

a in the future e project so that the project's addition may be expressed as
a percent increase isting and future No-Action conditions.
® _ HOUSING,VAL @ NT. The U.S. Census provides information on median housing value
and m n contract rent. This information reflects the range of rents for both units of
s and ages and occupants who may have moved in recently or lived in their
long time. However, these data are of limited use because they fail to distin-

een units subject to market rents and those under some form of rent regula-
0" . To understand current trends, particularly trends affecting unregulated rental hous-

g, this information may be supplemented by discussions with real estate brokers and
examination of current apartment listings. The key for this analysis is to understand the
extent to which the market-rate rents and sales prices for new housing and existing un-
regulated rental housing in the future with the project would differ from, or conform to,
the existing trends of market-rate rents and sales. Housing sales are recorded and avail-
able through various real estate publications.

®  COOPERATIVES AND CONDOMINIUM CONVERSION. In some neighborhoods the conversion of
units to cooperatives or condominiums is an indication of upgrading trends. Information
is available through various real estate publications.
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e  ESTIMATES OF THE NUMBER OF HOUSING UNITS NOT SUBJECT TO RENT PROTECTION

e  MEDIAN HOUSEHOLD INCOME AND OTHER INDICATORS OF ECONOMIC CONDITIONS OF RESIDENTS, SUCH
AS PERCENT OF PERSONS LIVING BELOW THE POVERTY LEVEL

The aforementioned information should be provided as it pertains to the following step-by-step anal-
ysis for a preliminary assessment of indirect residential displacement:

STEP 1

Determine if the proposed project would add new population with higher average incomes co
pared to the average incomes of the existing populations and any new population expected to reSide
in the study area without the project. It is often helpful to break down incme levels into a / ke

rate” category specific to the proposal and compare it with groupings th% mmonly us

city to define income levels for low, moderate, and middle income for el
ing and other public assistance programs. Incomes thresholds arew

For a description of current ons,
http://www.nyc.gov/htmI/hpd/html/developers/inclusionarv.t@hese ty

based on economic factors.
If the project would introduce a more costly type o S ompareq

housing expected to be built in the No-Action
to have higher incomes. In some cases, the study uld alr beyexperiencing socioeconomic
change and the housing to be developed u% proposed projeet, re ents a continuation of an
existing trend, and not a new trend.

If the expected average incomes of @pulation @ e similar to the average incomes of
the study area populations, no f& Qlysis is necessa e expected average incomes of the
@ study area populations, then Step 2 of the

STEP 2 Q P 4

Determine if the proi@'r easeinp tion is large enough relative to the size of the population
expected to resi udy are i@he project to affect real estate market conditions in the
study are @ K

e [fthe population 'n%s less than 5 percent within the study area, or identified sub-
i not necessary as this change would not be expected to affect

areas, furt S
real estate me gonditions.
\ If the p%ion increase is greater than 5 percent in the study area as a whole or within

any j subareas, move on to Step 3.

new population would exceed avierage inco
analysis should be conducted:

e, If th ulation increase is greater than 10 percent in the study areas as a whole or
win any identified subarea, move on to a Detailed Analysis.

er whether the study area has already experienced a readily observable trend toward increas-
s and the likely effect of the action on such trends. Near is defined as within a half-mile of the
study area boundary.

e [f the vast majority of the study area has already experienced a readily observable trend
toward increasing rents and new market rate development, further analysis is not neces-
sary. However, if such trends could be considered inconsistent and not sustained, the
applicant should consult with the Department of City Planning on whether a detailed
analysis is warranted.
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e If no such trend exists either within or near the study area the action could be expected
to have a stabilizing effect on the housing market within the study area by allowing for
limited new housing opportunities and investment. In this circumstance further analysis
is not necessary.

e [f those trends do exist near to or within smaller portions of the study area the action
could have the potential to accelerate an existing trend. In this circumstance a detaile
analysis should be conducted.

322.2. Indirect Business Displacement
The objective of the indirect business displacement analysis is to deter,

project may introduce trends that make it difficult for those businessges

in Subsection 321.2, above, to remain in the area. The purpose of th
determine whether a proposed project has potential to introd .
more detailed assessment may be necessary. An example o%ect that
sessment of indirect business displacement is the Manha illeyin West

demic Mixed-Use Development Final Environmenta temen can be reviewed at
http://nyc.gov/html/dcp/pdf/env review/manh

In most cases, the issue for indirect displacement roject would markedly in-
crease property values and rents throughout ult for some categories of
businesses to remain in the area. An ex inesses in an area where land
use change is occurring, and the intro i p 1 would result in new commercial or

retail services that would increase deman z rents to rise.

Additionally, indirect displace

businesses, or if it dire ctly displaces residents or workers who form the customer base of
existing businesses in

Often, enough i

is known the proposed project to understand whether the new
land use wofild

ceatrendt crease property values. Information provided in Chapter
nd Public ten adequate to determine whether the study area is likely

i€ sses, such as industrial firms, that may face increase in rents
\ ionally, general information on employment patterns may be
om the U.S. Census or from the NYSDOL to identify such businesses.
rporations or business improvement districts may also collect data or publish
reperts on busine ithin the study area. If an assessment of the businesses in the study area re-
3 the project to introduce trends that make it difficult for those businesses to

emain ir\%z g'detailed assessment is appropriate.
2.3. Indirect Business Displacement due to Retail Market Saturation

( i , development activity may create retail uses that draw substantial sales from existing
esses. While these economic pressures do not necessarily generate environmental concerns,
ecome an environmental concern when they have the potential to result in increased and pro-
longed vacancy leading to disinvestment. Such a change may affect the land use patterns and eco-
nomic viability of the neighborhood. Indirect displacement due to market saturation is rare in New
York City, where population density, population growth, and purchasing power are often high

enough to sustain increases in retail supply. The purpose of the preliminary analysis is to determine
whether the project may capture the retail sales in a particular category of goods to the extent that
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the market for such goods would become saturated as a result, potentially resulting in vacancies and
disinvestment on neighborhood commercial streets.

A retail capture rate analysis typically includes the following steps:

e Determine if the categories of goods to be sold at the proposed development are similar
to the categories of goods sold in stores found on neighborhood retail streets within the
study area. Categories of retail goods for which a high share is purchased online, such as
computer hardware and software or consumer electronics, would not typically be consi-
dered businesses that are likely to affect the types of stores that are most prevalent
local commercial streets. If the proposed retail is of a type that is primarily competi
with online retailers, no further analysis is necessary. Estimatestef online retail din
for specific categories of goods are available from the Statii ite
States, an annual U.S. Census publication.

e Determine the primary trade area for the proposed “anchor® stores — the est'stores
imary rces of added retail

in the proposed development that are expected to/be
sales. The primary trade area is the area from
ly to be derived. The trade area may be

area would be typical for a departm

e Through data available from the¥Census ‘of Retail Tra r proprietary sources, es-
timate sales volume of releva il stores within the thade area. Relevant retail stores

include those establishments't ould be 2d to sell categories of goods similar
to those sold in anchgr stores imthe project.

e Through data avail x e censt
other proprietaryssou n retail spe etermine the expenditure potential for re-
levant retai shoppers within the¥primary trade area. Expenditure potential is
the amou t customers in the wde area — typically residents and workers — may be
expected'to s on there nt categories of retail goods.

° e g? generated b rs developed in item 3 and the expenditure profile de-
eloped.in item 4 m e pared to determine whether the trade area is currently sa-
hether there is likely to be an outflow of sales from the trade

based on the percentage of available sales currently derived by
apture rate) and the residue of dollars left unspent.

om the U.S. Department of Commerce or

roject the sales volume for the project’s anchor tenants. This would be based on the
size of the store and on industry standards for sales derived from the Urban Land Insti-
tute's Dollars and Cents of Shopping Centers or another appropriate source.

e Compare the project sales volume with the dollars available within the trade area. If the
capture rate for specific, relevant categories of goods would exceed 100 percent, it may
have the potential to saturate the market for particular retail goods and a detailed as-
sessment is warranted.
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323. Adverse Effects on Specific Industries

It may be possible that a given project may affect the operation and viability of a specific industry not neces-
sarily tied to a specific location. An example would be new regulations that prohibit or restrict the use of cer-
tain processes that are critical to certain industries. If the following questions cannot be answered with a
clear "no," then a detailed investigation is appropriate:

e Would the project significantly affect business conditions in any industry or any category of busi-
nesses within or outside the study area? It may be necessary to refer to information provided in
Chapter 4, “Land Use, Zoning, and Public Policy,” to make this determination.

e Would the project indirectly substantially reduce employment or impair the economic viabili
the industry or category of businesses?

The industries or categories of businesses that should be considered in this as% are thos
the North American Industry Classification System (NAICS) as promulgated ; .S. Census Bureau. This

analysis should focus on the potential effects upon specific industries that related to theydisplacement
of businesses or residents, as this should be considered in the digéct indirectddisplacement analyses

above. %
DETAILED ANALYSIS TECHNIQUES Q

If it has been determined that a socioeconomic impact ikely or cann d out based on the prelimi-
nary assessment, a detailed analysis is conducted.WILhe analysis aims t existing and anticipated future
conditions to a level necessary to understand t ionship of the propa@sed project to such conditions by as-
sessing the change that the project would hav se cong d identifying any changes that would be
significant and potentially adverse. Thg di of informa % analyses set forth below offer guidance,
some or all of which is useful for a rang jects. Singe ot*possible to anticipate all projects that might
affect socioeconomic conditions, it ﬁ&wat some .Q@ projects require more or different information
and analyses than are suggested herey, In all cases, howeve e analysis should allow the lead agency to under-
stand the potential for, and e ignificant ad\yse impact to a level that allows appropriate mitigation to
be considered. If specific in ion is not available,"it may be necessary to make assumptions. As described in
Chapter 2, “Establishing the"Analysis Framew hese assumptions should reflect the worst case of the range of

conditions that cangrea y be anticip&
331. Direct Displacement %

331.1. Direct Residential Displac

STING'CONDITIONS

Theydetailed ass &of residential displacement focuses on the socioeconomic characteristics of
the residents th Id be displaced as these relate to the housing profile of the neighborhood. If
the preliminary assessment indicates that a detailed analysis is needed, the detailed analysis then
would dme whether relocation opportunities exist within the study area for these displaced
househol uilding on information provided in tasks conducted in the preliminary assessment, the
ifformation should be described:

n

% e The prevailing trends in vacancies and rental and sale prices of units on-site and within the
neighborhood are identified. This information serves to identify the potential for the types
of residents to be displaced to be relocated within the study area. For example, if the hous-
ing to be directly displaced is of a type and cost that is limited in amount in the neighbor-
hood, it is unlikely that the displaced tenants would be able to relocate in the study area.
Sources for data on housing prices and trends include the U.S. Census of Population and
Housing, real estate reference services, and local realtors.
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FUTURE NO-ACTION CONDITION

For the project's build year, assess conditions related to demographic and housing characteristics of
the study area or neighborhood. Relevant information might include whether: the housing stock in
the area is expected to expand or decrease; the number of residents on the site is expected to in-
crease or decrease; rents are expected to increase or remain stable; population and land use changes
are expected; any other relocation is anticipated; the tenants' conditions would change (e.g., rent in-
creases, family size increase). This information may be obtained through interviews with real estate
brokers or persons expert in local conditions, and through coordination with the land use analysis
(see Chapter 4, “Land Use, Zoning, and Public Policy”). The conclusions of the existing conditio
analysis are then revised to include relevant information about the future r&ction condition.

WITH-ACTION CONDITION
For the project's build year, determine how information described in t% ion condition wo
i

change as a result of the proposed project. The analysis of With-Acti itions censidersythe ef-
fects of the project in concert with No-Action trends and conditio he number come
residents to be displaced exceeds 5 percent of the primary stud ea population—or relevant sub-

areas, if the displaced population is located within the su a‘identified—a
tion could not be relocated within the larger study a t ct may
tia

in the socioeconomic character of the study area, an | signif
cur.
331.2. Direct Business Displacement \
EXISTING CONDITIONS
The detailed assessment of diregt bysine splacemen es on the specific conditions that de-
scribe the businesses to be displ the c i

acte of the study area related to the dis-
placement. The objective of d assessm better understand the operational charac-
teristics of the displaced busi es, determine whethef they can be relocated, and assess whether
the product or service%v de would cory\ue to be available. One or more of the following

tasks may be appropriate:

e De perationa @ncial characteristics of the business to be displaced. Also
de@he products,“mar , and employment characteristics. Describe the effects of

is business on th 's'economy. Information on retail sales, employment, wages, and

o] ess performance and characteristics can be obtained online or in

e U.S. Census Bureau, the Bureau of Labor Statistics, the Bureau of
Economic Ana and the NYSDOL. Useful data sources available from the U.S. Census
\ Burea clude the Economic Census, which include the Census of Retail Trade, County

@ terns, the Annual Survey of Manufactures, Non-Employer Statistics, and the
real’s

r indic
publicatio

Bu
Su Business Owners. Special economic reports are also available from the Census
Bu Center for Economic Studies. In addition to data on employment in New York

&te, the NYSDOL also provides industry projections and special industry-specific reports.
Qietermine whether the business to be displaced has an important or substantial econom-
ic value to the City. Describe its products and services and its economic value. This analy-
sis should consider who the customers are of these products or services and whether
similar products or services would continue to be available to these customers. Describe
location needs, if any.

e Assess whether the business would be able to relocate in the study area or elsewhere in
the City. This assessment is based on a comparison of the products, services, and location
needs of the business with the consumer base and available properties in the study area.
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FUTURE NO-ACTION CONDITION

For the project's build year, assess conditions related to the site and the study area in the future. Re-
levant information may include: any changes in the uses on-site; if the available commercial or in-
dustrial space in the area is expected to expand or decrease; if rents are expected to increase or re-
main stable; if the tenants' conditions would change (e.g., rent increases, lease expiration, etc.). This
information is obtained from persons with expertise in the local conditions, through interviews with
real estate brokers, and through coordination with the land use analysis (see Chapter 4, “Land Use,
Zoning, and Public Policy”). The conclusions of the existing conditions analysis are then revised to in-
clude relevant information about the future No-Action condition.

WITH-ACTION CONDITION
Describe the likely effects on the businesses being displaced, and on the ter of the st
acco

as relevant. This analysis is based largely on the analysis of existing condi , adjuste
for future trends that would occur without the project. If the businessyi category of b esses
ithin the trade a ory, within

described above in Subsection 321.2 and it could not be reloc
the City if it does not have specific location needs, there may hé a

332. Indirect Displacement ®

332.1. Indirect Residential Displacement
The objective of the indirect residential displacemehnt analysis is tehmine whether the proposed
project may introduce a trend or accelerate @trend of changing sécioeconomic conditions that may
potentially displace a population of ren iving in unitsghet proteeted by rent stabilization, rent
control, or other government regulati i rpose of the detailed assessment is

ificant adv€rse impact.

to determine whether the population livi ithin the un ed units may be at risk of indirect
displacement under the propos becaus * es are too low to afford increases in
rents.

The approach to the e ssment of indirect residential displacement builds upon informa-

inary assessment, bét requires more in-depth analysis of census informa-
as well. Unlike the preliminary assessment, which pro-
necessary to distinguish areas within the broader study
ed for census tracts or other smaller geographies within
ility of data. Additionally, it may be necessary to provide

tion provided in the

e to displacement ("populations at risk"), assess current and future so-

ioeconomic trend he area that may affect these populations, and examine the effects of the
proposed projec revailing socioeconomic trends and, thus, its impact on the identified popula-
ions at r&
EXISTING NS
ing oh the proposed project in question, characterizing existing conditions in a study area in-
siexamination of census data and may require consideration of additional data sources, inter-
urveys, and fieldwork. A narrative is provided describing housing and population characteris-
tics and trends over time. Major indicators of growth and decline in the total population or specific
age groups or other subcomponents are described, as appropriate. It is helpful to consider what sta-
tistical parameters are most appropriate in describing population characteristics. In some cases, av-
erages are more reflective of the population; in other cases, a median is a better indicator. For ex-

ample, the average household size in an area that contains a range of household sizes, with a few
households that are substantially larger than the vast majority, would not appropriately describe the
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typical household. In this case, the median would be more useful in describing household size. In
addition, it is often helpful to break down income levels into groupings that are commonly used in
the city to define income levels for low, moderate, and middle income for eligibility for inclusionary
housing and other public assistance programs. Income levels are typically based on a family of four.
For a description of current definitions, refer to
http://www.nyc.gov/html/hpd/html/developers/inclusionary.shtml. These typically change annually
based on economic factors.

The following provides guidance in how to conduct a detailed analysis of indirect residential di
placement and includes a reasonably comprehensive list of information that may be required forghe

analysis.
®  DETERMINE THE AMOUNT AND GENERAL LOCATION OF PROTECTED AND OTECTED HO UNITS
WITHIN THE STUDY AREA. The data used to provide a housing @
sus, in DCP's housing permit data files, from agencies g

area, and through surveys, as indicated below:
o Housing units. The U.S. Census provid 'n@lion on rs of housing units,
their size, occupancy (by renter tructures in which the

%), and size"e
units are located. As with popul rmati eful to compare census

tracts within the study area; udy area C sh, and the City, to un-
derstand the particular conditi the stu ATrends in housing can also be
obtained by comparingstt ecent cens i e previous one or two dec-
ades. Where there isgfeaso suspecisthat the [atest census data are out of date,
annual informatiog @ be obtained from DCP.

P g
to believe @
populatio@r-round, perman
pri o'inventory these units and

estimate their residential population. This can
@ using a field survéy, interviews with managers or even desk clerks, and
s

erVing the peop ering and exiting the building.
‘busing status& levels of many of the housing units in the City are con-
olled thro e I mechanisms:
tc ol, which applies to units that are located in buildings built before

with three or more units and that have been occupied by the same
ant since 1971;

:& Rent stabilization, which sets the rent of units in buildings of six units or

more that were built before 1974 or that have received tax abatements or
exemptions under one of several city programs;

payments, low-interest mortgages, and/or partial real estate tax exemp-
tions; and

0\ = Direct public subsidies to the landlord through such means as rent subsidy

= Public ownership.

The privately held rental units not subject to rent control, rent stabilization, or
other forms of government regulation, are estimated from census data on the
number of units in structure.

®  DETERMINE WHETHER THE UNPROTECTED HOUSING IS LIKELY OCCUPIED BY LOW-INCOME TENANTS WHO
COULD NOT AFFORD INCREASES IN RENT AND THEREFORE WOULD BE VULNERABLE TO INDIRECT DISPLACE-

MENT. The following information may be used to estimate the general size and location of
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such a population. Available sources of these data are the U.S. Census, the American
Community Survey and the NYC Housing and Vacancy Survey:

o Household information (total households, household size, individuals), by census
tract, study area, borough, and city.

o Age. The median age and age groupings in an area may be useful in defining the
population profile.

o Economic status. Income and poverty status, in combination with other chara
ristics and trends noted above may help to define vulnerable populations.
be helpful to examine median household income, the%ution of inco,

t

do all households have incomes close to the median here sizable'se
with incomes much lower or much higher than the@

and profortion of/in-
dividuals living below the poverty level.

o Labor force characteristics are typically no

to further characterize the popu
working-age people or if ang&xam
ployment may be high. Occ

the area.

o Income of renter occyp ildings. The census presents the

number of rental d popula ructures of one and two units, three
and four units, fi& e units hose units in buildings of five or few-
er units can \ d not j o rent stabilization. It is also conserva-
tively assuime none of t are subject to rent control, either. Data on

theav, incomes of renters li in these buildings may also available be avail-
able‘thro a special tabu?ion of census data. Based on the study area in ques-
d

tion, average household incomes of renter-occupied households in buildings
wer than 5 hould be calculated to determine the approximate size
afd location o ome population living in unprotected units. Requests for

e datama inated through DCP.
®  CHARACTERIZE RE ESTMENTS IN MARKET RATE AND AFFORDABLE HOUSING WITHIN THE STUDY

s the intent of a project to build on previous efforts to stabilize a
commufiity withyafhistory of disinvestment. Typically, these projects are expected to re-
\ sult in&nixed—income development and are located in a study area where the city,
stat otsfor-profits have invested substantially in affordable housing development. If
this@s to the project, the analysis should include the following:

\o An explanation of the types of affordable housing development that have oc-
curred in the last 10 to 15 years, including information about the tenants of the
housing. Sources of this information may include data on publicly-assisted hous-
ing from the Department of Housing, Preservation and Development, as well as
interviews with individuals from organizations with knowledge of the local af-
fordable housing market, including local development corporations, not-for-
profits, affordable housing developers and city and state officials.

o Indicators that would demonstrate that the effect of the project would likely be
to stabilize a distressed real estate market rather than to accelerate or enhance
an influx of higher income households. Such indicators might include the absence
of recent market rate housing development or rehabilitations aimed at a higher
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income population. Other information could include indications of economic dis-

tress, such as a high incidence of building code violations, foreclosures or vacan-

cy.

®  DETERMINE WHETHER UNPROTECTED UNITS POTENTIALLY CONTAINING A VULNERABLE POPULATION HAVE
BEEN TURNED OVER TO HIGHER INCOME HOUSEHOLDS. If the analysis described above discloses a
low-income population in unregulated rental housing units, based on the most recent data
available from the Census, the American Community Survey or the Housing and Vacancy
Survey, further analysis may be necessary to determine whether conditions in the st
area, and consequently, the size of the population at risk, have changed since the date o
the data used in the detailed analysis described above. Thefefore, the detaile alysis
should consider whether recent trends indicate the introducti a higher inc u
s‘lo&

lation in areas with a vulnerable population. The analysis nsider evidence of/re-
cent investment, including the type and amount of new development ajor
alterations of existing buildings.

®  IDENTIFY POPULATION AT RIsK. Using some or all of t@mation lj above, or any other
information that would be relevant, the analy; entifies whether a population that would

be vulnerable to secondary displacemen
population at risk is renters living i i
stabilization, or other government re

status indicate that they could wp
FUTURE NO-ACTION CONDITION @

by rent control, rent

0se incomes or poverty
ases.

Since impacts of the proposed projec sed in rel the Future No-Action, it is necessary
to project existing conditions for'the oject’s build jective is to identify, as appropriate,
the trends affecting rents and di ent thatda ejin effect in the future without the project.
This analysis includes the folloWing:
e |dentificationyof r projects andgdevelopments proposed, approved, or under con-
struction ea (see Chapter 4, Land Use, Zoning, and Public Policy).
e Des future i s@ in affordable housing if the project is expected to sta-
ilizeythe housing mar& cribed above in Step 3 of the existing conditions assess-
nt. entification@ ated population changes, if any.
e Based on re rent trends in the area, assessment of future trends and condi-
tions.
\ Consid ion of economic trends within the City.

WITH-ACTION CON'/

he objedtive of With-Action Condition analysis is to determine whether a vulnerable population
would be atyrisk of displacement under the proposed project. This analysis includes the following
steps:

e~ Describe the type of development expected under the proposed project.

e Estimate the project's population characteristics, particularly including size, age, and in-
come.

e Assess how the real estate market conditions in the study area would change under the
proposed project. If the project would introduce a mixed-income population into an area
with a recent history of affordable housing investment, it is possible that the new popula-
tion would serve to stabilize the real estate market rather than change it in such a way
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that rents would be expected to rise substantially in the surrounding area. If this is consi-
dered likely based on the analysis of existing conditions, the analysis should assess how
the new housing would affect the existing real estate market. Sources of this information
may include interviews with local real estate brokers and developers, as well as experts
within the affordable housing community, such as city and housing officials, and those
familiar with the affordable housing market within the study area. This might include
leaders of local development corporations and other not-for-profits active in this area. If
a vulnerable population exists in the study area, estimate the size and general location of
the population at risk of displacement under the proposed project. The analyst sho

consider whether land use or real estate market conditions would reduce the likelih

that a vulnerable population would be at risk of indirect displagement. For ex

tinct real estate markets that are unlikely to be affected b
ly, if it is determined that a project, because of its mixed-i
cause drastic changes in the real estate market, it
the existing vulnerable units.
If the detailed assessment identifies a vulnerable p uI%tential S to indirect displace-
ment that exceeds 5 percent of the study area pop relevan as, if the vulnerable

population is located within the subarea identi project may significant change in
the socioeconomic character of the study arga, an otential sigmifi dverse impact may occur.
332.2. Indirect Business Displacement \

The objective of the indirect busines

in Subsection 321.2, above, tor n\ﬂ e area
lyst would have concluded inghe inary asse
duce such a trend. T

project would increase values and thvncrease rents for a potentially vulnerable category
of businesses, and whiet location opportunities exist for those firms.

varies d& the particular indirect displacement issue identified in

ailed analysis is being conducted, the ana-
hat the project has the potential to intro-

e ent.

groups) the assessment o ect displacement depends on developing an understanding of which
&) an area's gConomic base may be most vulnerable to indirect displacement.

ly vulner, tegory of businesses.

EXISTING CONDITI@
% he first wc elop a profile of the study area to determine whether it includes any potential-
a

oMlle PROFILE. Some or all of the following tasks may be applied to construct an economic
of the study area.

e [f the area is large enough, gather zip code employment data available from NYSDOL, or
other available source of employment data, such as County and Zip Code Business Pat-
terns, products of the U.S. Census. This provides a picture of an area's employment base
by key industry sector and, through the use of multi-year data, trends in employment.

e Determine whether any relevant studies that provide relevant, current data have already
been conducted. The most likely sources of data are found through DCP and the New York
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City Economic Development Corporation. Local community boards, local development
corporations, or business improvement districts may also have appropriate data.

e Generally, to supplement secondary data as appropriate, an up-to-date profile may be de-
veloped by collecting primary data. This may include conducting a building-by-building
field survey of the relevant area. The survey should focus on the number and types of
firms; indicators, if any, of recent trends (e.g., are there already signs of new business in-
vestment or disinvestment); and available space, as well as real estate brokers active in the
area. Real estate brokers are often excellent sources of trends in tenancy and rental
sale prices for space and whether there are special relationships among the activiti€s o
the area's businesses.

e The survey data and other data gathered may also be sup views
with other relevant public officials (e.g., particular indus i ns,
local development corporations, and/or merchant assecia s, inter-

r

views with selected businesses identified in the fie a i portant
insights into trade areas, customer base, unusual ages, relocati ossibilities, etc.
e |dentify trends and conditions in the und '@omy.

i tions an @ ffect possible shifts in

DETERMINE WHETHER LAND USE, BUILDING ST TRANSPORTATION, A SERVICES REQUIRED TO SUPPORT
THE POTENTIALLY DISPLACED ECONOMIC ACT] IN THE STUBX.AREA. This is undertaken first by identify-
ing the elements necessary and t rdinating e land use analysis or other appropri-

ate technical area. V'S
ormation gathered, characterize the existing

IDENTIFY CATEGORIES OF BUSIN, x K. Usi
economic profile, focusingion categories of bu s that may be vulnerable to displacement if

property values an to rise. Assess this‘likelihood, given public policy and other factors
that affect economi ditions in the area/

REGULATORY PROTECTIONS. Determine how exi
the economic base of the area.

DESCRIBE THE O, L AND FINAN RACTERISTICS OF THE BUSINESS TO BE DISPLACED. Also describe
the pr ct@@ts, and erv&e characteristics. Describe the effects of this business on
the ec y. Inform tail sales, employment, wages, and other indicators of busi-
ness per ance and ics can be obtained online or in publications from the U.S. Cen-

Bureau, the Bug Statistics, the Bureau of Economic Analysis, and NYSDOL. Useful
data sources availab the U.S. Census Bureau include the Economic Census, which include

ureau’s Center for Economic Studies. In addition to data on employment in New
L also provides industry projections and special, industry-specific reports.

DETERMI ETHER THE BUSINESS TO BE DISPLACED HAS AN IMPORTANT OR SUBSTANTIAL ECONOMIC VALUE TO THE
ribe what economic value it has and the effects of its products and services. This analysis
G. onsider who the customers are of these products or services and whether similar products

services would continue to be available to these customers. Describe location needs, if any.

FUTURE NO-ACTION CONDITION

For the project's build year, determine whether any factors would emerge that would affect the un-
derlying economic base of the target area. This may include the influences of specific development
projects, the enactment or expiration of relevant regulations and laws, and an assessment of under-
lying trends as identified above and in the land use analysis (see Chapter 4). Also, assess conditions
related to the study area in the future to determine relocation opportunities. Relevant information
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may include: whether the available commercial or industrial space in the area is expected to expand
or decrease within the City or trade area and whether rents are expected to increase or remain sta-
ble for comparable properties. This information is obtained from experts in the local conditions,
through interviews with real estate brokers, and through coordination with the land use analysis (see
Chapter 4, “Land Use, Zoning, and Public Policy”). The conclusions of the existing conditions analysis
are then revised to include relevant information about the future No-Action condition.

WITH-ACTION CONDITION
The assessment of existing and future No-Action conditions provides a picture of the local econo
base, changes that have occurred over the years, and changes, if any, that may be expected in théu-
ture. Qualitatively assess, based on historical patterns of development in comparable neighb o
and the strength of the underlying trends, whether and under what cenditions the proje
stimulate changes that would raise either property values or rents a j

make existing categories of tenants vulnerable to displacement. The i
the businesses would be displaced by legal means. The analysis_sho

332.3. Indirect Business Displacement Due to Retail Market

If the preliminary assessment identifies thegpotential for a pro
particular categories of retail goods, a detax:esessment is necessary to assess whether the project

may result in an increase in vacancy infetail store fro@ctin

shopping areas in the study area.
te. l

*
EXISTING CONDITIONS
e Develop @ of the re vironment within the trade area. This requires locating
entratio

The detailed analysis of the pgte
sis and is intended to i i
following tasks may be a

ey e trade area; creating, usually through field surveys, an

inventory of their retai ;.and, through visual observation or through discussions with

al realtors, deve t corporations, or merchant associations, developing an un-
derstanding g ds and overall conditions.

e _ Profile ovide goods similar to those of the project anchors. For example, in

the ca e shopping center would be anchored by a supermarket, this profile

ou e the location, size, characteristics (e.g., availability of parking, hours of op-

sh
era
hro ield observations (for availability of parking and hours of observation); detailed
al estate atlases, such as Sanborn maps (for size); and from standard references, such
05 he Dollars and Cents of Shopping Centers, published by the Urban Land Institute (for
estimated sales volume). The number of other food stores should also be identified
though, because of their sheer number, a detailed profile may not be necessary. Where
there are other anchors, similar procedures may be followed. Key competitors can be
identified and profiled.

FUTURE NO-ACTION CONDITION

For the project's build year, determine whether any factors would emerge that would affect condi-
tions within the trade area. These may include projected increases in population that would provide
a stronger base of shoppers, other projected retail developments, or anticipated store closings or ris-
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ing incomes. Additionally, it should be acknowledged that New York City’s commercial streets are dy-
namic and potential turnover due to changes in consumer spending, shopping trends, demographics,
and population growth independent of the proposed project should be considered.

WITH-ACTION CONDITION

Add the proposed project to the baseline established in the future No-Action conditions. Assess im-
pacts on local shopping areas. Consider the proposed project’s effect on the demand for new retail
businesses that could locate on the commercial street, based on increased purchasing power within
the trade area resulting from a new population.

There may be a potential for a significant adverse impact on retail businesses if a project would res

in decreased shopper traffic on neighborhood commercial streets that causeSjincreased vacahcy that
would affect the economic viability of retail business in the study aregd. Thi ould be¢co ere
likely if all of the following conditions are expected:

e The proposed anchor stores have the potential to affe ability of stores i imilar
categories of goods located on neighborhood commenrgial stkips to captdre sufficient sales vo-
lume to remain in operation;

¢ These stores draw a substantial share of s e ic to the neighborhood commercial
strips or the street contains a concentr 0 inesses that sell the felevant categories of
retail goods; and

¢ Limited demand for retail tenants is expected due to purchasing power in the trade area.

333. ADVERSE EFFECTS ON SPECIFIC INDUSTRIEO%

L 2

EXISTING CONDITIONS \

The key to understanding potentialimpacts on spe dustries or categories of businesses is to de-

velop an understandi ationship betweenthe proposed project and the business condi-

tions experienced by W vulnerable ind’tries or categories of businesses. This may require

field observation and'inte s with se business owners and other persons with relevant exper-

tise. For non-logati cific actions as changes in regulations for particular industries, it is
i

important 46 un ween the processes intended for regulation and the op-
eration businesses. Agai,@ y require either special research or interviews with poten-

tially affected inesses

Industries and categori
nd gl econo alte
cost of'doing busin t their current location, compared with other possible locations where these

industries or cate es‘of businesses could operate. In addition, technological changes and tax or
egulatory policigs at'the state and federal level may affect the operational characteristics of indus-
tries or CMS of businesses. In a detailed analysis, it is important to develop an understanding
of the@ trends that exist independently of the proposed project.
CTION CONDITION

@ ine any factors that would affect the future operations of vulnerable businesses identified in

th&%analysis of existing conditions. For example, it may be possible that technological advances may
phase out the types of processes proposed for regulation.

WITH-ACTION CONDITION

Potential effects may range from changes in operations that may be of little overall consequence to
the individual businesses, changes that may add costs but would not cause displacement or reloca-
tion, or changes that would result in displacement or relocation. For example, for changes in regula-
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tions that affect the basic processes conducted by a business, the analysis may consider whether that
process is critical for the operation of the business, whether there are acceptable substitutes that
would not materially affect the operations of the businesses, and whether relocation to other areas
with less string-gent regulations would be a more viable option. In some cases, the project may di-
rectly or indirectly affect businesses that support or interact with other businesses or industries in
the area, which would then be secondarily affected. If there is potential for these businesses to be
affected, this should be de-scribed and analyzed. A significant adverse impact may occur if it is de-
termined that the proposed project would affect operating conditions for any category of business
described in Subsection 321.2, above.

400. DETERMINING IMPACT SIGNIFICANCE

This section proposes specific thresholds to offer guidance on when a significa
expected. However, certain circumstances may warrant different thresholds.
whether the specific circumstances of the proposed project warrant a detegmination of significance, f the impact
thresholds in this section have not been reached.

410. DIRECT DISPLACEMENT ®

411. Residential Displacement
Impacts of direct residential displacement are uaxions ered signifiéan ey would markedly change

the socioeconomic character of the study area islocating substantial Aumbers of lower-income house-
holds that could not relocate within the stu enerally

umber of low income residents to be
displaced exceeds 5 percent of the prignary stu rea popul relevant sub-areas, if the displaced

population is located within the subarea\i ed — an displaced population could not be relocated
within the study area, a potential sighifi dverse imp occur. In these cases, mitigation should be
considered.

412. Business Displacemen Q l

For businesses with th istics discu Subsection 321.2, above, a situation in which such busi-
nesses would be diSpla the project not relocate into suitable space according to their reason-

able vocationa sm e consider i

420. INDIREC LACEMENT Q
421. w jdl Displacemént

erally,%if the detai ment identified a vulnerable population potentially subject to indirect dis-

yent that exceed ercent of the study area — or relevant sub-areas, if the vulnerable population is lo-

d'within the's@barea identified — it may substantially affect the socioeconomic character of the study area
a significa e impact may occur.

ificant adverse impact warranting consideration of mitigation.

S

lacement

proposed project would trigger a socioeconomic change that would result in displacement of a
categor businesses with the characteristics set forth in Subsection 321.2; if those businesses are power-
less to prevent their displacement; if they would not be likely to receive any relocation assistance; and, given
the trend created or accelerated by the proposed project, they would not be likely to find comparable re-
placement space in their market area, the impact would be considered significant and adverse and mitigation
should be considered.
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423. Retail Market Saturation

If development activity creates retail uses that draw substantial sales from existing businesses to the extent
that it results in increased and prolonged vacancies leading to disinvestment, thereby affecting the land use
and economic viability of the neighborhood, the impact may be considered significant and adverse, and miti-
gation should be considered.

430. EFFECTS ON SPECIFIC INDUSTRIES

An impact of a project that would substantially impair the ability of a specific industry or category of busifiesses
described above in Subsection 321.2 to continue operating within the City may be considered significa d-
verse, requiring consideration of mitigation.

500. DEVELOPING MITIGATION

510. DIRECT DISPLACEMENT

511. Residential Displacement

of the displaced residents within the neighborhood.
tance, including lump sum payments, payment of moving

redecorating expenses. When direct displacemenM:l cause a significant impact, the mitigation may also
be to create or replace affordable units elsewhe 7 study a o offset the effects of the project. The

extent of mitigation may be limited by overa 4@ (" feasibilit significant impacts cannot be feasibly
mitigated, then an unmitigated impact dno d befidentified

512. Business Displacement
Mitigation for business displa milar to residential Witigation, but the opportunities can be more li-

mited, depending on the n tent of the i |m t Measures include helping to seek out and acquire
replacement space inside ﬁ’ the stuw provision of relocation assistance, including lump sum
p

payments, payment of of brokers' fees, and payment for improvements to the
rovements). The extent of mitigation may be limited by

enses

space (if the ne nd not prowdn& . iti

overall project ility. such cases) amunmitigated impact should be identified.
520. INDIREC LACEMENT

en Dlsplace&
3r to e mitigatio, irect residential displacement discussed above, mitigation for indirect residential

ement would co fcreatlng housing within the study area with specific opportunities for residents
fied as potentially vulnerable to indirect displacement. Mitigation measures for indirect residential dis-
cement incl viding appropriate, comparable space as part of the project, either on-site or off-site

ut withimya sofable distance of the current location of the units that would be displaced; creating new

residential displacement impact may not be possible given the difficulty of identifying the population affected
by the project. In these cases a partially unmitigated impact should be identified.

522. Business Displacement

Mitigation measures for indirect displacement of businesses include enactment of regulations and policy. For
example, the Special Garment Center District zoning requires the preservation of space for manufacturing
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uses in the event of conversion to office uses in an effort to limit displacement of industrial businesses. Simi-
lar to direct business displacement, measures also include helping to seek out and acquire replacement space
inside or outside the study area; provision of relocation assistance, including lump sum payments, payment of
moving expenses, payment of brokers' fees, and payment for improvements to the space (if the new landlord
is not providing for improvements).

523. Retail Market Saturation

For adverse impacts on local commercial streets, mitigation includes funding for local commercial revitaliza-
tion efforts and capital improvements or funding for efforts to attract new businesses in an effort to reduce
vacancy. For example, funds that enhance the streetscape along a commercial strip may encourage pa

to continue shopping there, despite new shopping options. \

530. EFFECTS ON SPECIFIC INDUSTRIES @
For specific industries affected by changes in regulations, mitigation include financial assistance,that' reduces op-
erating costs and offsets impacts, or lifting of other regulations.

600. DEVELOPING ALTERNATIVES % Q
610. DIRECT DISPLACEMENT
611. Residential Displacement \
For a project that would result in significant i %ecause 0
project or an alternative configuration that @ hem ma
occupy only a portion of the study area. \ ternati
ing units, or in some cases, particul publie’projects, d
tial displacement may be consid .
612. Business Displacemen
result i sigr@ impacts because of direct displacement of businesses, a
smaller project native configu& avoided displacement may be considered if those busi-
i

orfan
nesses occupy po of the pr n some cases, particularly public projects, different sites that
would reduce or eli te busin is ent may be considered.

620. INDIKWEMENT
esl

bdisplacement of residences, a smaller
ered if the residences to be displaced
project that included appropriate hous-
ites that would reduce or eliminate residen-

Similarly, for projects t

ntial Displageme

R
%idential project Q rnatives that avoid indirect residential displacement would include a different
% g mix as of the project—for example, including more affordable units that replace those to be af-

ed in the st . A different mix of uses, or less dense uses, may also be considered. In some cases,
ojects, different sites may be considered.

e

Where indirect displacement of businesses is at issue, alternatives are similar to those for indirect residential
displacement: altered mix of uses, perhaps to include some space for those uses that would be indirectly dis-
placed; less intense uses; or, if appropriate, alternative sites.
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630. EFFECTS ON SPECIFIC INDUSTRIES

It is difficult to be specific as to alternatives in the case of impacts on specific industries, since the cases are so
disparate. If promulgation of regulations is the project, a change to the regulations or to the timing may be an
appropriate alternative. Other alternatives depend on the specific circumstances of each project.

700. REGULATIONS AND COORDINATION

710. REGULATIONS AND STANDARDS

711. Regulations Affecting Residents

As discussed above, residential tenants are afforded protection against displa t regula-
tions, regulations guiding the conversion of rental units to co-operatives or gainst
the harassment of tenants. For those being displaced by a city project ogfro anaged by

the City, relocation benefits are provided. These regulations are summani

711.1. Rent Regulation
DHCR administers both rent control and rent stabi ned at regulating the
rents paid by tenants. Rent control covers ten uildings d prior to February
1947 who moved in prior to July 1971. Rent st n generally buildings with six or
its of a tax abatement pro-

more units constructed before 1974 or thos$e buildi
gram. Rent adjustments for rent-control \rtments are ma ased on a determination of a
maximum base rent, i.e., the rent that %e required™to @perate the unit under prevailing cost
conditions and to provide the owne ercent re @ he equalized assessed value of the
& ountfor increases in heating fuel costs.
room occ RO) dwellings in buildings constructed be-
e units and renting ess than $350.00 per month or $88.00 per

building. Rents in controlled unitS\be djusted

Rent stabilization also applie
fore July 1, 1969 with si

ent perm@annual rent increases for rent-stabilized tenants, see

&ers the Senior Citizen Rent Increase Exemption Program
or For these tena @

ts 62 years old and over whose household income is $20,000

711 0-0p ondomii Con on
conversion of al units to co-ops or condominiums was a strong phenomenon of New York
City's real estat during the 1980's. Two routes to conversion are possible—eviction plans,

[‘reht payments cannot exceed 33 percent of annual income.
hich reqluire t roval of 51 percent of the tenants in the building and which allow for the evic-

tion of tenapts who do not purchase their apartments once the conversion plan has been declared
effective, n-eviction plans, which require the approval of only 15 percent of the tenants and
ich allow the eviction of tenants who do not purchase their units. Disabled persons and
@ itizens are protected from eviction regardless of the kind of plan offered, their income level,

or the'length of residency in the building. Since virtually all offering plans in New York City have been
non-eviction plans, co-op and condominium conversion activity does not pose a strong displacement
threat to tenants.

711.3. Additional Protection for SRO Tenants
Since residents of SRO units have at times been subject to displacement (see Subsection 711.4, be-
low), it should be noted that there are other provisions in the law (also administered by DHCR), other
than rent stabilization, which provide an added degree of protection to SRO tenants. These cover the

CEQR TECHNICAL MANUAL 5-24 JANUARY 2012 EDITION



SOCIOECONOMIC

CONDITIONS %
following: the provision of basic services, such as heat, hot water, janitorial services, maintenance of
locks and security devices, repairs and maintenance and painting; and evictions, including those re-
quired as a result of plans for demolition. In the case of demolition, the owner is responsible for the

relocation of tenants to suitable housing at the same or lower regulated rent in a closely proximate
area and for paying moving expenses.

711.4. Anti-Harassment Provisions
Despite the protection afforded tenants under rent control and rent stabilization, tenants can be
forced out of their apartments through illegal activities, such as harassment by landlords. Both t
New York City Department of Housing, Preservation and Development (HPD) and DHCR administer,
measures against harassment that, in the more severe cases, provide very¥strong penalties e
sons found guilty of harassment and illegal eviction. With regard to SR
molition or alteration may be approved by the Commissioner of Buildj
HPD either has certified that there has been no harassment of lawful
period prior to the date of submission of an application for cectifi
sued a waiver of such certification.

® LOCAL LAW 7. This law creates civil penalti
of the actions that qualify as harassme his legisla
making threats against a lawful occ
tial services; using frivolous court pr s to di
tion; removing the possessionstfu tenant; rem
0

unit; or, any other acts designed sturb a | occ nt’s residence. The law also

prevents similar actions ies work @ ye landlord’s behalf.
*
711.5. Relocation Assistance for Direct Resit\ placeme
If a city project results in the i n of prop 0
relocation assistance to a i plidng
to be displaced under Ur

regulations includin
funding is involve

ors or damaging locks to a

taining residential tenants, HPD will offer
with city and state law. For those who are
enewal Plan, gelocation will comply with all applicable laws and
t limited to, Section 505 (4)(e) of the Urban Renewal Law. If federal
Il provide b and services under the provisions of the Uniform Relo-
Real Proper isition Policies Act of 1970 (42 U.S.C. 4601), as amended
ct). If feasi will relocate families and individuals to be displaced into
ellj hich are or will be provided [on-site] or in other areas not

egulations Affe @ esses
ions, su e gulations, to prevent involuntary, indirect displacement, are not available to busi-

nesses. Howe e City does offer incentives and payments in selected areas to help offset economic
ends that ace certain types of businesses. Eligible categories of businesses thus receive some

712.1. City Commercial and Industrial Programs and Incentives
The City offers a number of programs and incentives to commercial and industrial businesses de-
signed to help retain and expand such businesses at their current locations or in New York City. Most
of the programs and incentives are administered by the New York City Economic Development Cor-
poration (EDC). Information on these programs can be obtained from EDC and is summarized below.
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TAX REDUCTION PROGRAMS

The City offers a variety of tax-reduction programs to commercial and industrial businesses, as fol-
lows.

e Industrial and Commercial Assistance Program (ICAP). This program offers tax abate-
ments for varying periods up to 25 years for the significant renovation of older commer-
cial or industrial buildings. For commercial buildings, the timing and conditions of the
abatement depend on the location of the building in the City. Locations outside of the
central business district receive the most favorable terms. Industrial renovations r
ceive the maximum benefit regardless of location, and industrial buildings are also£x-

empt from tax increases that result from reassessing the praperty at its higher mar
value. \

e Industrial Business Zones (IBZ) Tax Credit. A one-time ta @( $1,000 pergel
employee is available to help industrial and manufacturingyfiris that ref@cate tolone of
the City’s sixteen IBZs. Only firms that moved into an,| r July 005 ible.

e  Relocation Employment Assistance Program a firm i ing from the area
south of 96th Street in Manhattan to i treetlor to any of the
other boroughs, it can receive a 12-ye nual credit applied

tax, or financial cor-
one; for businesses lo-

poration tax for businesses that relo
cating to eligible areas outside nual, 12-year tax credit is
$1,000 per employg€! information, see
http://www.nyc.gov/htm ty tax reduc reap.shtml.

. Commercial Rent T
or in the four ot
commercial rent®ax.

e  Empire Zones. | industry expands or relocates within one of 85 state-designated
EDZs, it regeive substantial tax incentives and utility discounts, including wage tax
credi estment tax c%ales tax credits, utility reductions, land tax abatement,

n roperty tax \ s

RELOCATION ASSISTANCE
Eligi manufacturers, w

s and distributors that relocate within the City can receive finan-
cial assistance from the al Development Agency (IDA). IDA tax benefits assist operators and
evel seekin ente long term lease agreements and make investments on their proper-
EDC will assist ible relocating industries with services, including planning and feasibility stu-
dies, financial a , Buidance through approval processes, location of relocation space, etc.

ENERGY C AVINGS PROGRAMS
New YorkCi on Edison, and National Grid offer a number of programs to reduce the costs of elec-

tricit a gas usage for eligible businesses. For addition information, see
@ .nyc.gov/html/sbs/nycbiz/html/summary/incentives.shtml.
ANCING ASSISTANCE

Businesses that move or expand in the City may be eligible for one or more financing programs, in-
cluding low-cost, tax-exempt bond financing through the Industrial Development Agency (IDA); loans
from the New York City Micro Loan Program, or New York City Small Business Administration. For ad-
ditional information, click here.
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712.2. Relocation Assistance for Direct Business Displacement
As described in Subsection 711.5, "Relocation Assistance for Direct Residential Displacement," if a
city project results in the acquisition of commercial properties, HPD will relocate site occupants in
compliance with state law. Businesses displaced under an Urban Renewal Plan will be relocated in
accordance with all applicable laws and regulations, including, but not limited to, the State's Urban
Renewal Law. If federal funding is involved, site occupants will receive benefits and services in com-
pliance with the Uniform Relocation Act.

720. APPLICABLE COORDINATION
Socioeconomic conditions analyses often use information gathered for assessmefats in other techni .
milarly, data gathered for the socioeconomic analyses may be useful for other echnical areas. €,
lead agency should coordinate environmental review among those conducting ent techfiica naI S.

In addition, coordination with government agencies may be required when olices apply to the proposed

project. These include the New York State Division of Housing and C enewal, whi inisters rent
regulations, and the New York State Attorney General's Office, WhIC es coopgefative and condominium of-
fering plans.

730. LOCATION OF INFORMATION

731. Census of Population and Housing and Amer Community Surv

e New York City Department of City Pla
Housing, Economic, and Infras nning Di m@
Population Division
22 Reade Street
New York, NY 10007

http://www.nyc.

e U.S. Department@ erce
Bureaw of nsus \@

et Suite 8
NY, 10014-745
WW.Census. gov

://www.Gepsus.g cs/www/
the opulatlon ic, and Land Use Data
Annu oc:al Indicators. Provides summary data for the City, and, where available, for
boro, and community districts. Source: DCP, Housing, Economic, and Infrastructure Planning

Divisi

dated Plan, published annually. Provides information on specific programs and on available
ding for government-assisted housing. Source: DCP, Housing, Economic, and Infrastructure
anning Division.

e Housing Supply Report. Annual reports and database for new housing completions. Source: Rent
Guidelines Board, http://www.housingnyc.com/.

e Data on the estimated number of protected housing units by study area. Source: New York State
Division of Housing and Community Renewal, compiled by DCP’s Housing, Economic, and Infra-
structure Planning Division.
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e Employment and unemployment data, number of firms and total payroll. Source: New York State
Department of Labor (NYSDOL), http://www.labor.state.ny.us/.

e Economic databases, as follows:

o QCEW (Quarterly Census of Employment and Wages) Data. Employment, annual payroll, aver-
age annual pay per employee, and number of establishment data for New York City, each bo-
rough, and the United States. Data are tabulated at the industry division, 2-digit, and 3-digit
SIC levels, subject to confidentiality requirements. Recent data are available by year.

o Economic Census Data. Census of Manufacturing, Census of Wholesale Trade, Census of Retai
Trade, The data are for New York City, each borough, and the Uniﬁtes, and incl num-
n

ber of establishments, employment, annual payroll, average ann d hourly fofim
turing) pay per employee, and a measure of value of output (s ceipts, Value added).
Source: U.S. Census Bureau, http://www.census.gov/econ/.

o Bureau of Economic Analysis Data. The Bureau of Eco Q Loca Employ-
ment series, 1969 to most recent year, by industry @ age and salary, self-
employed, etc.) for New York City, each borough, i the United States.
Data are for those working in New Yor 't% : of Economic Analysis,

http://www.bea.gov/.

o The Bureau of Economic Analysis CA25 L ea Per me series, 1969 to most re-
cent year, by industry division and t s and salar fer payments, dividends in-
terest, and rent, etc.), for New Y ity;\each borough, the metropolitan area, and the United
States. Includes overall per capi e as w, e sources of aggregate income. Data
are for New York City residents in e cases, a orking in New York in other cases.

o Current Employment S on-Agricu
York City and United States'at the industry

a). Annual average employment data. New
level, 1958-present.

Current employment survey annual average employment data. New York City, the metropoli-
tan area (by he Northeast (an{each component state), and the United States at the
industry divi el, 1983 to t. New York City and the United States at the 2-digit SIC
k as the 19 I ge will allow.

rvey employment estimates for New York City, 1987 to the
loyment, private, government, and selected 2-digit industries.

n, DC 20212-0001
w.bls.gov/ces/

° S@/ Abstract of the United States. Compendium of statistical tables at the state and national
el™Includes information on online retail expenditures. Source: U.S. Census Bureau,
://www.census.gov/compendia/statab/.

e |PIS property management data. Inventory of city-owned property.

Source: Department of Citywide Administrative Services
One Centre Street, 20th Floor

New York, NY 10007
http://www.nyc.gov/html/dcas/html/home/home.shtml
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e Real estate publications.

e NYC Housing and Vacancy Survey conducted by U.S. Census Bureau for NYC every three years.
Contains information on housing units, building and neighborhood conditions, and household and
population characteristics.

Source: New York City Department of Housing Preservation and Development
100 Gold Street

New York, NY 10038

http://www.nyc.gov/html/hpd

City Bookstore

Municipal Building \
One Centre Street @
New York, NY 10007 0
http://a856-citystore.nyc.gov/

e Dollars and Cents of Shopping Centers, published by t%Qnd Inif &fte

e Assessed values and tax rates.

Source: New York City Department o

66 John Street
New York, NY 10038
e Expenditure potential for retgil g s,%ls for de @ g the direct and indirect jobs generat-
ed by given construction activi\(
Source: U.S. Depaftment of Co
1401 Constituti ., NW
0

Washington,
http://wwWw.c erce.gov/

e Inform on@)cation assis@
rce: New York S%i ion of Housing and Community Renewal (DHCR)
Ha :

ton PI
38-40 State

AlbanygNY 122@
\ http:// .dhcr.state.ny.us/

mmerc

Y4

erCity Economic Development Corporation (EDC)
0 William Street

York, NY 10038
ttp://www.nycedc.com

733. Information on Publicly Subsidized Housing

e New York City Department of Housing

Preservation and Development (HPD)
100 Gold Street

New York, NY 10038
http://www.nyc.gov/html/hpd
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New York State Division of Housing and Community Renewal (DHCR)

Hampton Plaza

38-40 State Street

Albany, NY 12207
http://www.dhcr.state.ny.us/

New York City Economic Development Corporation (EDC)

110 William Street
New York, NY 10038

http://www.nycedc.com @
New York State Urban Development Corporation d/b/a Empire State Develop t Corporation
(ESDC)
633 Third Avenue Q &
New York, NY 10017 ®
http://www.empire.state.ny.us
New York City Housing Authority (NYCH
250 Broadway
New York, NY 10007 @
www.nvc.gov/nvcha‘ 0
U.S. Department of Housin ban Devel@ @ uD)

Region Il,
26 Federal

Hu

S
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