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GREATER HARLEM HEALTH-RELATED FACILITY
16/20 West 138™ Street
New York, New York

LR ITEM 3, PROJECT DESCRIPTION
Introduction

This application by Greater Harlem Nursing Home (“Applicant”) seeks a certification from the City
Planning Commission (“CPC”) to the Department of Buildings ("DOB") pursuant to Section 22-42
of the Zoning Resolution of the City of New York ("ZR") that none of the findings which would
require a special permit pursuant to Section 74-90 of the ZR applies in Community District 10 in the
Borough of Manhattan. This certification would facilitate the development of a new six-story,
24,930 square foot health-related facility containing 30 beds at 16/20 West 138" Street (Block
1735, Lot 45) (the "Project Site") in the Harlem neighborhood of Manhattan in Community District
10.

Background

Greater Harlem Nursing Home, which was established in 1976, is a voluntary, non-profit, health-
related facility located in the heart of Harlem. Its existing 200-bed facility located at 30 West 138"
Street (Block 1735, Lot 47) is a not-for-profit, full-service short-term rehabilitation health-related
facility that was constructed on a separate zoning lot in 1976 pursuant to an approval from the City

Planning Commission under application number CP22326.

The proposed six-story, 24,930 square foot, Use Group 3 health-related facility building (the
"Facility") will be constructed on a separate zoning lot from the existing health-related facility at 30
West 138th Street. The Facility will contain an entry lobby, reception area, public toilet and storage
room on the first floor. The second floor will be comprised of accessory offices for the program.
The third floor will contain the resident dining area with serving pantry, meeting and activity

spaces, administration offices, janitor closet, resident laundry room and toilets.

The program will provide services to senior citizens such as nursing, medical care, housekeeping,

and prepared meals.

The program and design of the Facility has been tailored response to changing needs of the greater
Harlem community. While the demand for traditional nursing home, health-related facility level
care has declined, there is a greater need for person-centered homelike health-related facilities such
as the proposed development. In New York City as a whole, health-related facility occupancy
(93.9% in 2008) has been well below the minimum level —97% — used to determine need. The
more homelike setting of the facility will not reduce access for the frail elderly in need of this level

of care. As a result of this project, the Harlem community will have an improved facility with
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needed infrastructure improvements to ensure safety, to maximize privacy and dignity of the

residents, and to enhance the quality of daily living.

Area Description

The site of the proposed health-related facility is located on the south side of West 138" Street
between Fifth and Lennox Avenues (the "Project Site"). Block 1735, on which the Project Site is
located, is characterized primarily by residential and community facility uses. Immediately to the
east of the Project Site at 10 West 138" Street, is the General Chauncey M Hooper Tower, a seven-
story, home for the elderly. Immediately to the west at 30 West 138" street is the existing six-story,
Greater Harlem Nursing Home. The Salvation Army and the United Congregation Church also
operate facilities on Block 1735. The remainder of Block 1735 is comprised of four-story to seven-
story apartment buildings located at or near the street line on the midblock and the avenue multiple
dwellings. To the south, on Blocks 1733 and 1734 is the Harlem Hospital Center.

The Project Site is located in a medium-density R7-2 residential district. R7-2 districts permits a
basic maximum FAR of 3.44 for both residential uses and the community facility uses, including
health-related facilities. There is a C1-4 commercial overlay on Block 1735 which extends 100 feet
from Fifth Avenue.

The area is well served by public transportation: the 2 and 3 subway lines run along Lennox
Avenue, with a station at West 135" Street. Additionally, there are bus lines running along Lennox

Avenue (the M7 and M102), Fifth Avenue (M1) and 135" Street (Bx33).

Site Description

The Project Site is located (Block 1735, Lot 45) in the Harlem neighborhood of Manhattan. The
Block is bounded by West 137" Street to the south, West 138" Street to the north, Fifth Avenue to
the east, and Lennox Avenue to the west and is within an R7-2 zoning district, with a C1-4

commercial overlay within 100 feet of Fifth Avenue.

The Project Site comprises has a frontage of 76'-5" on West 138" Street, a depth of 99'-11" and a

total zoning lot area of approximately 7,635 square feet. The Project Site is currently unimproved.

Project Description

The proposed Use Group 3 health-related facility will have 30-beds. The Facility will incorporate
the following features and amenities: a dedicated entrance lobby with reception area and elevator; a
dining area and multiple lounge areas to meet current New York State DOH guidelines and provide

variety for the health-related facility residents; 35 net square feet of dedicated dining and recreation
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area for each resident; a serving pantry to support the implementation of a resident-centered food
service program; home case staff office to support administrative activities and records associated
with the provision of homecare services and to accommodate the care needs of residents;
administration office for management of program; a lounge/sitting area centrally located on each

resident floor; a laundry room for resident use.

Greater Harlem Nursing Home obtained a Certificate of Need ("CON") to construct the proposed
building on September 8, 2010. Construction is expected to begin in the third quarter of 2013 and is
expected to be completed in the fourth quarter of 2014, with move-in completed by the fourth
quarter of 2014.

The six-story Facility will have a total floor area of 24,930 square feet or 3.26 FAR. R7-2 districts
permit a maximum FAR of 3.44 for community facilities. The Facility will have a lot coverage of
4,231 or 55%. Pursuant to ZR § 24-11 the maximum lot coverage permitted within an R7-2 district
is 65%. 10 off street accessory parking spaces will be provide in accordance with ZR § 25-25.

Requested Action

ZR § 22-42 requires that, prior to any development, enlargement, extension or change in use
involving a health-related facility or health related facility in a residence district, the City Planning
Commission must certify to the Department of Buildings that none of the findings set forth in ZR §
22-42 exist in the Community District within which such use is to be located. If any of the findings
are found to exist, a special permit pursuant to ZR § 74-90 is required for the development,
extension or enlargement, or change of use. However, none of the conditions currently apply to

Community District 10 in Manhattan, and therefore certification pursuant to § 22-42 is requested.

(252074962} 3



GREATER HARLEM HEALTH-RELATED FACILITY
16/20 West 138" Street
New York, New York

ATTACHMENT #11, DISCUSSION OF FINDINGS

ZR § 22-42
Certification of Certain Community Facility Uses

RI R2R3 R4R5R6 R7R8 RI R10

In all #Residence Districts#, for any health-related facilities and health related facilities or
#enlargement#, #extension# or change in #use# thereof, the City Planning Commission shall
certify to the Department of Buildings, prior to the filing of any plans by the applicant for a
building permit for such #use#, that none of the following conditions applies to the
Community District within which such #use# or #enlargement#, #extension# or change in

such #use# is to be located:

(a) the ratio between the number of beds for such #uses# in existence, under
construction or approved toward construction by the appropriate Federal or State
governmental agency, to the population of the Community District compared to such
ratio for other Community Districts shows a relative concentration of facilities

covered in this Section in the affected district; or

There is not a relative concentration of health-related facilities in Manhattan Community District
10. The latest data available from the Department of City Planning, as of February 2013, indicates
that within Manhattan Community District 10 there are a total of 200 beds in health-related
facilities and residential health care facilities to serve a population of 115,700, resulting in a ratio
of 1.7 beds per 1,000 residences. This is below the citywide ratio of 5.5 beds per 1,000 residences.
More specifically, the ratio for Manhattan is 4.2, where Community District 10 ranks 9 out of 12.
The proposed building would result in an additional 30 beds. There are no additional beds currently

proposed and approved within Community District 10.

(b) a scarcity of land for general community purposes exists; or

Development of land for general community purposes may consist of a new building on a vacant
site or on an underdeveloped parcel, such as a one-story retail building or a parking lot or garage. In
addition, it may include the purchase or lease of existing buildings or portions of existing buildings.

According to the NYC Community Data Portal provided by the Department of City Planning as of
2012, Manhattan Community District 10 contained 251 vacant lots comprising 1,237,600 square
feet of vacant land, which is 4.9% of the total of 25.5 million square feet of land in Community

District 10. Community District 10 also included 223,700 square feet of parking facilities. In
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addition, many community facilities seek to locate within existing buildings since they do not have
the ability to obtain financing for new construction and may have immediate space needs that
cannot await the completion of a new building. In this context, there is no scarcity of land in

Community District 10.

(c) the incidence of construction of facilities for the last three years warrants review
over these facilities because they threaten to disrupt the land use balance in the

community.

According to the Department of City Planning's Land Use & CEQR Application Tracking System
(LUCATS), there has been no construction of health-related facilities in the last three years in
Manhattan Community District 10. There are only two nursing homes located within the
Community District. They the aforementioned and adjacent Greater Harlem Nursing Home at 30 W
138 St (with 200 beds) and the Harlem Hospital Center at 506 Lenox Ave Hospital (with 286 beds).

If the Commission finds that one or more of the conditions set forth in this Section applies to
the Community District within which such #use# or #enlargement#, #extensioni# or change

in such #use# is to be located, a special permit pursuant to Section 74-90 shall be required.
None of the findings of ZR § 22-42 exist in Manhattan Community District 10 and a thus special

permit is not required. Accordingly, we request that the City Planning Commission issue a

certification pursuant to ZR § 22-42.
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