




Committee on Lower

          Manhattan Redevelopment







       Arthur L. Schiff







       Counsel to the Committee







       Patrick Mulvihill







       Policy Analyst to the Committee

  The Council of the City of New York

[image: image1.png]



       Briefing Paper of the Infrastructure Division
          Robert Newman, Legislative Director

          Committee on Lower Manhattan Redevelopment

        Hon. Alan J. Gerson, Chair

     April 28, 2006

“Lower Manhattan Infrastructure Needs – Planning for Growth:

Schools and Healthcare Services”

INTRODUCTION


On April 28, 2006, the Committee on Lower Manhattan Redevelopment, chaired by

Council Member Alan J. Gerson, will hold an oversight hearing on “Lower Manhattan Infrastructure Needs – Planning for Growth: Schools and Healthcare Services”.


Invited to testify are, among others, representatives of the New York City Planning Commission, New York City’s Departments of Education and Health and Mental Hygiene, the New York City Health and Hospitals Corporation, the New York State Department of Health, the New York State Commission on Health Care Facilities in the 21st Century, three hospitals located in Lower Manhattan, Gouverneur Hospital, St. Vincent’s Hospital and New York Downtown Hospital, and Manhattan Community Boards Nos.1, 2 and 3.  The Committee also expects to receive testimony from elected officials, representatives of labor unions and school and hospital industry professional groups, community organizations and parent groups.

BACKGROUND 

Before the devastating attacks of September 11, 2001, Lower Manhattan, an area including all of Manhattan south of 14th Street, had been enjoying a period of significant growth.  In the southern part of the area particularly, including Battery Park City, Wall Street, Tribeca and the City Hall region (the area represented by Manhattan Community Board No. 1) the vacancy rate for commercial office space had dropped from above twenty percent to just under five percent,
 and the area had reinvented itself with small high-tech firms occupying older, renovated buildings, large businesses leasing space in the World Trade Center and the other Class A office buildings in the blocks around Wall Street and, most significantly, the residential population growing rapidly.  


Between 1980 and 2000 the residential population of Manhattan south of 14th Street grew from 257,835 to 291,946
, an increase of approximately 13.2 %.   In that same period, the population of Manhattan grew by only 7.6 % to 1,529,357.  Most dramatically, however, during that twenty year period, the population of the southern part of Lower Manhattan, the area represented by Manhattan Community Board No. 1, including Battery Park City and Tribeca, more than doubled from 15,918 to 34,420, an increase of 116 %! 


From an economic standpoint, the September 11, 2001 attacks on the World Trade Center were devastating for all of New York City, and particularly for the residents and businesses of Lower Manhattan.  Studies estimate that the City lost approximately 146,000 jobs as a result of the 9-11 attacks.
  All businesses at the World Trade and World Financial Centers with direct employment of 36,522 and annual earnings of $4.1 billion were dislocated.  The unemployment rate in New York City increased dramatically from 5.9% in August of 2001
 to 8.2% in December 2002 
, although some of that increase can likely be attributable to a declining national economy.


In the months after 9-11 hundreds, perhaps thousands, of residents left the downtown area to live elsewhere.  According to Emily Youssouf, President of New York City’s Housing Development Corporation and a downtown resident for 18 years, the residential occupancy rate dropped to 65 percent.
  By mid-2004, however, residential occupancy rates had rebounded to  95 percent, according to Carl Weisbrod, formerly President of the Alliance for Downtown New York.
  


Much of the credit for reversing the post-9-11 exodus from Lower Manhattan can be attributed to two government programs created by Congress to help New York recover from the 9-11 attacks.  The first was the $284 million residential retention grant program funded through the Department of Housing and Urban Development (HUD) and the Lower Manhattan Development Corporation (LMDC) that provided up to $14,500 to any family willing to remain in Lower Manhattan for two years.  According to LMDC, more than 33,000 residents in Lower Manhattan were assisted in various ways by this program.

The second was the Liberty Bond program, another federal program which authorized up to $8 billion in tax-exempt bonds for use in the construction of commercial, residential and public utility projects in New York City, primarily in the Liberty Zone (essentially south of Canal Street in Lower Manhattan). Of that amount, up to $1.6 billion was allocated to residential rental development within the Liberty Zone.  While the Liberty Bonds were not a direct grant of government money, because the interest they paid is tax exempt, they enabled developers to borrow money at below-market interest rates. 

Also contributing significantly to the recent population growth in Lower Manhattan has been a particularly active market for new residences in Manhattan, especially in Lower Manhattan.  This market-based demand has fueled both new construction and a significant number of conversions of older office buildings no longer able to attract profitable tenants, to renovated residential buildings, particularly co-ops and condominiums.  According to some estimates, more than 15,600 new apartments have come on the market or are in the pipeline in Tribeca and Battery Park since 2000,
 adding dramatically to the growth between 1980 and 2000 referred to above.

All of these forces have combined to create very substantial increases in the number of families living in parts of Lower Manhattan.  And, this growth has resulted in new strains on the area’s infrastructure.  At today’s hearing the Committee will examine the impact of the recent growth on the demand in Lower Manhattan for schoolrooms, hospitals and other healthcare services.

Education Needs

The area of Lower Manhattan represented by Manhattan Community Board No.1 --     Battery Park City, Tribeca, Wall Street and City Hall -- has for a number of years, been served by three existing elementary schools -- P.S. 234, P.S. 89 and P.S. 150.  The population growth of the last 25 years has put intense pressure on these schools.  This year, due to overcrowding, P.S. 234 on Chambers Street in Tribeca was forced to cut its pre-kindergarten program and is likely to lose its science room next year to make room for more classroom seats.

Parent groups in the area, concerned about overcrowding and aware of the educational need for smaller numbers of students in each classroom, have for some time, been seeking additional buildings for elementary school classrooms.  In 2004, the City agreed to commit $44 million from the Department of Education’s capital budget for the construction of a new 630-seat kindergarten through 8th grade school inside a 75-story mixed use Bruce Ratner development on Beekman Street.
   In addition, the City had agreed to build an annex to P.S. 234  which would add approximately six classrooms for a pre-school program.


Early this year, Mayor Bloomberg and City Schools Chancellor Joel Klein, in an effort to put political pressure on Governor Pataki, announced that the two projects, among 21 throughout the City, would have to be postponed due to the fact that the State was not planning to deliver sufficient capital construction aid to the City.
  After parents and others in Lower Manhattan and in the other affected neighborhoods expressed outrage and after weeks of lobbying and negotiations, earlier this month the Governor, the State Legislature and the Mayor announced an agreement on school construction.  Under the agreement, $1.8 billion in State capital construction money would be provided to the City in the coming year and the State would authorize the City to borrow an additional      $ 9.4 billion over the next five years, each agreeing to guarantee half of the borrowing.
  


This recent agreement apparently puts the 21 new City schools back on track for construction beginning this year, including the two additions in Lower Manhattan.  Many parents in Lower Manhattan however, believe that the substantial growth in population experienced by their neighborhoods will quickly overwhelm the two additional schools planned for construction.  They are expected to express their concerns at the Committee’s hearing.


Besides elementary school overcrowding in the geographic area represented by Community Board No. 1, other education issues exist in Lower Manhattan, including whether there is a need for an additional high school, the appropriate zoning for the area’s schools, and education quality.   It is expected that these subjects too will be considered at the hearing.


Healthcare Services and Hospital Needs

Like hospitals throughout New York, the several hospitals located within the Lower Manhattan catchment area (defined for the purposes of the Committee’s hearing as Manhattan below 14th Street) have each experienced financial and transitional challenges.  Beyond the structural and financial problems experienced recently by almost all hospitals in the United States, various explanations exist for the difficulties experienced by the hospitals in Lower Manhattan.  Among them are the significant population growth in the geographic area served by the hospitals, the fact that the area contains residents of all income levels, differing levels of familiararity with American culture, vast discrepancies in age and a great range of serious health needs.  Moreover, the area serves, as it long has, as a gateway for people from all over the world with myriad health concerns and various levels of previous health care.  And, the area’s health care needs include many related to the after-effects of the dust contamination and psychological trauma caused by the September 11th attacks, some just now beginning to be recognized.  

           The hospitals serving the downtown community are:

           New York Downtown Hospital (formerly Beekman Hospital), a voluntary, not-for-profit, community teaching hospital founded in 1853 and located at 170 William Street at the foot of the Brooklyn Bridge, across from City Hall and adjacent to Pace University.  The hospital regards itself as the only “full-service” hospital in Lower Manhattan.
   It provides inpatient care with a total current inpatient capacity of approximately 160 beds, outpatient services including a methadone maintenance program, a vision program, and a family care program for the Lower East Side and Chinatown, emergency room services and community outreach services to the Chinatown community through its affiliation with the Chinese Community Partnership for Health. The hospital resolved its short-term financial difficulties through the sale of an adjacent  property being used as a parking lot, to the developer, Bruce Ratner, for the construction of a large, mixed-use building that will include the Beekman School.  


Gouverneur Healthcare Services, a part of the New York City Health and Hospitals Corporation, operates a 210-bed nursing home facility and outpatient ambulatory care services at 227 Madison Street on the Lower East Side.  According to its website, Gouverneur’s Diagnostic and Treatment outpatient Center is the largest in New York State, with more than 300,000 visits each year.
  It also provides clinic services at several satellite facilities in the community, as well as mental health services for the Asian and Latino community and a diagnostic breast cancer clinic.  It does not provide inpatient or emergency room services.


St. Vincent’s Hospital, a part of Saint Vincent Catholic Medical Centers which was created in 2000 as a result of the merger of Catholic hospitals in Brooklyn, Queens, Manhattan and Staten Island, operates a full-service inpatient and outpatient hospital on Seventh Avenue and 11th Street on the border of Greenwich Village and Chelsea.  To some, therefore, St. Vincent’s is not a “local” hospital for the Lower Manhattan community.  Nevertheless, it is a teaching hospital, affiliated with New York Medical College, it provides emergency room services and considers itself a “tertiary-level healthcare, academic and research center and a community resource”
  


Betances Health Center, located at 280 Henry Street on the Lower East Side, provides outpatient clinic services, including medical and social services, mainly to the Lower East Side community.  Almost half of Betances patients are Medicaid recipients, including large numbers of minority group members.  Betances is affiliated with Beth Israel Medical Center.  The Henry Street location provides neither inpatient, nor emergency room services.


Issues to be Considered

Commission on Health Care in the 21st Century


The current and future health care and hospital needs of the Lower Manhattan community, particularly in light of the growth that can be expected in Downtown due to the rebuilding of the World Trade Center (WTC), the many new businesses that can be expected to grow up around the rebuilt WTC and the huge new daytime worker and tourist population that will be returning to Lower Manhattan, must be considered in the context of the work of the New York State Commission on Health Care in the 21st Century.  That Commission, appointed by Governor Pataki in 2005 to “re-configure and `rightsize` the state’s health care delivery system”
 is embarked upon a major reconsideration of the State’s financially troubled hospital system.  As the Governor stated:

“In the acute care sector, hospitals must be divested of excess beds and services that reduce efficiency, increase costs and hamper access to care.  At the same time, we must enable hospitals to maintain their core services and to remain vibrant institutions for their communities and the State”.  We must be open to new models of hospital-based care that encourage broader use of primary and ambulatory care and prevent undue reliance on inpatient services.”

The Commission will make final recommendations by December 1, 2006.  These recommendations will include possible consolidation, closure, conversion, and restructuring of hospitals and nursing homes, and reallocation of local and state resources.  If the Legislature and the Governor approve the recommendations, they will become law. 

 It is much too early to speculate as to what recommendations the Commission might make with respect to downsizing or even closing the few hospitals in Lower Manhattan.  However, in light of the enormous rebuilding that will be taking place at Ground Zero and elsewhere in Lower Manhattan in the next ten to fifteen years and the very large number of additional residents, workers and visitors who will be spending daytime and nighttime in the Downtown vicinity, concerns have been expressed that more needs to be done to clarify for the Commission, and for New York State and New York City, the needs that those who will live, work and visit Lower Manhattan will have for health care and hospital services in the years to come.

Study of Optimal Hospital Resources for Lower Manhattan
To determine more precisely what those health care and hospital needs might be, a study has been suggested to determine the optimal hospital resources appropriate for Lower Manhattan going forward, including the number of inpatient beds, outpatient ambulatory care, specialty clinics, emergency care facilities and a specialty clinical facility to meet the medical needs of residents resulting from 9-11.  The Committee will hear testimony regarding the proposed study and how best to rationalize the future hospital and healthcare needs of the Lower Manhattan community.
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