
From: Alen a
To: Land Use Testimony
Subject: [EXTERNAL] Rezoning
Date: Wednesday, April 19, 2023 7:18:51 PM

 Please STOP expanding projects!
Do not bring crime into our neighborhoods 

Thank you 
Alen Aliaj
-- 
Best,
Alen Aliaj

mailto:alenaliaj@gmail.com
mailto:landusetestimony@council.nyc.gov


From: Bobbi Mitchell
To: Land Use Testimony
Subject: [EXTERNAL] Written Testimony - 2560 Boston Road Rezoning Proposal
Date: Wednesday, April 19, 2023 8:10:42 PM

Hi.  My name is  Bobbi Mitchell and I live in the Bronx, very near to the Boston Road 
Rezoning.  While I am all for providing homes for people to live, what about the people that 
already live there?  Will there be new parking structures available or will it now take 3 hours 
instead of 2 hours to find parking on the street?  And what about the dogs?  The closest dog 
park is located at Pelham Parkway and you have to either get on the train, drive or take a bus to 
it.  Can we not provide a dog park in Bronx Park East - so we have somewhere that our dogs 
can socialize and stretch their legs?  

As much as I want to believe that everything you are doing is to make the Bronx better, I just 
continue to believe - from past experience - that once again you are dumping on the Bronx and 
pricing those who already live in the neighborhood out, and if you aren't you are not thinking 
about enhancing the neighborhood to make it more friendly to those who already live here.  

So I ask you, to maybe just once think about the people who already live here.  We are not 
against the buildings, but maybe look at what we need and are asking for to make it a smooth 
transition.

Thank you for giving me the opportunity to submit my written testimony.

Sincerly,

Mrs. Bobbi Mitchell
917-400-4039

mailto:mizbobbi@gmail.com
mailto:landusetestimony@council.nyc.gov


From: Janelle Parson
To: Land Use Testimony
Subject: [EXTERNAL] LU 0184-2023 2560 Boston road
Date: Wednesday, April 19, 2023 5:26:41 PM

Hello,

My name is Janelle and I am in opposition of the proposed project at 2560 Boston rd. The development is not 
affordable for residents. The surrounding neighborhood is occupied by immigrants, non English speaking and the 
working poor. This is a vulnerable population who needs more resources, including affordable housing. This will 
cause the displacement of many residents. This project is moving forward without input from the community.

I hope the concerns of this community can be addressed.

Thank you, Janelle Parson

mailto:janelle80@gmail.com
mailto:landusetestimony@council.nyc.gov


From: Roxanne Delgado
To: Land Use Testimony
Subject: [EXTERNAL] RE: LU 0184-2023 2560 Boston Road
Date: Sunday, April 23, 2023 4:52:42 PM
Attachments: ami2022 (2).pdf

nta7 (2).pdf
puma (1).pdf
am120222 (2).pdf
city plannning 24560 roxanne (1).pdf
hud rent (1).pdf
email..pdf
2560 Boston Road FOIL (1).pdf
2560 Boston Road - ULURP delgado (1) (1).pdf

RE:  LU 0184-2023 

Dear City Council Subcommittee on Zoning and Franchise

As stated in person, City Planning has a legal obligation to take a “hard look” at the significant impact of indirect displacement because of this 2560 Boston 
Road project.   Even city planning displacement risk map has this site as the highest risk of displacement.

Per the City planning Environment Assessment Statement, it is over a 5% increase in population within the.25-mile radius of the proposed.    The income 
requirement for the proposed project is drastically greater than the median income of the community.  The community has overwhelming tenants, and 
they are not rent protected.  These 3 factors (1) over 5% increase in population, (2) proposed project income requirements higher than community’s 
income and (3) vulnerability of community – majority immigrants, low-income, low-skilled with no rent protections, leads to displacement. 

As per article, AMI is based on highest rents, not actual income, which leads to this vicious cycle of proposed projects that are not affordable to the 
surrounding community, that leads to indirect displacement as well as pumping up the AMI numbers annually making future projects more unaffordable. 
Which is why AMI is over $20,000 than the city annual median income

City Planning Commission has a legal obligation to do an environmental impact statement on the indirect displacement.  They did not, they ignored data 
for political expediency since the wave of YIMBY has drowned out the voice of the most vulnerable communities. 

Also the elementary schools per environmental assessment statement, there are NO seats available.

Another concern is Slate property’s notorious business dealings including Rivington houses.

Have attached all testimony and pray that this council does the right thing for the most vulnerable community.  Allerton is the least expensive area in the 
city to rent and gives people a chance to start a life in NYC.

The Bronx neighborhood of Allerton has the lowest median rent in the city—$1,595 for a one bedroom. Allerton
https://www.brickunderground.com/rent/nyc-most-affordable-cheapest-neighborhoods-renters-2022-manhattan-brooklyn-bronx-
queens#:~:text=The%20most%20affordable%20neighborhoods%20in%20the%20Bronx%20for%20renters,%241%2C595%20for%20a%20one%20bedroom.

Thank you

Roxanne Delgado 

mailto:delgadoroxanne8@gmail.com
mailto:landusetestimony@council.nyc.gov
https://www.brickunderground.com/rent/nyc-most-affordable-cheapest-neighborhoods-renters-2022-manhattan-brooklyn-bronx-queens#:~:text=The%20most%20affordable%20neighborhoods%20in%20the%20Bronx%20for%20renters,%241%2C595%20for%20a%20one%20bedroom
https://www.brickunderground.com/rent/nyc-most-affordable-cheapest-neighborhoods-renters-2022-manhattan-brooklyn-bronx-queens#:~:text=The%20most%20affordable%20neighborhoods%20in%20the%20Bronx%20for%20renters,%241%2C595%20for%20a%20one%20bedroom
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I like to begin with the Borough president 
recommendation which states on page 2 that the 
applicant intends to finance the project using HPD’s 
Mix and Match program. As such, a maximum of 
60% of the units will be affordable for households 
earning 60% of Area Median Income (AMI) with the 
remaining units available for households earning up 
to 130% of AMI.  The HPD’s Mix and Match Income 
Bands are 80% and 120% of AMI not 60% and 
130% as stated on the BP’s recommendation.    
Also, the BP recommendation states “I do not 
believe this project will lead to displacement” 


And this is where I respectfully disagree with both 
the BP’s recommendations and the City Planning 
EAS, since I believe there will be significant adverse 
environmental impact on the community of over 
15,000 residents within .25-mile radius of the 
proposed site.  This commission and our elected 
should take a HARD look at this rezoning’s potential 
to accelerate the displacement of lower-income 
residents   All information regarding the rezoning’s 
potential to accelerate displacement should be 







presented and analyzed and I argue this was not the 
case here.  


The population change within /25 miles radius with 
proposed action is 5.8% which would result in further 
analysis of indirect displacement.  


 


 


 


In the EAS report, the study area was change from 
.25 mile to .5 mile of the project site which resulted 
in a higher population area of over 48,000 resident 
and as a result the population percentage change 
lowered to 1.84%.  And since the population 
increase is less than 5% than no further analysis to 
determine whether this proposed project would 
result in indirect displacement.  


 


 







 


 


In the EAS report, the larger study area of .5 miles 
radius shows 79% of units are renter occupied.  
Using the 3 census tracts within the .25-mile radius 
the units are 85% renter occupied.  The proposed 
project is in Neighborhood Tabulation Area BX07 
which has 83% are renter occupied.    


 


 







 


 


The median household income for the study area is 
$44,415. Similar to the median household income 
within .25 miles radius which I used . 


 


 


 


This distribution of household income is similar to  
the .25 miles radius that I used as well.  Therefore 
whether .25- or .50-mile radius, the median income 
is less than $45,000 and 55% of the residents make 
less than $50,000.   Per the AMI 2022 numbers, 







income for 1 person   at 80% of AMI is $74,720 and 
at 120% it is $112,080. 


 


Since the population increase is over 5% in the .25-
mile radius and the income requirement for these 
AMI bands are much higher than the $45,000 
median income where over half of the community 
makes less than $50,000, a hard look at the 
potential displacement of low-income tenants is 
essential.  


 


The Racial Equity Report used PUMA Which is 
approximately community board 11 that has a 
breakdown of 45% Hispanic, 21% Black, 21% White, 
33% Foreign Born, 73% Renters.   


But using the NTA BX07 Bronxdale, the population 
is 87% non-white with over 50% below poverty and 
33% severely rent burden and almost 50% of the 
units are not rent stabilized.  It also has the highest 
level of displacement on the displacement map.  


 


I ask this commission to look hard at the 
displacement risk and prepare an Environment 







Impact Statement to analyze the rezoning’s indirect 
displacement before taking any action.   Almost half 
of the renters lack the protection of rent regulation 
and will be pressured by over 5% population 
increase with higher incomes.  


 


adding almost 80 elementary children to shools 
in the district with NO available seats. In school 
dist 


 


 


 
 


 


 


 


 


 


 


 


 







 











































































































































































































































































































 


Re:  2560 Boston Road Rezoning 


 


Indirect Residential Displacement 


 


In the EAS Attachment C: Socioeconomic Conditions C-4, the incremental 
estimated population change is more than 5% with the proposed project 
2560 Boston Road.  The addition of up to 333 dwelling units would 
generate 893 estimated population as per Attachment C-4.  This addition of 
this proposed project to the existing population of 15,334 (U.S. Census, 
ACS 5-Year Estimates, 2014-2018), of the study area within .25 miles 
radius of the project site is 5.8% This increase by more than 5 percent will 
accelerate rents within this study area.  
 
In this same attachment, it adjusts the study area within 0.5-mile radius of 
the project site to conform to the census tract delineation for demographic 
data.  Demographic data for this study area on C-7 shows 79% are renters. 
C-8 shows over 50% of this area study with .5-mile radius make less than 
$50,000.  Per Table C-7, the study area median household income is 
$44,415.  Per Table C-9, the population for this study area is 48,126 and 
the addition of 893 persons from this proposed project results in 1.8% 
increase.  It states below this table C-9, “Since the population increase 
would be less than 5% within the study area, further analysis to determine. 
whether the Proposed Project would result in indirect residential 
displacement is not necessary” 
 
This is the fundamental problem with this EAS, that it does not analysis the 
indirect residential displacement.  The .5-mile radius within the proposed 
project was applicable for demographic data but it does not negate the 
5.8% population increase within .25-mile radius of the project.  The 
potential of displacement within the .25-mile radius study area exist since 
the household incomes of the proposed project would be higher than the 
median household income of $44,415. 
 
Per C-4, the census tracts with a .25-mile radius of the project site includes 
census tracts 328, 330 and 340.  Per Census Data ACS 2021- 5 year, 84% 
are renters, median household income is $46,725 and the estimated 







existing population is 15,490.  The addition of 890 persons from this 
proposed project exceeds over 5% increase in population.  Therefore, I 
argue strongly that a further analysis to determine. 
whether the Proposed Project would result in indirect residential 
displacement is necessary” 
 
HPD Mix and Match Program Income Bands is 40%-60% of the units are at 
low-income rents affordable to households earning up to 80% of Area 
Median Income (AMI) and the other 40%-60% of units have rents 
affordable to moderate and/or middle-income households earning up to 
120% of AMI. Using 2022 AMI, 80% of AMI for a household of 1 is $74,720 
and a household of 2 is $85,440.   At this Income, Studios rents would be 
$1,800 and 1 bedrooms for $2,100.   120% of AMI for a household of 1 is 
$112,080 and a household of 2 is $128,160.   At this Income, Studios rents 
would be $2,800 and 1 bedrooms for $3,200.  This HPD Program Income 
Requirement is not suitable for this community.  A program with lower 
income bands as ELLA is more appropriate.  
 
Per letter dated January 25, the Developer uses $67,046 as community 
board 11 median income.  Per Census data: ACS 2021 1-year, the 
community board 11 median income is $57,394.   
 
Per the Racial Equity Report, the 2.1.2 and 2.1.2a Estimated new housing 
units, the income restriction does not coincide with the Mix and Match terms, or 
the numbers presented to the Community Board.  The developer has been 
providing different numbers on several occasions. 
 
Using Census tracts with at least 50% of their area within 
a 0.5-mile radius of the Project Site are comprised of Census Tracts 
324,326, 328, 330, 332.01, 332.02,336, 338, 340, 342, and 344, the data 
from Census Data: ACS 2021 – 5 year is as follows: 
 
48% are Hispanic, 29% are Black, 13%  are White, 6% are Asian and 4% 
are other or two.   Median Household income is $46,700. 25% live in 
poverty, 52% have income less than $50k, 30% have income less than 
100K, 14% have income less than 200k and 4% have income more than 
200k. 39% are foreign-born. 23% have no high school degree,   
 
 







Using Census tracts with at least 50% of their area within   0.25-mile radius 
of the Project Site are comprised of Census Tracts 328, 330, and 340, the 
data from Census Data: ACS 2021 – 5 year is as follows: 
 
44% are Hispanic, 30% are Black, 16% are White, 5% are Asian and 5% 
are other or two.   Median Household income is $46,725. 20% live in 
poverty, 55% have income less than $50k, 30% have income less than 
100K, 13% have income less than 200k and 2% have income more than 
200k. 36% are foreign-born. 23% have no high school degree,   
 
Based on the above data, this proposed project at this site will displace the 
most vulnerable based on income, nationality, immigration status, 
education level and race.   This is the definition of environmental injustice 
where marginalized communities are not part of the decisions that will 
impact them negatively.  Due to community board 11 lack of notice and 
outreach and the community lack of ability and resources to advocate, this 
community is at risk.  Allerton has the lowest median rent in the city and if 
the community is displaced, there is little option left for them.  
 
SLATE Property Group 
 
We have different laws for those who are rich and powerful.  Why is this city still 
doing business with SLATE?   Just google them and a history of harassment, fraud 
and lack of transparency and truth in their business involvement.    From harassing 
tenants, suing their own lawyer for giving bad advice on how to evict section 8 
tenants, their role in the conversion of Rivington Houses, senior homes, that 
displaced seniors and knowingly selling defective condominiums.  How can we trust 
them in dealing fairly with a community that is vulnerable and not informed. And a 
community board that does not care about this part of the district.  SLATE should not 
be allowed to do business in our community.    
 
Sincerely,  
Roxanne Delgado 
2314 Holland Ave, Bronx , NY 10467 
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Re:  2560 Boston Road Rezoning 

 

Indirect Residential Displacement 

 

In the EAS Attachment C: Socioeconomic Conditions C-4, the incremental 
estimated population change is more than 5% with the proposed project 
2560 Boston Road.  The addition of up to 333 dwelling units would 
generate 893 estimated population as per Attachment C-4.  This addition of 
this proposed project to the existing population of 15,334 (U.S. Census, 
ACS 5-Year Estimates, 2014-2018), of the study area within .25 miles 
radius of the project site is 5.8% This increase by more than 5 percent will 
accelerate rents within this study area.  
 
In this same attachment, it adjusts the study area within 0.5-mile radius of 
the project site to conform to the census tract delineation for demographic 
data.  Demographic data for this study area on C-7 shows 79% are renters. 
C-8 shows over 50% of this area study with .5-mile radius make less than 
$50,000.  Per Table C-7, the study area median household income is 
$44,415.  Per Table C-9, the population for this study area is 48,126 and 
the addition of 893 persons from this proposed project results in 1.8% 
increase.  It states below this table C-9, “Since the population increase 
would be less than 5% within the study area, further analysis to determine. 
whether the Proposed Project would result in indirect residential 
displacement is not necessary” 
 
This is the fundamental problem with this EAS, that it does not analysis the 
indirect residential displacement.  The .5-mile radius within the proposed 
project was applicable for demographic data but it does not negate the 
5.8% population increase within .25-mile radius of the project.  The 
potential of displacement within the .25-mile radius study area exist since 
the household incomes of the proposed project would be higher than the 
median household income of $44,415. 
 
Per C-4, the census tracts with a .25-mile radius of the project site includes 
census tracts 328, 330 and 340.  Per Census Data ACS 2021- 5 year, 84% 
are renters, median household income is $46,725 and the estimated 



existing population is 15,490.  The addition of 890 persons from this 
proposed project exceeds over 5% increase in population.  Therefore, I 
argue strongly that a further analysis to determine. 
whether the Proposed Project would result in indirect residential 
displacement is necessary” 
 
HPD Mix and Match Program Income Bands is 40%-60% of the units are at 
low-income rents affordable to households earning up to 80% of Area 
Median Income (AMI) and the other 40%-60% of units have rents 
affordable to moderate and/or middle-income households earning up to 
120% of AMI. Using 2022 AMI, 80% of AMI for a household of 1 is $74,720 
and a household of 2 is $85,440.   At this Income, Studios rents would be 
$1,800 and 1 bedrooms for $2,100.   120% of AMI for a household of 1 is 
$112,080 and a household of 2 is $128,160.   At this Income, Studios rents 
would be $2,800 and 1 bedrooms for $3,200.  This HPD Program Income 
Requirement is not suitable for this community.  A program with lower 
income bands as ELLA is more appropriate.  
 
Per letter dated January 25, the Developer uses $67,046 as community 
board 11 median income.  Per Census data: ACS 2021 1-year, the 
community board 11 median income is $57,394.   
 
Per the Racial Equity Report, the 2.1.2 and 2.1.2a Estimated new housing 
units, the income restriction does not coincide with the Mix and Match terms, or 
the numbers presented to the Community Board.  The developer has been 
providing different numbers on several occasions. 
 
Using Census tracts with at least 50% of their area within 
a 0.5-mile radius of the Project Site are comprised of Census Tracts 
324,326, 328, 330, 332.01, 332.02,336, 338, 340, 342, and 344, the data 
from Census Data: ACS 2021 – 5 year is as follows: 
 
48% are Hispanic, 29% are Black, 13%  are White, 6% are Asian and 4% 
are other or two.   Median Household income is $46,700. 25% live in 
poverty, 52% have income less than $50k, 30% have income less than 
100K, 14% have income less than 200k and 4% have income more than 
200k. 39% are foreign-born. 23% have no high school degree,   
 
 



Using Census tracts with at least 50% of their area within   0.25-mile radius 
of the Project Site are comprised of Census Tracts 328, 330, and 340, the 
data from Census Data: ACS 2021 – 5 year is as follows: 
 
44% are Hispanic, 30% are Black, 16% are White, 5% are Asian and 5% 
are other or two.   Median Household income is $46,725. 20% live in 
poverty, 55% have income less than $50k, 30% have income less than 
100K, 13% have income less than 200k and 2% have income more than 
200k. 36% are foreign-born. 23% have no high school degree,   
 
Based on the above data, this proposed project at this site will displace the 
most vulnerable based on income, nationality, immigration status, 
education level and race.   This is the definition of environmental injustice 
where marginalized communities are not part of the decisions that will 
impact them negatively.  Due to community board 11 lack of notice and 
outreach and the community lack of ability and resources to advocate, this 
community is at risk.  Allerton has the lowest median rent in the city and if 
the community is displaced, there is little option left for them.  
 
SLATE Property Group 
 
We have different laws for those who are rich and powerful.  Why is this city still 
doing business with SLATE?   Just google them and a history of harassment, fraud 
and lack of transparency and truth in their business involvement.    From harassing 
tenants, suing their own lawyer for giving bad advice on how to evict section 8 
tenants, their role in the conversion of Rivington Houses, senior homes, that 
displaced seniors and knowingly selling defective condominiums.  How can we trust 
them in dealing fairly with a community that is vulnerable and not informed. And a 
community board that does not care about this part of the district.  SLATE should not 
be allowed to do business in our community.    
 
Sincerely,  
Roxanne Delgado 
2314 Holland Ave, Bronx , NY 10467 
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I like to begin with the Borough president 
recommendation which states on page 2 that the 
applicant intends to finance the project using HPD’s 
Mix and Match program. As such, a maximum of 
60% of the units will be affordable for households 
earning 60% of Area Median Income (AMI) with the 
remaining units available for households earning up 
to 130% of AMI.  The HPD’s Mix and Match Income 
Bands are 80% and 120% of AMI not 60% and 
130% as stated on the BP’s recommendation.    
Also, the BP recommendation states “I do not 
believe this project will lead to displacement” 

And this is where I respectfully disagree with both 
the BP’s recommendations and the City Planning 
EAS, since I believe there will be significant adverse 
environmental impact on the community of over 
15,000 residents within .25-mile radius of the 
proposed site.  This commission and our elected 
should take a HARD look at this rezoning’s potential 
to accelerate the displacement of lower-income 
residents   All information regarding the rezoning’s 
potential to accelerate displacement should be 



presented and analyzed and I argue this was not the 
case here.  

The population change within /25 miles radius with 
proposed action is 5.8% which would result in further 
analysis of indirect displacement.  

 

 

 

In the EAS report, the study area was change from 
.25 mile to .5 mile of the project site which resulted 
in a higher population area of over 48,000 resident 
and as a result the population percentage change 
lowered to 1.84%.  And since the population 
increase is less than 5% than no further analysis to 
determine whether this proposed project would 
result in indirect displacement.  

 

 



 

 

In the EAS report, the larger study area of .5 miles 
radius shows 79% of units are renter occupied.  
Using the 3 census tracts within the .25-mile radius 
the units are 85% renter occupied.  The proposed 
project is in Neighborhood Tabulation Area BX07 
which has 83% are renter occupied.    

 

 



 

 

The median household income for the study area is 
$44,415. Similar to the median household income 
within .25 miles radius which I used . 

 

 

 

This distribution of household income is similar to  
the .25 miles radius that I used as well.  Therefore 
whether .25- or .50-mile radius, the median income 
is less than $45,000 and 55% of the residents make 
less than $50,000.   Per the AMI 2022 numbers, 



income for 1 person   at 80% of AMI is $74,720 and 
at 120% it is $112,080. 

 

Since the population increase is over 5% in the .25-
mile radius and the income requirement for these 
AMI bands are much higher than the $45,000 
median income where over half of the community 
makes less than $50,000, a hard look at the 
potential displacement of low-income tenants is 
essential.  

 

The Racial Equity Report used PUMA Which is 
approximately community board 11 that has a 
breakdown of 45% Hispanic, 21% Black, 21% White, 
33% Foreign Born, 73% Renters.   

But using the NTA BX07 Bronxdale, the population 
is 87% non-white with over 50% below poverty and 
33% severely rent burden and almost 50% of the 
units are not rent stabilized.  It also has the highest 
level of displacement on the displacement map.  

 

I ask this commission to look hard at the 
displacement risk and prepare an Environment 



Impact Statement to analyze the rezoning’s indirect 
displacement before taking any action.   Almost half 
of the renters lack the protection of rent regulation 
and will be pressured by over 5% population 
increase with higher incomes.  

 

adding almost 80 elementary children to shools 
in the district with NO available seats. In school 
dist 
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