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EXECUTIVE SUMMARY
Across the Yards examines the East Long Island City area in Queens, New York. More than 50,000
students and office workers use the area, which has historically been dominated by industrial and
manufacturing uses. Despite its important role as host to a major educational institution and to
workplaces for a significant number of New Yorkers, East Long Island City fails to meet many of its
users’ basic needs. People who travel to the area for school or work encounter multiple and severe
safety issues, scarce retail activity, traffic congestion, and a near complete lack of open space. Our
clients, LaGuardia Community College (LGCC) and NYC’s Department of Design and Construction
Town+Gown program (DDC), tasked our Hunter College Master of Urban Planning graduate studio
with developing a number of short to long-term recommendations to comprehensively address the
needs of students and office workers while accommodating and fortifying the manufacturing and
industrial sector.
The studio performed a comprehensive analysis to understand the area’s needs, focusing on three
groups of users: students, office workers, and industrial and manufacturing businesses. Through
charrettes, surveys, and interviews with students and office workers, we identified a need for
healthier and more affordable food options, basic amenities, parking, improved pedestrian safety and
atmosphere, and enhanced connectivity to other areas. By analyzing primary and secondary data,
we found that the area’s industrial and manufacturing businesses provide economic opportunities,
but face threats due to rent pressure from offices moving into the area. They also offer an opportunity
to connect students to high-quality jobs.
We developed recommendations with an understanding of the challenges that arise as students,
workers, and businesses with different needs are forced to share limited space. As a result, our
proposals work towards reconciling conflicting needs such as relieving traffic congestion while
expanding industrial business activity, increasing open space availability while adding parking options,
and preserving manufacturing space while adding retail and commercial facilities.
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Public Realm recommendations aim to:
1. Increase high-quality, accessible open space for all through an open space network and activating space under the elevated rail
2. Improve streetscape conditions by incorporating green elements, developing public arts programming, and improving the built environment
in and around the LaGuardia Community College campus
Commercial Activity recommendations aim to:
1. Attract and support new and existing businesses with a retail recruitment program and by connecting businesses to service providers
2. Support pedestrian-focused retail and mixed-use development with a Commercial Activity Zone
Transportation recommendations aim to:
1. Improve pedestrian safety through infrastructure enhancements
2. Strengthen pedestrian connectivity by reconfiguring, beautifying, and maintaining the pedestrian overpasses; constructing the Sky Station
at the 33rd St - Rawson St subway stop; and expanding pedestrian wayfinding
3. Enhance automobile circulation and parking by applying a toll at the Queensboro Bridge; implementing traffic calming measures along
Van Dam St, Queens Blvd, and Thomson Ave; incentivizing public and non-auto transit; changing parking rules; utilizing vertical parking;
implementing a smart parking system; and more strongly enforcing parking and traffic violations
Industry and Jobs recommendations aim to:
1. Encourage the densification and preservation of industrial space through FAR increases; eliminating parking requirements; excluding
competing uses; tracking, reporting, and stabilizing the Industrial Developer Fund; and encouraging non-profit industrial real estate
development
2. Improve industrial incentive programs by evaluating existing programs, lowering the barrier of entry for industrial businesses remaining in
place, and providing tax abatements for bringing industrial space up to code
3. Ensure zoning regulations support the evolving industrial and manufacturing sectors by updating definitions of manufacturing use
4. Support and preserve the mixed-use character of Blissville by rezoning a portion to light industrial and conducting a study of the area
5. Create industry-specific training and certification programs at LGCC through strategic partnerships and marketing efforts
6. Grow the food and beverage, and commercial rooftop agriculture industrial subsectors by incentivizing rooftop agriculture, creating a pilot
rooftop farm at LGCC, and developing a kitchen incubator

VISION

The combined recommendations transform East Long Island City into a thriving
educational, office, and industrial district where people enjoy improved public
space, commercial activity, transportation access, and job opportunities.
iv
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CLIENTS AND PROJECT

East Long Island City originally developed as a
manufacturing center, and today institutions and
municipal agencies bring tens of thousands of
pedestrians in and out of the area on a daily basis.
The City of New York has given the area relatively little
planning attention, especially compared to the rezonings
and studies to the west of Sunnyside Yards that have
triggered an explosion of residential development.
Our clients, LaGuardia Community College’s Office of
External Affairs (LGCC) and the Department of Design
and Construction’s Town+Gown (DDC) program,
both located in East Long Island City, tasked our
Hunter Urban Planning studio team with developing a
comprehensive plan to address some of the conflicts
and issues that arise when an area is highly populated
by students and office workers and actively used for
manufacturing and industry. The Department of Design
and Construction operates their main office from the
former International Design Center of New York (IDCNY)

building, dividing the LGCC campus, and employs
1,400 people, most of whom work from that location.
[1] Representatives of DDC sought recommendations
to address the issues that their employees face in the
area, namely traffic congestion and patterns that result
in safety hazards along the main pedestrian corridor,
availability of commercial services, parking challenges,
and a lack of open space. LaGuardia Community
College, situated adjacent to DDC, similarly spoke of
pedestrian hazards and a lack of retail and open space.
Additionally, LGCC faces the problem of affordable
food access and linking the students to job training
and employment with local industrial businesses. This
studio, conducted during the 2016-2017 academic
year, addressed these issues in the context of the
industrial and manufacturing zone where our clients are
located, and looked for creative solutions to address
our clients’ core concerns.
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We selected the study area through
a combination of physical and zoning
boundaries. East Long Island City lies east
of the Sunnyside Rail Yards, which isolates
the area from the rest of Long Island City.
Our study area is adjacent to and west of the
residential Sunnyside neighborhood which
begins at 39th Street. The area’s southern
boundary is Newtown Creek, a tributary to the
East River that separates northern Brooklyn
from southern Queens, which historically
served the area with water access. The study
area is coterminous with the boundaries of
the southern section of the Long Island City
Industrial Business Zone (IBZ), which is an
area prioritized by the City for industrial and
manufacturing uses. The boundaries of the
IBZ are based on manufacturing (M) zoning
designations. Though manufacturing and
industrial uses still prevail, the area is also
home to educational institutions, several
City and State agency offices, and other
commercial uses.
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Sixty-four percent (64%) of the lot area is dedicated primarily to
industrial and manufacturing land uses. Thirty-six percent (36%) of
total building square footage is dedicated to factory uses. [2] The
majority of the area is zoned M1-4, and it also contains M1-1, M13, M2-1, M3-1, and M3-2 districts. Besides the northern corridor
that contains LaGuardia Community College and agency offices,
the area is generally characterized by one to two story industrial
buildings that were built between 1925 and 1960. The exception is
the area known as Blissville, where approximately 600 people live
in 1-3 story homes that were built largely in the 1930s. [3] [4]

LaGuardia Community College, the agency offices of the Department
of Design and Construction, and the School Construction Authority
are all located along Thomson Ave between the pedestrian bridge
connecting Thomson to Court Square and the 7 train station at
33rd Street. East Long Island City is adjacent to major public transit
hubs at Court Square, Queens Plaza, and Queensboro Plaza, which
support the G, M, E, R, F, W, N, and 7 trains. However, those three
stops are each at least 10 minute walks from LaGuardia Community
College; to get there pedestrians need to cross long overpass bridges
that go over Sunnyside Rail Yards. Some employers offer private
shuttles year-round to better connect the offices and institutions in
East Long Island City with the transit hubs across the Yards and

Land Use

Zoning
Districts

One & Two Family Buildings
Multi-Family Walkup Buildings
Multi-Family Elevator Buildings
Mixed Commercial/Residential Buildings
Commercial/Office Buildings
Industrial/Manufacturing
Transportation/Utility
Public Facilities & Institutions
Open Space
Parking Facilities
Vacant

M1-4

M3-2

M2-1
M1-1
M3-1

M1-3

Map of the Long Island City IBZ
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vice versa. The 7 train enters East Long Island City and serves the
northern corridor near LGCC and DDC at the 33rd Street-Rawson
Street station. Three local bus routes, the 32, 39, and 60, also serve
the area. The Long Island Expressway runs through the southern
part of the study area, with an exit at Van Dam Street.

are typically crowded with pedestrians, while the streets are busy
with commuters and traffic from industrial businesses. The area’s
proximity to Manhattan, highways and airports is a benefit to industrial
businesses that transport goods and provide services across the
region. The streets and sidewalks in the study area are packed with
loading docks and busy with trucks, which puts industrial activity at
odds with tens of thousands of students and a growing population
of office workers occupying the streetscape.

Students and employees access the area by subway, bus, and
commuter rail, but many also drive to work from the outer boroughs
and Nassau and Suffolk counties. Sidewalks during the weekday
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STAKEHOLDERS
LaGuardia Community College serves nearly 20,000 degree-seeking students and
26,000 non-degree students. Of the degree-seeking students, 57% are female and
58% are under 23 years old. Hispanics represent 43% of the student body, while
Blacks and Asians are nearly 20% each. [5] They are likely to come from households
earning less than $25,000 a year if they live with their parents (58%), and very likely
if they live alone (77%). Non-degree students attend LGCC for pre-college academic
programs, workforce training programs, and business development programs. [6]
They are more likely to be older students; 78% of non-degree students are 25 years
old or over. [7]
In addition to the LaGuardia students, seven secondary schools occupy the study
area serving almost 5,800 high school students, which is in addition to LaGuardia
Community College’s nearly 46,000 students (see Appendix A). While the high
school students occupy the study area during regular school days and hours only,
LaGuardia’s community of students attend night and weekend classes in addition to
the regular school hours which keeps the area activated for many hours of the day.
Office workers in the study area include the 3,000 faculty and staff at
and the employees of three New York City agencies: the Department
and Construction, the School Construction Authority and the Taxi and
Commission. Those agencies combined employ 2,800 people. There
additional office workers in the area at private firms.

LaGuardia
of Design
Limousine
are many

Four-hundred and seventy (470) of 1,100 total businesses are in the industrial
sectors, and 10% of all businesses are dedicated to manufacturing.
More than 26,000 people are employed by businesses located in the area. Fifty-four
percent (54%) of those jobs are classified as industrial and 26% are manufacturing.
In contrast, manufacturing in New York City makes up only 2.1% of all jobs. [8]

6

HISTORY AND CONTEXT
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The existing conditions of the study area,
from the land use to the building typology,
reflect New York’s manufacturing and
industrial history. From the middle of the
19th century to the early 20th century
the manufacturing sector in the United
States grew immensely, and New York
City played a central role due to deep
ports and railroad access. In 60 years,
from 1850 to 1910, the population of the
City increased by four million people and
the manufacturing sector employed up to
forty percent of the population. Without
land use controls in place at the time,
manufacturing firms located wherever
suited them. This put the rapidly growing
sector with its noise, odors, and other
nuisances, at odds with commercial and
residential districts. In part, this conflict in
uses prompted the first zoning resolution
in 1916, which excluded manufacturing
uses from commercial and residential
districts while cementing manufacturing
centers such as Long Island City.
The separation and restriction of uses
originally established in the 1916
Resolution shaped and continues to
impact the study area. The law established
residential and business districts, as well
as unrestricted districts allowing any

NYPL, E. Belcher Hyde, 1903
A 1908 Map of the Dutch Kills area of Long Island City shows small residential buildings
and plots neighboring large industrial uses. Rail access can be seen running along the
north side of Newtown Creek, with a yard at Dutch Kills Creek, that delivered raw goods
and shipped finished products throughout the country and overseas.
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use. After the resolution was enacted, manufacturing and
industrial uses concentrated in unrestricted districts. Long
Island City developed as a center of industry with robust rail
networks and access to waterways for the transportation of
raw materials and finished goods.
Industry began to decline in the middle of the 20th century
and was particularly pronounced in central urban areas as
industries decamped from transit rich central cities to the
suburbs. The development of highway networks made cheap
land in suburban areas accessible for the manufacturing of
goods and the employees who produced them. Over time,
industry relied less on the dense population and transit foci of
cities. In contrast to densely-occupied, multi-level buildings,
manufacturing plants of the mid-20th century took on a
new form that reflected modern assembly methods, lower
costs of construction and use of more land. New industrial
campuses located outside of cities were landscaped,
sprawling campuses with abundant parking.

NYPL, City Planning Commission, 1916
Unrestricted districts are represented by dotted lines while
the solid lines demarcate business and unfilled lines are
residential areas. The area south of Sunnyside Yards remains
largely industrial to the present day.

The Merchants’ Association of New York Industrial Bureau
The Head of Dutch Kills (1921), other waterfront access points,
and plentiful railroad access provided manufacturers the necessary
connections to markets, which when coupled with Unrestricted
Use zoning created a hotbed of industrial activity. Today, although
connections to customers are no longer made by rail or water, Long
Island City is still a desirable location for industries due to its proximity
to Manhattan, major international airports, and Long Island.

By the 1950s, the national shift in the industrial economy could no
longer be ignored and the New York City Planning Commission
(CPC) identified a need for changes in land use regulation. In a
1958 zoning resolution proposal commissioned by the CPC, the
City was confronted with the reality of a shift from an industrial
economic base to a service economy. The proposed resolution
hoped to stem the decline of the industrial sector by planning
“in deference to the role of the automobile” and providing
an “appreciable share of open land to allow for replacement,
expansion, and relocating of existing plants, as well as to provide
for new establishments”. [9] After lengthy study and public debate,

99

businesses. Efforts by the City to invigorate
and reimagine the East Long Island City area
culminated in the creation of a center for design
and furniture showrooms: The International Design
Center of New York (IDCNY). It was conceived as
a centralized complex to house the showrooms
of furniture, furnishings, and related goods
manufacturers marketing to New York’s interior
designers and decorators. Two former World War
I era factory buildings covering 10 acres were
completely renovated using modern international
architectural design styles. Courtyards which were
previously used as loading zones for rail cars in
a manufacturing use were transformed into glasscovered atriums; the look was clean, spare, and
boxy, and pedestrian bridges connected buildings
to one another over streets.

North Andover Historical Society
Production plant in Andover, Massachusetts

the proposed zoning resolution was enacted and took effect in 1961. For
many industrial areas, including East Long Island City, the 1961 Zoning
Resolution decreased the intensity of the manufacturing uses to light and
medium industrial and decreased the floor area ratio while incorporating
setbacks, yards, and parking in an effort to remain competitive with suburban
industrial archetypes. This was, in a sense, the city’s attempt to adapt the
cityscape to the new demands of suburban dwellers and the auto-centric
culture of the time.
Despite the efforts, industry continued its decline in New York City in
the decades after the 1961 Zoning Resolution passed. Recognizing the
irreversible decline, city officials attempted to fill the void of lost manufacturing

After an investment of 150 million dollars, the
IDCNY plan floundered after the market crash of
the late 1980s and subsequent failure to attract
tenants. Despite competitive rents compared to
the established design areas of Manhattan, IDCNY
was no match for the cache and convenience
of Manhattan and proximity to buyers. [10] In
1991, IDCNY closed and by the mid-1990s the
development went into bank receivership whose
new leasing efforts introduced city agencies, such
as the Department of Transportation and the
newly created New York Department of Design
& Construction. LaGuardia Community College
would also eventually expand its campus into
the complex. Around the time of the introduction

1010

of these new offices, the zoning in the area
was slightly changed to lower the intensity
of allowed industrial uses to mostly light and
medium industrial uses.
The failure of the design center and introduction
of office uses in its place signaled changes
in the area. With all of Long Island City,
including the western section, still zoned for
manufacturing, but with little demand for that
use, New York City once again reconsidered the
zoning. Also in the 1990s, zoning adaptations
sought to support commercial and residential
development, as both sectors were under
pressure in Manhattan, through the introduction
of mixed-use (MX) zoning. MX zoning allows
residential, commercial and light industry in the
same districts, without any specific preference
for or protection of industrial space. [11] In 2001,
the City enacted a special mixed-use district in
West Long Island City, with the intent to establish
a new and fourth Central Business District (CBD).
Changes included increases in allowable floor
area ratio (FAR), particularly on large sites near
transit stations, residential and community facility
uses as-of-right, and revocation of restrictions
for larger retail establishments. East Long Island
City, however, remained untouched and was
not integrated into the plan for the new CBD.
Despite the trend towards office uses in East
Long Island City, the Planning Department still
considered it an active industrial zone and kept
its manufacturing designation. In 2006, the

East Long Island City zoning circa 1961 predominantly followed the
same use delineations as the 1916 Zoning Resolution. Much of the
areas zoned in 1961 for M2-1 and M1-1 were rezoned to M1-4 in
1995, along with other changes around Dutch Kills. Since 1995, the
zoning designations in the study area have remained the same.

Bruce Nagel
The IDCNY campus. The depicted plaza in the foreground was instead
constructed as a parking lot.
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NYPL, Ewing Galloway
The three large buildings in the center of this 1927 photograph still
stand today, but now house LaGuardia Community College, a high
school, and offices for New York City’s Department of Design and
Construction. Formerly, these buildings housed factories, such as the
Chicle building, (the building on the right with a central courtyard) which
produced chewing gum up until the early 1980s. [13]

NYC DCP

study area was designated as an Industrial Business Zone (IBZ)
along the boundaries of its manufacturing zones. [12] Today, some
buildings in the study area, originally constructed for industrial uses,
have been converted into commercial office space or schools
such as LaGuardia Community College and several City and State
agencies. In the past several years, residential construction in West
Long Island City has exploded, replacing industrial uses, and East
Long Island City has seen relatively little change.
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METHODOLOGY
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This studio collected and analyzed primary and secondary data from diverse sources to assess the strengths,
challenges, and deficits facing East Long Island City.

COMMUNITY ENGAGEMENT
1. Stakeholder Interviews

2. LaGuardia Community College Student Charrettes

We conducted in-person interviews
with representatives from the following
agencies with offices in East Long Island
City:

With 46,000 students attending LaGuardia Community College in East Long Island City, we
solicited the perspectives of students through two facilitated charrettes, or workshops, with
the assistance of the Urban Studies Department at LGCC in November 2016. In a series
of guided activities, 87 students:

•

New York City Department of Design
and Construction (Studio Client)

•

Mapped the routes they travel to school and other sites of interest within the area;

•

LaGuardia Community College, Office
of External Affairs (Studio Client)
and the Adult Continuing Education
Department

•

Identified areas in which they feel safe or unsafe;

•

Described and mapped desired streetscape improvements; and

•

Rated differing streetscape designs.

•

New York City School Construction
Authority

•

New York City Taxi and Limousine
Commission

We also conducted interviews in-person
and via phone with area businesses:
•

Nouveau Elevator Industries

•

A&L Cesspool Services Corporation

•

Klear Electric Corporation

14

3. Written surveys
We developed a written survey to collect
detailed information about the way people who
routinely visit East Long Island City for work or
school experience this area. Survey respondents
provided information on their demographics,
transportation patterns, perceptions of safety,
and needs for the area.

Perceptions of safety by time of day
Factors that make users feel safe or unsafe

Transportation

Needed improvements in:

Mode(s) of transportation to and from East LIC

Public space and environmental design

Mode(s) of transportation within East LIC

Commercial activity

Average commute time

Transportation

572

Survey Respondent
Demographics
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Our survey outreach had its limitations. The
survey was distributed to the members of a small
number of local institutions. It excludes other
area users whose purpose for visiting the area
and experience of the area may differ. We intend
for our first hand observations and secondary
research to account for some of the information
we may have missed. Some of the secondary
research includes outreach to industrial sector
employers that we did not engage through our
survey.

Age
Gender
Place of residence
Reason for frequenting the area (student/worker)

Q

We distributed this survey to people who
routinely visit East Long Island City for school or
work through contacts at LaGuardia Community
College, the New York City School Construction
Authority, and the New York City Department
of Design and Construction. All students who
responded to the survey were degree students,
as opposed to continuing education students. A
total of 572 people who attend school or work
in East Long Island City responded to the written
survey. Throughout our studio, we present
select written survey findings that directed our
public space, safety, commercial activity, and
transportation recommendations. We include a
copy of our survey and additional survey data in
Appendices C through F.

Safety

Demographics
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EXISTING CONDITIONS
We conducted first-hand observations, expert interviews, and secondary research to document existing physical,
social, and economic conditions in East Long Island City.
First-hand observations:
•

A ground survey to identify predominant features and
conditions of the built and pedestrian environments in
major corridors

•

An assessment of existing transportation conditions

•

Field observations of industrial activity and surveying of
industrial building stock via Google Streetview

Expert interviews:
We conducted interviews and consulted with experts in
manufacturing, transportation, commerce, and open space,
including representatives from:
•

New York City Economic Development Corporation

•

Long Island City Partnership

•

New York City Council Land Use Division

•

Pratt Center for Community Development

•

Cypress Hills Local Development Corporation

•

Association for Neighborhood and Housing Development

•

MTA Real Estate Division

•

New York City Department of Transportation

Secondary research:
•

A land use analysis to determine the type and spatial distribution
of existing land uses, as well as age of the building stock
with publicly available PLUTO data from the New York City
Department of CIty Planning

•

An analysis of existing business typology and number of
employees per sector using data compiled by private business
surveying firm ReferenceUSA

•

A review of OnTheMap Census data of employee demographics

•

A review of data from the Long Island City Partnership (LICP)
Comprehensive Plan, which included input from stakeholder
focus groups and survey responses from over 500 Long
Island City businesses

•

An analysis of real estate market conditions using sale, lease,
and sublease listings on CoStar and market reports from
major real estate service providers and consultants, such as
Cushman & Wakefield and PwC

•

A review of publicly available data from NYC OpenData
documenting the type and locations of commercial businesses
within the area

•

An analysis of ESRI retail leakage data

•

A review of the Vision Zero Action Plan and New York State
Department of Transportation data related to transit hubs, bike
networks, and frequented pedestrian routes
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The Ranch on Rails plan seeks to convert
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where
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This report influenced the Mayor’s 2015 10
Point Industrial Action Plan.
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KEY FINDINGS
Our data collection process confirmed issues that our clients identified and expanded our understanding of problems
and opportunities in the area.
Through our charrette and survey collection, we found a broad
consensus that the area’s public space and commercial amenities
are insufficient for both the student and office worker populations.
There is effectively no open or green space in the entire study
area; Newtown Creek is directly to the south of the college but
there is no public access. Stakeholders identified deficits in East
Long Island City’s physical infrastructure and significant numbers
of survey respondents felt unsafe in the area after dark. Students
and office workers identified a strong need for lunch options,
especially healthy and affordable ones. They also identified a
need for banks, pharmacies, and other everyday retail amenities.

Public realm issues are compounded by dangerous traffic
conditions, especially along Thomson Avenue from the 7 train
station at 33rd St to the Thomson pedestrian overpass. Sidewalks
are narrow, cars drive too fast, and trucks from the industrial
and manufacturing businesses crowd the streets and sidewalks.
The intersection of Queens Boulevard, Thomson Avenue, and
Van Dam Street is extremely hazardous. Some stakeholders
and students who drive expressed frustration with a lack of
parking options, and our research revealed some opportunities
to incentivize non-auto forms of transit and to improve parking
conditions.

Given that the area is an Industrial Business Zone, we found it
important to address the needs of students and office workers
while also protecting existing industrial and manufacturing uses.
We found that although the area has a robust industrial sector
and significant workforce, real estate pressure from office uses
endangers industrial space. Encroachment necessitates protection,
and land use analysis revealed opportunities for densification of
industrial uses. We also identified gaps and opportunities for
improvements in industrial business incentive programs. We
found that local industrial businesses have workforce needs that
can be fulfilled through partnerships with LaGuardia Community
College. We identified urban agriculture as an example of an
emerging sector that can make the area more productive, provide
entrepreneurship opportunities, increase food options, and feed
into the existing industrial ecosystem.

We consolidated our major findings into four primary
focus areas to organize our recommendations:
Public Realm
Commercial Activity
Transportation
Industry and Jobs
19

VISION STATEMENT
We imagine East Long Island City as a thriving
educational, office, and industrial district where
people enjoy improved public space, commercial
activity, transportation access, and job opportunities.

20

RECOMMENDATIONS
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PUBLIC REALM
Existing Open Space

Open Space

THO

For an area that serves more than 50,000 students and
workers, the public realm in East Long Island City is used
by many, but is lacking and needs improvement. Both of our
clients identified the lack of nearby open space available
to area users as an important issue. The Mayor’s Office
of Environmental Coordination has marked this area, in
which less than .2% of land consists of open space, as
“underserved.” Underserved areas are defined as “are areas
of high population density in the City that are generally the
greatest distance from parkland where the amount of open
space per 1000 residents is currently less than 2.5 acres.”
[14]

VE

Community stakeholders affirmed the need for improved
access to open, green spaces. Among written survey
respondents, the second and fourth most frequently requested
improvements to East Long Island City were enhanced access
to trees and green space (62% of respondents) and public
space, including public seating (50% of respondents). While
these were the third and fourth most frequently requested
improvements among students, respectively, nearly double
the share of workers indicated a need for improved access
to trees and green space compared to student respondents.
A major finding in the student charrettes was a preference
for green vegetated spaces, particularly along retail corridors
within the study area. This, in addition to mentions in interviews
of minor flooding after storm events, confirmed the need for
aesthetic and practical green interventions. When asked what
could improve the area, one student wrote, “I wish this area
had more trees, plant, parks,” while another wished for “more
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community/green spaces,” and another simply, “more green.” A Student Satisfaction Survey
conducted by LaGuardia revealed that students are less satisfied with the maintenance and
public space on campus than national averages. [15] Numerous studies show that the built
environment significantly impacts student academic outcomes, finding a positive correlation
between building design and student achievement. [16] Considering again–as with our goals to
build equity through open space access–we recommend improvements to the built environment
at the LaGuardia campus.
The standard for open space set forth by the City is that all New Yorkers live within a
10-minute walk to a public park. [17] We feel this standard should extend beyond where New
Yorkers live to where they work and attend school. Citywide, low-income communities have
limited access to public and open space and over 57% of LaGuardia student households
make less than $25,000 annually. [18] That figure increases to 77% for students living
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PUBLIC REALM
away from their parents. [19] Making
active and passive recreational space
easily accessible to students begins
to address social and environmental
equity issues faced by low-income and
communities of color Citywide.

Safety
Community stakeholders also indicated
that the streets and sidewalks forming
East Long Island City’s existing public
realm fail to provide feelings of safety
for significant numbers of area students
and workers. While most written survey
respondents feel safe in this area during
the day, 25% of survey respondents feel
unsafe or extremely unsafe on weeknights
and 38% of survey respondents feel
unsafe or extremely unsafe on weekend
nights. Only 45% and 32% of survey
respondents affirmed that they feel safe
on weeknights and weekend nights,
respectively.
Feelings of safety among students and
workers are closely linked to activity levels
and the condition of the built environment.
Among all survey respondents, road traffic
is the factor most commonly reported as
making people feel unsafe in this area
(33% of respondents). Among people
who feel unsafe in this area after dark,
though, too few other people around, too
few open businesses, and poor lighting
surpass road traffic as the factors most
likely to make people feel unsafe.

What needs to be improved in the area?

STUDENTS
Lack of 'everyday' stores
Dangerous crosswalks
Lack of seating/public space
Trees and green space
I have to walk too far for the bus/train
Narrow sidewalks
Poor lighting
Poor pavement conditions
Long walls with no windows/not visually appealing
Lack of bicycle accommodations
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WORKERS
Lack of 'everyday' stores
Trees and green space
Dangerous crosswalks
Lack of seating/public space
Poor pavement conditions
Long walls with no windows/not visually appealing
Poor lighting
I have to walk too far for the bus/train
Narrow sidewalks
Lack of bicycle accommodations

Only a quarter of survey respondents indicate that
this area’s low crime rate makes them feel safe. In
contrast, 73% of survey respondents, including 65%
of those who report feeling unsafe in this area, indicate
that having enough other people around gives them a
feeling of safety. Buildings that are in good condition,
adequate lighting, streets and sidewalks that are in

0

50

100 150 200 250 300 350 400

good condition, and having enough open businesses
also make more students and workers feel safe than this
area’s low crime rate. The written survey results suggest
public policy and public design can significantly influence
feelings of safety in East Long Island City by attending to
the public realm’s infrastructure and activity levels.
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RECOMMENDATIONS
1. Increase High Quality, Accessible Open Space for All

a) The Loop: an open space network

The Loop
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Due to its industrial history, many former railroad
beds criss-cross and enclose east Long Island City,
forming a network of vacant, neglected, overgrown, or
underutilized publicly-owned properties. We propose
transforming this existing network into an open space
asset that creates multiple interconnected linear
and pocket parks throughout our study area. Large
portions of the former railroad beds run parallel to
the Dutch Kills tributary, which would provide public
access to the waterfront. Furthermore we recommend
the purchase of permanent public-access easements
along select areas of the Dutch Kills that are privatelyowned and act as barrier to the continuity of the loop
network. The open space network will offer active
and passive recreational space for college and high
school students, office workers, and industrial workers
by geographically linking the different use clusters
within the study area.
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PUBLIC REALM
i. Transform the hard edge of
Sunnyside Yards on Skillman
Avenue into a greenway

ii. Activate the Montauk cutoff

There is an approximately 50-foot-wide space
running for a one-mile length between the curb
on Skillman Avenue and the working area of
the rail yards. This is unused space that would
increase open space in Long Island City if it
were converted into a linear greenway. The
greenway would connect to the loop network
at the Montauk Cutoff, and extend southward
to Borden Avenue. To the north the greenway
would run the length of Skillman Avenue to 39th
Street. Converting this space to a linear greenway
would also promote increased connectivity with
the neighboring areas and may space provide
additional bicycle and pedestrian infrastructure.

The Montauk Cutoff is a decommissioned elevated railway bed that runs
from the Sunnyside Rail Yards over four streets and the Dutch Kills, eventually
connecting to the active rail lines near Newtown Creek. Presently, the
Metropolitan Transit Authority (MTA) is negotiating a lease agreement with
Smiling Hogshead Ranch for the use of the rail bed to enlarge their community
garden and to create the “Ranch on Rails.” [20] Smiling Hogshead Ranch
is a volunteer-driven urban farm located on the surface-level approach to
the Montauk Cutoff. The Ranch on Rails vision is “of a self-powered urban
farm and resiliency lab, featuring innovative green infrastructure, landscaped
common spaces, and economic development opportunities to form a thriving
ecology that brings together nature, community, and industry.” [21] We
propose that any transformations of the Montauk Cutoff incorporate bicycle
and pedestrian infrastructure and develop in such a way that promotes
future connectivity with a larger open space network.

The Cutoff Coalition
The Montauk Cutoff

Ranch on Rails rendering
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iii. Activate 29th Street at the Dutch Kills
waterfront and connect to The Loop
We recommend closing off the northern section
of 29th Street, which is an unmapped street, to
automobile traffic and replacing it with a public open
space area that includes a small walking path and
eating area that faces the Dutch Kills waterfront. The
exterior wall that faces the proposed open space
presents an opportunity for public art or outdoor
movie screening. At this time we propose a limited
intervention starting with 29th Street. If the project is
successful, the open space could be expanded to the
adjacent property which is owned by the Dormitory
Authority of the State of New York. The space as
we propose it includes a stepped terrace that would
offer space to sit and view the water. It would also
include covered picnic tables and park benches
along the pathways. To reduce the flow of water to
the City’s combined sewer system and to mitigate
combined sewer overflows, the impervious roadway
would be removed and replaced with appropriate
vegetation including grasses, diverse tree types, and
decorative shrubs. The space may also present an
opportunity for the adjacent LIC Roots Community
Garden to expand to include additional garden plots.
It should be noted that 29th Street is within the 100
year floodplain. As such, the park design should
incorporate features that minimize flood impacts. For
example, the stepped terrace would help splinter
wave action and minimize damage to the interior
sections of the park.

Proposed eating and movie screening area at the Dutch Kills waterfront looking southwest

Proposed stepped terrace at the Dutch Kills waterfront provides seating, views, and floot
protection
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iv. Floating Park
Newtown Creek was once an important waterway for transporting raw materials
and manufactured goods to and from Long Island City. Now, it has no use for
transportation and can instead be reimagined as public space using floating
parks. In Uppsala, Sweden floating gardens are used to provide fresh produce
to local residents. Locally, Swale, which is self-described as a floating food
collaborative, developed a garden on a barge 2016. [22] During that growing
season, Swale drew water from the harbor to irrigate the on-board crops and
travelled throughout the City, docking along New York City’s numerous waterways
and promoting urban agriculture.

Google Maps
Before

While Dutch Kills’ designation as a Superfund site makes agriculture impossible,
floating parks with riparian vegetation installed in the waterway could act as a
marsh to improve the creek’s water quality and generally add more green space
to the area. In London, a floating park opened this year in a canal in Merchant’s
square. It has seating, open space, and plantings in addition to a separate wildlife
habitat area. The conversion of 29th Street to a public park may present an
opportunity as a boarding or long-term docking location.

Swale
After
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PUBLIC REALM
b) Activate space under the elevated 7 train along Thomson Avenue and Queens Boulevard
Concerns over pedestrian safety and lack
of open space were prominent in our survey
results. Cities across the world have increasingly
begun to study and reclaim space in, under,
and around aging infrastructure for community
use. Currently, the elevated rail carrying the 7
train divides the neighborhood and dominates
the streetscape, and though it serves as an
entrance for many neighborhood visitors, the
conditions it creates beneath it, at the street level
are unwelcoming. The space under the elevated
nearest to Van Dam Street currently lies vacant,
while space from 32nd Place to the eastern
edge of the study area is used for both public
and City fleet parking. Rather than accept the
dark, imposing, and blighted space under the

elevated rail, we recommend reconceptualizing
the site as a rich asset with potential for diverse
and accommodating uses.
In 2015, the Design Trust for Public Space, in
partnership with New York City DOT, published
Under the Elevated: Reclaiming Space,
Connecting Communities. [23] After two years
of studying New York City’s 700 miles of
elevated transportation infrastructure, the Design
Trust team developed a phased approach to
transforming these spaces called “Pop-Up
> Pilot > Permanent.” Not unlike the phased
approach of NYC DOT’s Plaza Program, which
aims to transform underutilized streets into
vibrant public spaces, Under the Elevated calls

for “a cycle of testing and calibration of design
strategies to address particular site conditions,
community concerns, and regulatory issues.”
[24] What others might term incremental, or
tactical urbanism, the Design Trust’s framework
considers “the pace of infrastructure work, the
challenge of working within spaces controlled
by many City and State authorities, and the
established means of introducing new ideas to
the operations of public agencies.” [25] In 2013,
Sunnyside Shines, the business improvement
district in Sunnyside, began activating two
plazas under the elevated rail at the 40th and
46th Street 7 train stations using the DOT
Plaza Program’s phased approach. Naming
them Bliss Plaza and Lowery Plaza, Sunnyside

Dan Phillips, Toronto Savvy
Queens Boulevard

Toronto Underpass Park
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Shines has been the primary partner programming
these spaces with events like Third Thursdays in Bliss
Plaza, Taste of Sunnyside, and Fitness Under the Plaza.
Under the DOT Plaza Program, both plazas currently
exist in their pilot phases with temporary materials like
planters and moveable chairs. [26] With a permanent
design ahead, these plazas can soften the north-south
divide of the neighborhood, improve connectivity and
pedestrian safety and allow for more enjoyable open
space. Using lessons in Under the Elevated and from
neighboring Sunnyside Shines, a community partner
such as LaGuardia Community College could lead the
effort to transform the area from pop-up to permanent.
Though this effort should begin and end with deep
community participation to ensure the space is attractive
and usable to local users, we recommend a few features
based on student charrette feedback. Solutions for
students include seating suitable for study, free wifi, and
affordable concessions. Additionally, trees and planters
would reduce exposure to automobile emissions and
noise. Though traffic on Queens Boulevard, which runs
parallel to the north and south side of the tracks, presents
significant safety challenges that must be addressed with
other improvements, we believe that this space can
become a community asset.

Streetsblog

2. Improve Streetscape Conditions
a) Incorporate green elements into
streetscape improvements
One of the activities of the student charrettes
was a visual survey that presented students
with images of different streetscape alternatives
to rate as either good or bad. Streetscapes
with limited tree coverage and design elements
were judged as bad while those with abundant
green space and unique design elements,
such as brick patterns, were given positive
judgments.
To fulfill the desire for green streetscapes, we
recommend installing bioswales and other
green interventions in key areas along Queens
Boulevard and other heavily trafficked areas.
Bioswales function as an aesthetic planting
bed and are designed to slow the drainage of

Bioswale

water. These types of green infrastructure
improvements can improve the visual
appeal of the streetscape for area users as
well as promote sustainability. The impact
of green interventions may seem small,
but combined with recommendations to
increase green space and promote urban
agriculture, opportunities for stormwater
capture, reduced carbon dioxide, energy
conservation, and improved air quality can
be amplified. The removal of air pollutants
is particularly desirable given area users’
proximity to heavy automobile traffic on
Queens Boulevard and Thomson Avenue.
A study performed by the Center for Urban
Forest Research found that for every dollar
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invested in urban forest management, $1.89 is returned to
city residents, making the case that urban green interventions
provide practical economic benefits in addition to enhanced
comfort and the above mentioned sustainability benefits. [27]
The design preferences students expressed during this
charrette activity typify needs and preferences both students
and workers expressed in the written survey. Along with
improved access to trees and green space and public space,
significant numbers of survey respondents noted a need to
remediate dangerous crosswalks (54% of respondents); poor
pavement conditions (26%); poor lighting (23%); and long
and visually unappealing street walls that lack windows (22%).

QUEENS
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Proposed Streetscape
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PUBLIC REALM
b) Develop public arts programming
The visual impact of green infrastructure and other capital improvements
can be amplified by public art installations on blank walls, large
building façades, and other throughout the study area. Public art is
best suited for high traffic areas like the LaGuardia Community College
campus and Thomson Avenue where its visibility would be greatest.
A ground survey along major corridors in the target area revealed a
striking absence of public art. Not a single instance of art, sanctioned
or otherwise, was identified. The benefits of public art are multiple.
Public art engages civic dialogue and community, attracts attention
and economic benefit, and connects artists and communities. [28] It
impacts complex issues like building social capital and promoting
the collective identity of a neighborhood, while also offering simple,
more direct effects like providing jobs for artists and neighborhood
beautification. [29] Allowing space for students and other community
members to inscribe images and messaging reflective of area users
would provide for a more attractive neighborhood and strengthen
relationships among users participating in the planning and installation
process.

Case Study:
Mural Arts Philadelphia
Mural Arts Philadelphia is the country’s largest public art
program and has been in
operation for over 30 years.
Prioritizing collaboration and equity, the program has beautified
Philadelphia by installing nearly 4,000 murals in neighborhoods
across the city. Mural Arts Philadelphia has partnered with
schools, businesses, city agencies, philanthropies, individuals,
and more with the mission to “empower artists to be change
agents, stimulate dialogue about critical issues, and build bridges
of connection and understanding.” [30] Industrious Light, one of
the program’s many series, “honors the city’s proud industrial
history and prompts discourse around its present-day impact.”
[31] This collection of artworks serves as an example of how
industrial areas like East Long Island City can be celebrated and
made beautiful.

Steve Weinik

DNAInfo

100 Gates Project, Lower East Side

Industrious Light Mural Arts Philadelphia / Phillip Adams
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c) Improve the built environment in and around the
LaGuardia Community Campus
LaGuardia Community College is East Long Island City’s anchor
institution, not only due to its large and diverse student population
and status as a major employer, but also its large campus footprint.
Improvements to LaGuardia Community College buildings and
surrounding streetscape would improve student experiences and
the those of area users who pass its buildings each day. Aesthetic
enhancements help to improve attitudes about a neighborhood,
enhance quality of life, and may positively influence the decisions
of business owners considering expansion or relocation. Aesthetic
improvements that should be considered include street furniture
for sitting and decorative lighting for improved safety. Seating and
decorative lighting also reinforce a sense of place and identity that
is presently lacking. These improvements should coincide with the
location of the Commercial Activity Zone outlined in the commercial
activity chapter below.
LaGuardia’s current restoration of the nearly 100-year-old terra cotta
facade of its Center 3 Building is a good step in the direction of
strengthening the identity of the college and making its campus more
public-facing. However, in CUNY’s 5-year capital plan, there are
no further exterior or open space projects planned for LaGuardia.
Beginning with the solutions put forth here, we recommend LaGuardia’s
Campus Facilities Office, other college leaders, and students develop
a campus master plan focusing on ways to improve the urban college
experience. [32] One potentially impactful improvement to include in
this plan would be to reclaim street space on 31st Street between
47th Avenue and Thomson Avenue. Due to low average traffic counts
on 31st Street there exists opportunity to transform the street into a
plaza. [33] Possible implementations can range from a shared street,
allowing pedestrians as well as cars, to a pedestrian-only plaza.
In 2012, Baruch College became the lead partner for maintenance
and programming of its 25th Street plaza between Lexington and
Third Avenues. This plaza serves as a good, local example of how
educational institutions can be stewards of public space, improving
student experiences and serving the greater public.

Baruch College

Baruch College pedestrian plaza
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RECOMMENDATIONS SUMMARY
Recommendation

Cost

Time

Agency/Organization

1. Increase High Quality, Accessible Open Space for All
a) The Loop: an open space network

i. Transform the hard edge of Sunnyside 		
Yards on Skillman Avenue into a greenway

Cutoff Coalition,
LGCC, DPR,
DOT, MTA

ii. Activate the Montauk cutoff
iii. Activate 29th Street at the Dutch Kills 		
waterfront and connect to The Loop
iv. Floating Park
b) Activate space under the elevated 7 train along
Thomson Avenue and Queens Boulevard

DOT, Design
Trust for
Public Space,
Neighborhood
Plaza Partnership,
LICP, LGCC

2. Improve Streetscape Conditions
a) Incorporate green elements into streetscape
improvements
b) Develop public arts programming

c) Improve the built environment in and around the
LaGuardia Community Campus

DOT
DOT Art, Groundswell
Community Mural Project,
Queens Council on the
Arts
DOT, LGCC, LICP
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COMMERCIAL ACTIVITY

CONTEXT
When asked what should be improved in the
area, survey respondents overwhelmingly pointed
to issues with commercial activity. Over 80%
of survey respondents indicated they desired
more “everyday stores” including food service
establishments, banks, and pharmacies. This input
from students and workers revealed that low cost
food options and other retail needs go unmet
by existing commercial offerings. This finding
was reinforced qualitatively during our charrettes
and in conversations with our clients and other
stakeholders. A major concern noted by LaGuardia
Community College staff is the affordability of
nearby retail offerings, citing that more than half
of the students come from low-income families
and may not be able to afford even moderately
priced food options. The last major concern
identified by stakeholders and clients was the
competing nature of retail commercial activity and
industrial businesses with commercial businesses
typically outbidding industrial businesses for the
same spaces. Responding to the resounding call
for these retail options, we make the following
recommendations.

RECOMMENDATIONS
1. Attract and Support New and Existing Businesses

a) Perform a full retail needs
assessment

b) Establish a retail recruitment
program

A first look into the retail landscape of the study
area gives insight into potential areas of focus
for successful retail growth. However, given shifts
in the swelling residential population in nearby
west Long Island City and the growing student
and office worker population, a comprehensive
needs assessment would highlight the retail and
business needs of the neighborhood in greater
detail. While we have performed an initial retail
leakage assessment to identify retail categories
that are not meeting demand, an exhaustive
study with localized data including a complete
inventory with attributes such as square footage
per retail category and employment figures,
would more accurately capture existing conditions
and best inform strategies for implementing the
recommendations below.

Establishing a retail mix that serves area users and
contributes to sustainable economic development
takes work. A retail recruitment program would
ensure that the retail mix of East Long Island City is
carefully and proactively managed in such a way
that benefits residents, workers, businesses, and
property owners alike. Given its extensive local
knowledge and experience in marketing and retail
attraction, the Long Island City Partnership (LICP)
seems an ideal candidate to fill this role. The use of
retail tenant directories such as Plain Vanilla Shell
or the International Council of Shopping Center’s
value tenant directory could help LICP assist retail
property owners in finding appropriate tenants
that contribute property owners’ bottom lines and
meet the retail needs of the local residents and
workers. [34] Retail tenant directories provide lists
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of retailers interested in expanding to certain geographic locations and users
can filter searches by specific retail categories. Tenant profiles include details
on retail businesses including contact information that property owners may use
to reach the appropriate parties. This detailed information can be provided to
businesses, real estate agents, and site selection specialists to promote informed
decision-making on which retail sectors will likely succeed in East Long Island
City. In addition, LICP may consider creating an online economic development
“clearinghouse” to provide information on the retail environment in East Long
Island City. The Village of Mamaroneck, in Westchester County, has developed an
economic development portal that offers information to potential investors on the
benefits of locating in the Village’s downtown. [35] This would give LICP an active
role in maintaining a tailored retail mix to ensure a resilient business climate. In
their recruitment role, special attention should be given to ensure that a portion of
the retail establishments maintain lower price points that would be attainable to the
students that attend Laguardia Community College and the nearby high schools.

CALVARY
CEMETARY

i. Attract food service establishments and general
merchandise stores to the primary trade area
Both students and office workers in the area cited that their retail
needs were not met, specifically in terms of food service establishments
and general merchandise stores. This sentiment is further reflected
in the retail data collected for the primary trade area that indicates
retail leakage is occurring in these sectors. Use of these data should
be incorporated into marketing materials and brochures that may be
posted online and distributed by LICP or other economic development
entity. The daytime population of the study area swells by about 40,000
people on weekdays, with approximately 28,000 workers and over
10,000 students visiting each day. [36] This represents a population
large enough to sustain viable retail businesses that meet the needs of
the target demographics of office workers and students.
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ii. Attract general merchandise stores, hobby stores,
and department stores to the secondary trade area
The secondary trade area encompasses a larger geographic area
and therefore should focus on the broader retail needs of Long
Island City, including the new residential buildings to the west
of Sunnyside yards and the residential Sunnyside neighborhood
to east. The population of the secondary trade area represents
approximately 123,000 residents with a median income of $47,000.
[37] According to our retail leakage analysis, general merchandise
stores, hobby stores, and department stores were identified as retail
categories that would perform well in the current retail climate.

c) Connect existing retail businesses to service
providers
While we have proposed actions to attract additional desirable retail
options, commercial revitalization efforts should also support existing
businesses. Though the desire for more food options was cited
repeatedly throughout our research, so was the affinity for the Van
Dam Diner located on the corner of 47th Avenue and Van Dam Street,
a business which should benefit from and keep pace with future
neighborhood change. Connecting businesses to City, non-profit, and
private resources that serve small businesses, would support these
businesses in order to thrive, grow, and hire more employees. Existing
businesses should have clear and easy access to providers with programs
and services including education, financing, business planning, legal
support, workforce training, minority and/or woman-owned business
enterprise certification, and others. The Queens-LaGuardia Small
Business Development Center specializes in these types of services
and would be a good candidate to distribute information and make
recommendations to local retail businesses. [38] For busy business
owners and those unfamiliar with available programs, the New York City
Department of Small Business Services (SBS) offers Chamber On-theGo, a mobile business support program which deploys specialists to
assists small business owners at their place of business. [39] Bringing
these services to East Long Island City business owners would support
their viability and success in the neighborhood.

Van Dam Street and 47th Avenue

Won’t expanding retail and commercial uses
displace industrial businesses and jobs?
A key priority of this studio report is to preserve industrial jobs.
With that priority in mind our retail expansion recommendations
are targeted in such a way that does not exclude or hinder the
preservation or growth of industrial jobs and businesses. We are
recommending a “Distinct Zone” framework to land-use which
means particular corridors and areas will be targeted for clusters
of retail and commercial businesses, while other corridors within
the study area will be reserved strictly for industrial uses. As stated
above, the goal of expanding retail and commercial options is
specific to the needs identified by area users in surveys and
charrettes.
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2. Implement a Commercial Activity Zoning Overlay
around LaGuardia Community College, our survey data indicate that
the current retail mix does not meet the needs of students and workers
in the area. To that end, we propose creating two new zoning districts
that correspond with existing use clusters: the commercial activity zone
and the industrial densification and preservation zone. The commercial
activity zone is designed to work in conjunction with the retail recruitment
program outlined above by providing proper zoning to support retail and
office uses. The industrial densification and preservation zone will be
discussed in detail in the industry and jobs section of this report.

East Long Island City may be characterized as two distinct areas 1) the
institutional and retail corridor along Thomson Avenue and the area around
LaGuardia Community College and 2) the manufacturing and industrial areas
in the fringes. Each of these areas serve different interests and have unique
characteristics as a result of their distinct functions. The industrial areas in
the fringes tend to have less pedestrian traffic, while the institutional/retail
corridor has high levels of pedestrian activity. The distinct zone concept seeks
to leverage these existing clusters by encouraging or requiring that certain
uses occur in certain locations. While commercial activity tends to cluster

a) Require Pedestrian Focused
Retail

Commercial Activity
Zoning Overlay
Industrial Densification
and Preservation Zone

SID

Y

NN

SU

S

RD

A
EY

THOMSO

N AVE

VE

A
AN

QUEEN

S BLVD

39TH S

I
SK

T

LLM

47TH A

PULA

EN A

VE

AVE

TC
HK
ILL

SKI B

49TH
BORD

DU

RIDG

E

S

VAN DAM
ST

VE

HU

NT

NE

WT

OW

NC

RE

ER

LON

EK

G ISL

S

EE

GR

INT

O
NP

PO

IN

AND

E

AV

TA

VE

EXPR

ESSW

AY

The Commercial Activity Zoning Overlay will
focus on Thomson Avenue, Queens Boulevard,
a portion of 47th Street, and Van Dam Street
near LaGuardia Community College, the Falchi
building, and the Factory building. Within this
overlay district any new development will be
required to have commercial uses on the ground
floor that encourage active pedestrian activity.
Uses that encourage active street life include
food service establishments and small retailers.
[40] To further promote pedestrian activity, curb
cuts and loading docks will be required to
locate on side streets on any site where a side
street is available. This has been implemented
successfully in Manhattan’s “Special Enhanced
Commercial Districts” which were first adopted
in 2012. Another element present in the
“Special Enhanced Commercial Districts” that is
recommended for the commercial corridor is a
50% transparency requirement on commercial
spaces fronting a main road. Furthermore
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any blank walls that result from necessary structural
elements such as columns or fire access doors must
not exceed 10 feet in width. [41] We also proposed
that all buildings must meet a maximum setback of 5
feet from the property line, and that no parking shall
be permitted in the front setback facing a main road.
We recommend that LaGuardia Community College
and LICP petition NYC Department of City Planning to
propose the new commercial overlay zone and push
it through the Uniform Land Use Review Procedure
(ULURP) process. In addition to the zoning tools
outlined above we also recommend that LaGuardia
Community College consider creating retail spaces
on its own frontage along Thomson Avenue wherever
practicable. Many of LaGuardia’s buildings do little to
improve the streetscape aesthetics as they have very
long and bare street walls. In areas where installation
of retail space is not possible we recommend utilizing
public art to improve the streetscape aesthetics.

b) Incentivize industrial expansion
In recognition of the value of industrial uses in
terms of jobs and higher salaries, we are proposing
that the underlying industrial uses remain, but shall
be excluded on the ground floor as the ground
floor is reserved for pedestrian oriented retail
uses. While we propose preserving the underlying
uses, property owners will likely choose uses that
result in the highest returns- which are typically
not industrial uses. Remaining cognizant of the
possibility that industrial uses will become fewer
regardless of their status as allowable, we propose
an incentive that provides increased density for
office uses, which are presently in high demand,
in exchange for providing industrial space. [42]
If a development within the commercial corridor
provides at least 20% of its pre-incentive
maximum FAR for industrial uses it will be granted

an additional 40% FAR bonus for office
and commercial uses. For example, if an
applicant proposed a 20,000 sf building on
a 10,000 sf lot (2.0 FAR) and provided 4,000
sf (20% of pre-incentive maximum FAR)
of industrial space they would be allowed
to construct an additional 8,000 sf (40%
bonus) of floor area resulting in a 28,000
sf building. We believe that this incentive
is economically viable, but recognize that
incentive structures have varying outcomes
and markets often fluctuate. As such, we
recommend that if such an incentive were to
be adopted that a review of its outcomes be
performed within a 5 year time frame; and
adjustments be made to ensure the reality
matches the intent.
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RECOMMENDATIONS SUMMARY
Recommendation

Cost

Time

Agency/Organization

1. Attract and Support New and Existing Businesses
LICP

a) Perform a full retail needs assessment
b) Establish a retail recruitment program
i. Attract food service establishments and 		
general merchandise stores to the primary 		
trade area
ii. Attract general merchandise stores, 		
hobby stores, and department stores to the
secondary trade area
c) Establish a retail recruitment program

Ongoing

LICP

Ongoing

LICP

Ongoing

LICP, LGCC, SBS

2. Implement a Commercial Activity Zoning Overlay
a) Require pedestrian focused retail

LICP, LGCC, DCP

b) Incentivize industrial expansion

LICP, LGCC, DCP
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CONTEXT

East Long Island City connects Queens to both
Manhattan and Brooklyn via the Queensboro
and Pulaski Bridges, while accommodating high
levels of pedestrian, car, and truck traffic. Most
noticeably, the current transportation design
in East Long Island City prioritizes the flow of
vehicles at the expense of pedestrian safety.
Thomson Avenue, Queens Boulevard, and
Van Dam Street, the three main arterial roads
that bisect the study area, see average daily
trips of 42,000, 44,000, and 33,000 vehicles,
respectively. In comparison, the Queens Midtown
Tunnel, a primary connection between Queens
and Manhattan, accommodates 78,000 average
daily trips. [43]
East Long Island City’s high automobile counts
and auto-centric design, coupled with the
increasing number of pedestrian uses in the

NYC EDC
33rd Street - Rawson Street subway stop
area, have put pedestrians in close proximity to
major thoroughfares lacking proper pedestrian
infrastructure and safe space. In 2013, the City
designated Thomson Avenue a Vision Zero
Priority Area after a minivan driver mounted the
sidewalk, striking and killing one pedestrian while
injuring five others. Mayor de Blasio’s Vision
Zero campaign is a citywide effort to eliminate
all traffic fatalities and injuries in New York City

through better design, regulation, enforcement,
and outreach. [44] Furthermore, East Long
Island City has five sanctioned truck routes:
Thomson Avenue, Queens Boulevard, Borden
Avenue, Van Dam Street, and the Long Island
Expressway. [45] While trucking is important to
the industrial businesses in East Long Island City,
it contributes to traffic and safety challenges.
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RECOMMENDATIONS
Our charrette participants, survey responses, and
firsthand observations highlighted the area lacks
sufficient pedestrian connectivity to neighboring
areas such as Court Square and Queens Plaza.
These major transit hubs are located across the
Sunnyside Rail Yards in the western portion of
Long Island City. The route between the two is at
least a ten minute walk and involves traversing
poorly configured and maintained pedestrian
overpasses and dangerous traffic conditions.
Students and employees in the area also noted
automobile congestion and insufficient parking
as key issues.
Pedestrian safety is the most pressing issue
in East Long Island City. The City has formally
acknowledged the area’s dangerous pedestrian
conditions through the Vision Zero designation,
yet a recent proposal put forth by the New York
City Department of Transportation (DOT) does
not adequately address the issues. The following
transportation recommendations look to improve
safety outcomes for pedestrians and to reconcile
how the various forms of automobile, truck,
pedestrian, and bicycle traffic are to coexist.

1. Improve Pedestrian Safety

East Long Island City’s current road and sidewalk
networks, especially along Thomson Avenue,
Van Dam Street, and Queens Boulevard,
prioritize automobile circulation over pedestrian
safety. While traffic lanes are generous in width,
pedestrians are faced with narrow and poorly
maintained sidewalks, dangerous road crossings,
and reckless driving behaviors, such as speeding
and illegal turns. In 2016, 24 pedestrians were

injured by drivers in the four square blocks
surrounding LaGuardia Community College. [46]
The City designated Thomson Avenue a Vision
Zero Priority Area, and LaGuardia Community
College hired traffic and engineering consultants
Philip Habib & Associates (PHA) to make
strategic recommendations for improvements
following the 2013 fatality. [47]

Google Maps
Dangerous pedestrian conditions in the northern corridor
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Safer Streets for East LIC

Redesign Elements

Redesign Elements

QUEENS PLAZA

Pedestrian Improvements Overview
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robust, dedicated
dedicated bicycle
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a) Improve pedestrian infrastructure in the northern
corridor
Key pedestrian corridors in East Long Island City include Van Dam Street,
Thomson Avenue, Queens Boulevard, and 47th Avenue. When asked what
should be improved in the area, three out of four survey respondents cited
issues related to pedestrian and safety measures. Recommendations from DOT
and PHA focused on pedestrian infrastructure improvements including sidewalk
widening on the south side of Thomson Avenue, strategic sidewalk bulb-outs,
and increasing the green signal intervals for pedestrians. We support the listed

N

interventions proposed by DOT and PHA, as well as introduce new ideas
based on feedback from pedestrians and best practices and policies noted
in the improvement map below.
In the spring of 2017, Mayor Bill de Blasio announced the allocation of
$17 million for a redesign of Thomson Avenue near LaGuardia College
through Vision Zero, which should significantly fund pedestrian improvement
measures. [48] It is essential to enhance the pedestrian infrastructure in the
northern corridor of East Long Island City, not only along Thomson Avenue.
Pedestrian safety is a result of proper infrastructure throughout an area, not
solely on one street.
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2. Strengthen Pedestrian Connectivity

a) Reconfigure, beautify, and maintain pedestrian overpasses
Charrette participants and survey respondents
repeatedly noted the difficulty and danger of
walking in East Long Island City. Despite the
fact 96% of survey respondents walk when they
are in the area, the City has taken no measures
to improve pedestrian connectivity. Although
major transit hubs exist on the western side of
Long Island City, at Queens Plaza, Queensboro
Plaza, and Court Square, traveling from these
hubs to East Long Island City proves difficult
due to unclear pedestrian signage, nonexistent
pedestrians crossings, and the fact that many
pedestrians must venture over one of two poorly
configured pedestrian overpasses that span the
Sunnyside Rail Yards. Charrette participants also
remarked on how the area was difficult to navigate
as a pedestrian and lacked sufficient access to
transit. This section offers recommendations
aimed toward improving pedestrian connectivity
within East Long Island City and to surrounding
areas.

The pedestrian overpasses at Queens
Boulevard and Thomson Avenue are two of the
most frequented pedestrian routes, accounting
for more than half
of LaGuardia charrette
participants’ routes. The Thomson Avenue
pedestrian overpass accommodates over 2,200
people during an average weekday. [49] Despite
heavy foot traffic, survey respondents described
the two bridges as unappealing and in need of
improvement. The Queens Boulevard overpass
suffers from loud automobile and overhead train
traffic, insufficient lighting, poorly marked space
for pedestrians and cyclists, litter, and generally
unappealing conditions accentuated by the
chain link fence that runs along the outer ledges
of the overpass. The Thomson Avenue overpass
is poorly lit, under-maintained in winter weather,
and narrow at only eight feet wide.

To improve these overpasses, we recommend a
joint effort between DOT and LICP to incorporate
both functional and aesthetic design changes
and to implement an ongoing beautification
and maintenance program. For the Queens
Boulevard overpass, we recommend DOT install
more clearly designated lanes for pedestrians
and cyclists, noise dampening barriers for
the elevated train, vegetation barriers, and
improved lighting. The LICP should maintain
the vegetation and the pedestrian and bicycle
lanes after inclement winter weather. For the
Thomson Avenue overpass, we recommend
DOT improves the lighting, while LICP maintains
the vegetation barriers and oversees snow and
ice removal.
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Current state
of Thomson Avenue and Queens Boulevard overpasses
Current state of the Thomson Avenue (left) and Queens Boulevard (right) pedestrian overpasses

“The bridge is so icy in the winter that you can’t
even walk across it. How am I supposed to get
to get to school if I can’t walk there?”

“It’s so noisy on the bridge that I can’t even
think straight. I try to put music on, but I
can’t even listen to music it’s so loud.”

- LGCC Charrette Participants
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Best Practices:

Pedestrian Overpass Enhancements
Distinct Lanes

J. Maus/BikePortland

The Queens Boulevard
overpass does not clearly
mark space for pedestrian
and bicycle lanes. Repainting
could more clearly delineate
pedestrian and bicyclist
space, resulting in safer
experiences for all users.
Tilikum Bridge Modest barriers also
Portland, OR have potential to more
appropriately distinguish
lanes for separate uses.

Osteen Brothers
Depot Avenue Trail Pedestrian Bridge
Gainesville, FL

Vegetation
Durable, low maintenance
plantings can serve as a
barrier between vehicle and
non-vehicle lanes, as well as
improve aesthetics.

Price Tags blog
Plant dividers
Vancouver

Lighting

Noise Reduction

Lighting can be functional
and aesthetically pleasing.
We encourage using whiteLEDs as primary overhead
lighting, which have proven
to increase feelings of
safety. [50] Some cities have
also utilized lighting and
colored accents to creatively
illuminate and enhance areas,
creating safer and more
enjoyable experiences for
pedestrians.

Possible improvements to
reduce loud train noise include
sound-absorbing concrete slabs
as well as sound attenuation
panels that can be mounted to
the underside of elevated lines.
These improvements could
be applied more broadly to
all of Queens Boulevard and
potentially for other subways in
the City.

Caiyou Zhao
Sound-absorbing slabs
China
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b) Construct the Sky Station at the 33rd Street Rawson Street subway stop
We envision the development of a multi-use building and transit skybridge
on a 11,250 square foot vacant lot at 32-20 Queens Boulevard adjacent
to the 33rd Street - Rawson Street 7 train stop. Our imagined development
improves transit access and comfort while simultaneously creating new
commercial and recreational space. As previously mentioned, green
space currently accounts for less than 0.2% of land in the study area,
and a majority of charrette participants and survey respondents indicated
the area lacks commercial amenities. Taking advantage of vacant land
and offering FAR bonuses for the inclusion of a transit station, skybridge,
and rooftop deck will address a number of issues in the area.

The primary goal of this recommendation is to improve access and safety at
the 33rd Street - Rawson Street Station. The station is busy, with an average
of 13,606 weekday riders in 2015. [51] Station entrances and exits are located
in parking lots, and transit riders have to wait long periods of time to cross
Queens Boulevard. The vacant site across the street is a viable location for the
city and the MTA to partner with developers to create a site that addresses
issues at the current station and the area it serves. The City has experience
creating similar partnerships and spaces, such as Fulton Center in Manhattan’s
Financial District. As East Long Island City continues to change, grow, and serve
more students and workers, the demand for and benefits of such investments
also increase.

33rd St - Rawson St
Sky Station

Existing conditions at 32-20 Queens Boulevard
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c) Expand pedestrian wayfinding
In 2013, DOT selected the western side of Long Island City as one of four pilot
areas for the WalkNYC pedestrian wayfinding program. Recently, DOT and LGCC
have implemented initial wayfinding measures in East Long Island City, such as a
WalkNYC sign on Thomson Avenue and LaGuardia building directories. We believe
the Long Island City Partnership should implement a more robust wayfinding program
throughout East Long Island City to help visitors, students, and employees better
navigate the area. An enhanced wayfinding program can direct people to transit,
amenities, parking, and institutions. In addition, it can create a sense of place by
highlighting unique facts about East Long Island City such as the manufacturing history
of area buildings which includes the Chicle Gum and Sunshine Biscuit factories.
A key finding from Phase 1 of LICP’s Comprehensive Plan relates to improving the
physical conditions and wayfinding to enhance pedestrian circulation and to provide

Existing wayfinding signage outside LGCC
a safe and inviting atmosphere. [52] In 2017, LICP sought two
full-time planning and design employees to execute Phase
2 of the Comprehensive Plan, with particular emphasis on
wayfinding and signage in East Long Island City. Other New
York City neighborhoods feature signage to highlight local
history and culture. DUMBO has successfully installed signage
that is both directional and informative for people visiting,
working, and living in the area.

DUMBO wayfinding signage and placemaking
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3. Enhance Automobile Circulation and Parking
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The absence of a toll on the Queensboro Bridge
significantly impacts traffic in East Long Island
City, particularly during the morning and evening
rush hours. Drivers moving between Queens and
Manhattan “toll shop” basing route decisions on
where the untolled roads, bridges, and tunnels
are, such as when motorists cross the untolled
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East Long Island City serves as a critical
juncture for New York City’s automobile
network by connecting Queens, Manhattan,
and Brooklyn. But with this designation, there
are consequences. In the last five years twelve
people have been killed and hundreds injured
in vehicle crashes in the area. [53] Additionally,
the area experiences high automobile counts as
Manhattan-bound drivers exit the Long Island
Expressway and drive north to the untolled
Queensboro Bridge along Van Dam Street,
rather than pay the toll at the Midtown tunnel. As
City Council Member Jimmy Van Bramer stated
in regards to the pedestrian death in 2013, “We
should never, ever, ever in this city sacrifice lives
or put lives at risk in order to move cars faster.”
[54] The following recommendations address
issues of traffic circulation with pedestrian safety
as a guiding principle.
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Vision Zero Recommendations

Complex and Dangerous
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Heavy pedestrian traffic
Long crossing distances
Missing crosswalks

Add Crosswalks where appropriate.
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13 legal vehicle movements
1 commonly made illegal turn

Every inch counts. Reduce lane widths and
crossing distances as much as possible.
Standardize complex geometries.
Enlarge existing pedestrian islands and create
new ones where possible.
Talk to your Representives. Demand improvements to the intersection.
Talk to your Lawyer. The Appeals Court ruled
that the city can be held liable for failing to redesign dangerous streets.
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Existing Intersection
Queensboro Bridge instead of the tolled Queens
Midtown Tunnel. In the study area, some drivers
heading to Manhattan on the Long Island
Expressway (LIE) “toll dodge” by exiting the LIE
at Exit 15, traveling north along Van Dam Street
and Queens Boulevard to the Queensboro Bridge.
Consequently, a high number of automobiles enter
and congest East Long Island City, particularly
along the main corridors in the study area where
students and workers are. [55]
To alleviate the disproportionate share of
automobiles along Van Dam Street, the MTA
needs to implement a toll on the Queensboro
Bridge as a deterrent to toll-dodging, to recoup
bridge costs from bridge users, and to encourage
transit use.

QUEENS

BLVD

Recommendations

b) Calm traffic at the Van Dam Street,
Queens Boulevard, and Thomson
Avenue intersection
The current configuration at Van Dam Street, Queens
Boulevard, and Thomson Avenue is dangerous for
all road users. In 2016, the City reported a total of 70
motorist injuries from the Thomson Avenue overpass
east toward 39th Street and from the Queens
Boulevard overpass south toward the intersection
of Van Dam Street and Hunters Point Avenue. [56]
As noted in earlier recommendations, the City has
prioritized this intersection for Vision Zero funds and
the Mayor recently pledged $17 million to address
safety issues along Thomson Avenue. [57]

The 2016 DOT proposal focuses solely on
Thomson Avenue and does not explicitly
slate the intersection for redesign. It is also
important to note that the current plan does
not include features that would calm traffic or
significantly improve the pedestrian experience
along the corridor. The plan, for example, calls
for a 50% reduction to the width of the north
sidewalk and wider vehicle lanes. Wide vehicle
lanes encourage speeding and create longer
crossing distances at intersections, so it is likely
that these proposals would only exacerbate the
dangerous conditions along the corridor. [58] A

49

TRANSPORTATION
Case Study:

Brooklyn’s Grand Army Plaza

WNYC

In 2011, the NYC DOT completed a $1.5 million redesign of
Brooklyn’s Grand Army Plaza, with upgrades to simplify traffic
patterns, enhance pedestrian and bicyclist safety, and install
pedestrian islands, widened sidewalks, and planting beds.
Since its completion, the project has received positive public
support and serves as an example for positive changes the
City can implement at the intersection of Queens Boulevard,
Van Dam Street, and Thomson Avenue. [62]

study by Rutgers professor Robert Noland, for example, determined
that wide lane widths could be blamed for approximately 900
additional traffic fatalities per year in the United States. [59] With
this fact in mind, the DOT should retool their proposal prioritizing
pedestrian safety. [59]
While DOT’s proposal sufficiently adds needed pedestrian space
on the Thomson Avenue south sidewalk, we dispute that adding
additional vehicle space and narrowing the north sidewalk will
best promote Vision Zero’s goal to eliminate all traffic fatalities and
injuries. Instead, we recommend taking a more holistic approach by
maintaining the current width of vehicle travel lanes, adding sidewalk
bulb-outs to slow turning cars, creating pedestrian crosswalk
islands to shorten pedestrian crossings, and increasing policing
of traffic violations. In 2012, the 108th NYPD Precinct in western
Queens issued 504 summonses for failing to stop at a traffic signal
and 296 speeding tickets. [60] Given the high level of danger, we
recommend prioritizing Vision Zero goals over efficiency for drivers.
It is also noteworthy that the New York State Court of Appeals ruled
in Turturro versus the City of New York that the City can be held
liable for failing to redesign dangerous streets. [61]
Moving both people and freight is essential in New York City, but the
current design at this intersection heavily favors automobile traffic. Even
minor improvements to the intersection have the potential to prevent
crashes, injuries, and fatalities changes to the intersection have the
potential to save lives and prevent injuries.

Parking
Many employees and students emphasized the need for more parking.
LICP also noted the community’s frustration with insufficient parking
in Phase 1 of their Comprehensive Plan. We observed the parking
situation in East Long Island City during weekday peak periods,
witnessing the congestion firsthand.
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Our research suggests the problem is more complex than a parking shortage.
As transportation scholars and economists have noted, adding more parking
spaces without the proper costs attributed to them creates a vicious cycle:
more parking will encourage private automobile use as driving and parking
become easier, which furthers the need for additional parking, all while
worsening traffic and congestion. [63] The fact that the study area is relatively
small with a finite amount of land compounds the problem. While no single
recommendation will solve the parking issue, our set of recommendations
taken together, have the potential to reduce private automobile dependence
and more effectively manage parking and circulation in East Long Island City.

c) Incentivize mixed-mode users to favor public transit
Our survey results revealed that 13% of respondents alternate between
public transit and using a private vehicle to reach East Long Island City,
either by driving themselves or using a taxi or car service. Another 4% of
respondents alternate between public transit, private vehicles, and walking

West Long Island City parking lot

or cycling. In total, 17% of survey respondents alternate between public
transit and private vehicles when traveling to the area. Through the proper
incentives, this population has potential to consistently opt for public transit,
which would alleviate congestion and the need for additional parking.
Efforts to incentivize public transit use over use of private cars or taxi
services may be most impactful if they target people who come to the
study area for work. Eighty percent of survey respondents who alternate
between using private vehicles (cars and taxis) and public transit to reach
this area are workers, while only 20% are students. Additionally, 68% of
student respondents already exclusively use public transit to reach the
area, compared with only 46% of workers. A variety of incentives can
promote non-automobile commuting into East Long Island City.

i. Invest in transit subsidies
Transit subsidies have the ability to make public transit options more
affordable. In New York City, subsidy programs frequently apply to New

LGCC parking lot
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York City Transit, Long Island Railroad, Metro-North Railroad,
NJ Transit, PATH, NY Waterway, Paratransit, the MTA AccessA-Ride program, and parking at or near public transit to
commute to work.
A commuter benefits program can provide savings for both
employers and employees. Employers can save by reducing
their payroll taxes with higher savings from greater employee
participation and can attract and retain employees by offering
transportation benefits. Similarly, employees can lower their
monthly expenses by using pre-tax income to pay for their
commutes. For City University of New York staff, the Expanded
Commuter Benefits Program, a pre-tax deduction from payroll
to apply towards commuting, has the potential to save up to
40% of commuting costs. [64]
We recommend LaGuardia Community College consider
providing transit subsidy assistance to students, as the
majority come from families with incomes of less than
$25,000. [65] Community colleges can help students lower
their transportation costs by negotiating discounts with public
transit systems. Lowered transportation costs for low-income
students can result in increased class attendance and
extracurricular engagement [66]. A transit subsidy can serve as
an effective transportation measure and promote social equity.
Many options exist, whether for LaGuardia Community College,
CUNY, or supporting existing initiatives such as the Fair Fares
program through Riders Alliance, which would allow adults in
New York City at or below the federal poverty line to purchase
MetroCards at discounted prices. [67]

The High Cost of
Non-Surface Parking

The LaGuardia Community College parking lot
between 28th and 29th Streets has 225 parking
spaces. If a 5-story parking garage were to be
built with 225 spaces per level, it would cost
approximately $39.4 million for an underground
garage and $31.5 million for an aboveground
structure in construction alone. Furthermore, the
construction would be disruptive, reducing parking
spots in the short term and increasing traffic
in the area. In the long-term, this will promote
more individual driving, worsening traffic. In short,
constructing an underground or aboveground lot
is not the answer to East Long Island City’s traffic
woes. [69]
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ii. Create sufficient bicycle
infrastructure

Improving cycling conditions encourages
more people to ride, which takes vehicles
off the road, easing traffic and parking
demand. Expanding bicycle infrastructure
also calms traffic, making streets safer for
all users. Creating separated bike lanes
and improving connectivity to surrounding
areas would make it safer and more viable
to bike to and within East Long Island City.
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WXY Architecture + Urban Desgn

Iii. Expand the Roosevelt Island
tramway to Queens Plaza

iv. Pursue maritime and rail freight for
appropriate industrial businesses

As part of the 2013 Forum for Urban Design’s
Next New York initiative, WXY Architecture +
Urban Design proposed the idea to expand
the Roosevelt Island tramway east into Queens.
[71] In addition to serving as an additional
transportation option, the tramway could serve
as a strengthened educational and employment
connection between Long Island City, the
Cornell Tech campus on Roosevelt Island,
and Manhattan. To build this project would
require sufficient public funding and cooperation
between NYCEDC and the Roosevelt Island
Operating Corporation. While it is one of the more
expensive and less feasible recommendations
put forth, it offers another transit option for
people traveling to Long Island City.

Trucking is the most popular mode for freight
movement throughout the New York City metro
region, accounting for 91% of total freight. [72]
Trucking requires minimal investment, transports
goods relatively quickly, and allows for flexibility
in routing. Supporting alternative means of freight
movement, namely rail and maritime, for industrial
business in East Long Island City could reduce
transportation costs for non-time sensitive and
non-perishable goods, as well as reduce truck
emissions and traffic. Marine support services,
for example, eliminate 3.1 million trucks from
New York City roads each year. [73]
The NYC Economic Development Corporation
should work to encourage East Long Island
City industrial businesses to utilize the
Wheelspur Multimodal Facility & Freight Yard.
The Wheelspur facility, built in 2014, boosted

HDR, Inc.

East Long Island City’s status as an industrial
freight hub in New York City. The New York
& Atlantic Railway redeveloped the space into
a modernized facility to accommodate both
rail and maritime freight. The facility provides
access to rail freight, commercial trucking,
and barges. The site features rail-to-barge
operations, loading docks to existing structures,
lay down space, four railroad tracks with six
switches, a refurbished 20,000 square foot
storage facility and a new 10,000 square foot
prefabricated build. [74] EDC projects the facility
has the
potential to remove approximately
7,000 trucks per year from congested New York
City highways to improve air quality, ease traffic,
and reduce energy and greenhouse gases.
Wheelspur provides opportunity other industrial
businesses in East Long Island City, particularly
for those transporting non-time sensitive and
non-perishable goods.
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d) Change parking rules and subsidies for
government lots and on-street parking
The City has reserved on-street parking on 30th Street and
30th Place between Thomson Avenue and 47th Avenue
and exclusive access to the parking lot behind LaGuardia
Building B for City vehicles and placard holders. Additionally,
on-street parking on 47th Avenue is free of charge to all
drivers. Aside from pressuring City agencies to consolidate
their fleets, we recommend the metering of on-street parking
that is currently free. “Free parking” is not free; it comes at a
cost. Maintaining roads and parking spaces is expensive and
high value land used for vehicle storage does not reach its
highest and best use. Free parking amounts to a subsidy that
encourages people to drive, while simultaneously excluding
other uses such as pedestrian space, dedicated bus lanes,
plants, or other features. Free parking also exacerbates both
traffic and parking issues. Drivers come to the area looking
for free parking and often cruise until they find it. Some
choose to sit in travel lanes or even double park. Whether
circling for free parking or blocking travel lanes, free parking
exacerbates congestion issues. [75]

e) Utilize vertical parking for City fleets
Parked City vehicles occupy entire blocks, particularly around the DDC office. DDC and
DOT currently rent private parking space and restrict public drivers from curbside parking
on 30th Street and 30th Place to store their vehicle fleets. Utilizing whole City blocks in a
highly trafficked pedestrian corridor and where parking demand exceeds capacity is an
inefficient use of space.
While adding additional parking is not a sufficient solution on its own, we believe
government-owned vehicles can be better stored and managed through low-rise vertical
parking. Vertical parking has the ability to reduce the square footage needed to house
vehicles. If DDC and DOT are unable to reduce their fleets, they should invest money in
vertical parking structures. These units would reduce the need for additional parking rented
from private lots and free space for pedestrian use and the creation of more metered
parking spaces for public use.

Charging market rate for parking removes the de facto
subsidy, while the added cost makes other more sustainable
modes of transportation more attractive. It also has another
effect. When parking is charged by time, people tend to
park for less time. This means there is a greater turnover
of parking spots and it becomes easier to find a spot for
drivers in the area, lowering congestion, commute times,
and fuel consumption. East Long Island City would greatly
benefit from a new, more equitable and balanced approach
to parking rules.

DDC parking on private lot
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f) Implement a smart parking system
A 2013 survey conducted by Global Parking Association
Leaders cited the “move toward innovative technology to
improve parking management” as the trend having the greatest
effect on the parking industry. [76] Unsurprisingly, ineffective
parking measures can increase automobile congestion in an
area, as drivers spend time searching for available parking
spaces during peak periods.

and location of available parking spaces on physical signs
and through mobile applications such as Parker. Physical
signs should be strategically placed along main corridors
and throughout side streets to direct drivers to open parking
spaces. Additional benefits of smart parking systems include
the ability to pay meters electronically, locating ADA accessible
parking, and from a management perspective, alerting officials
when meters need to be emptied of money. [77]

We recommend the implementation of a smart parking system
that utilizes real-time data to disseminate parking availability.
Smart parking systems feature sensors in parking lots that
read and transmit parking availability, displaying the number

Through a smart parking system, students and employees
would be aware of parking availability in East Long Island City,
planning their commutes accordingly, and even being able

Grassland Equipment

Stamford Advocate

Vertical parking

Smart parking system, Stamford
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to opt for transit if parking were scarce. Clemson
University, Oregon State University and Northern
Virginia Community College have successfully
implemented campus smart parking systems. [78]
East Long Island City, through the assistance of LICP
and DOT, could serve as a pilot project for New
York City in implementing and managing such a
system.

g) Increase enforcement of parking
violations and traffic control
Cars illegally parked on sidewalks, in restricted
areas, in front of loading bays, or double-parked is
a common sight in East Long Island City. Charrette
participants confirmed the issue, noting the lack of
usable sidewalk space due to illegally parked cars
as a frequent occurrence. These obstructions are
not only inconvenient, they force pedestrians to walk
in the street or otherwise dangerous patterns.
To mitigate the issue, we recommend stricter
enforcement on the part of NYPD by appointing a
permanent traffic police unit to increase patrol of
the northern corridor near LaGuardia community
College and DDC, particularly during weekday peak
periods between 8AM and 6PM. The City has
officially acknowledged the dangers in East Long
Island City that high automobile counts and reckless
driving create. A dedicated police unit would
influence behaviors, shifts toward legal parking, and
safer driving patterns. A study conducted in Toronto
in 2016 found increasing fines and the frequency
of citations significantly decreased the number of
parking violations. [79]

Illegal parking in East Long Island City
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RECOMMENDATIONS SUMMARY
Recommendation

Cost

Time

Agency/Organization

1. Improve Pedestrian Safety
a) Improve pedestrian infrastructure in the northern corridor

DOT

2. Strengthen Pedestrian Connectivity
a) Reconfigure, beautify and maintain pedestrian overpasses

DOT, LICP

b) Construct the Sky Station at the 33rd Street - Rawson
Street subway stop

MTA

c) Expand pedestrian wayfinding

DOT, LICP

3. Enhance Automobile Circulation and Parking
a) Apply a Toll on the Queensboro Bridge

MTA

b) Calm traffic at the Van Dam Street, Queens Boulevard, and
Thomson Avenue intersection

DOT

c) Incentivize mixed-mode users to favor public transit
i) Invest in transit subsidies

LGCC, DDC, SCA

ii) Create sufficient bicycle infrastructure

DOT

iii) Expand the Roosevelt Island tramway to 			
Queens Plaza

EDC

iv) Pursue maritime and rail freight for 				
appropriate industrial businesses

EDC

d) Change parking rules and subsidies for government lots and
on-street parking

DOT

e) Utilize vertical parking for City fleets

DDC, SCA, DOT

f) Implement a smart parking system

DOT, LICP, LGCC

g) Increase enforcement of parking violations and traffic control

NYPD
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CONTEXT
Industrial Policy in
Recent History
Industrial policy in New York City
has been unpredictable in recent
decades, with pendulum swings
from policies that favor preservation
and protection to change and
conversion. City planning initiatives
at times have diverted land away
from
manufacturing
uses
by
rezoning it–for instance, mixeduse (MX) rezonings that attempted
to normalize residence in industrial
neighborhoods have changed the
character and real estate market
of neighborhoods like DUMBO
and Greenpoint-Williamsburg and
impeded the sustained operation
of industrial businesses there. West
Long Island City was rezoned for
mixed use in 2001, and today
is seeing monumental residential
development.
The industrial policy pendulum swung
several times during the Michael
Bloomberg Administration: in the
early years of Bloomberg’s time in
office, the City continued Giuliani-era
policies of rezoning manufacturing

Industrial Land Use
Long Island City and our study area
represent one of the largest clusters of
manufacturing-zoned land remaining in
New York City. Industrial and manufacturing
uses make up 64% of the lot area in East
Long Island City, and 36% of all building
area is used as factory space. [84] [85]
Building use in the area has not changed
significantly since 2004. This could be
attributed to stability provided by the IBZ
designation and may suggest that the
conversion of industrial space to commercial
or office uses is not as widespread as is
believed, but it is also possible that building
use data reported by the NYC Department
of Buildings is outdated and does not
capture recent office conversions.

NYC City Council, Engines of Opportunity
Land Use
Industrial/Manufacturing

NYCDCP MapPLUTO 16v2
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areas to prioritize other uses. Between
2002 and 2007, the City rezoned
14% of the City’s M-zoned land for
residential, commercial, or mixed
use. [80] In part due to pressure from
a coalition of industrial businesses
and advocates, the Bloomberg
administration changed its tune
and began to focus on industrial
preservation and promotion. This
resulted in the creation of Industrial
Business Zones (IBZs) in 2006,
now 21 areas throughout the City
designated for the ongoing support
of industrial businesses. [81]
While not formally codified in the
City’s Zoning Resolution, the IBZs
represented a policy commitment
to industrial preservation, retention,
and expansion. Along with a
commitment not to change the
areas’ zoning from industrial to other
uses and to strongly discourage
variances, the administration created
programs to incentivize relocation
of industrial businesses to IBZs and
fund service providers to support
those businesses. In 2009, however,
Bloomberg cut the $4 million dollars
to support technical assistance, and
the City Council replaced it with $11.5 million dollars per year of their
funds. The budget for the Mayor’s
Office of Industrial and Manufacturing
Businesses was cut completely by
2011 and its responsibilities diverted

Real Estate Market Conditions

Businesses and Employment

In assessing real estate market conditions in East
Long Island City in recent years, we reviewed
multiple studies to establish average rental rates
for industrial and office properties and assessed
the current market conditions by analyzing lease
and sublease listings on CoStar, a real estate
listing site. Our assessment indicates that rents in
both the commercial and industrial sectors have
increased rapidly. The 2013 average industrial
lease rate was $13.49 per square foot, while the
average range of industrial space leases was $17
to $18 as of July 2016, and the average asking
rate was $23.50 as of November 2016. [86] [87]
[88]Although the November data reflects asking
rents and not the final negotiated cost, this data
shows the steep upward trajectory of industrial
rents. In redeveloped industrial properties, asking
rents are around $40 per square foot, which is
generally out of reach for manufacturing uses.
We also mapped the location of sales and lease
listings for office and industrial uses which showed
that areas around the 7 train stops had more office
listings and industrial property sales than the rest
of the study area. The clustering of real estate
activity around public transportation indicates a
conversion of buildings from industrial uses to
office uses, and a growing office use market.
Access to public transit is a greater priority to
offices than to industrial uses. Industrial uses tend
to prioritize building infrastructure, such as freight
elevators, loading bays, and structural tolerances
over transit convenience.

ReferenceUSA data, compiled by a private
surveying agency, details the numbers and types
of businesses operating in the study area and
how many people they employ. This data helps
highlight the composition of the economy in
East Long Island City. 1,100 businesses employ
approximately 26,000 people. [89]
Manufacturing constitutes 10% of businesses
and 26% of employment in the study area,
meaning that manufacturing firms employ
a disproportionately large share of people

17.93M sq ft
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16%
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the study area
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to the Department of Small Business
Services and the NYC Economic
Development Corporation. Under
those agencies, priorities shifted to
capital investments in City-owned
industrial properties such as the
Brooklyn Navy Yard, Brooklyn Army
Terminal, and Hunts Point Terminal
Market, rather than privately-owned
industrial land in and outside IBZs.
[82]

Since taking office, Mayor Bill de
Blasio has re-asserted a commitment
to bolstering the industrial sector in
New York City. This was reflected in
his 10-point Industrial Action Plan,
announced in November of 2015.
The plan includes a reaffirmed
commitment to “protecting and
strengthening core industrial areas,”
including presumably, IBZs. Besides
the commitment to exclude hotels
and self-storage facilities from
manufacturing areas through zoning
and to establish career centers in
IBZs, there is not much emphasis on
protecting and strengthening IBZs
per se. [83]

Other
Public Services
Arts and Entertainment
Restaurants
Transportation and
Warehousing
Auto and
Other Repair

Other
7%

5%

21%

5%

7%

Schools and
Education

1%

1%
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and Offices

Restaurants
Transportation and
Warehousing
10%

1,100

Businesses

16% Retail Trade

Auto and
Other Repair

3%

10%
10%

26,000
Jobs

6%

Construction

Combined industrial sectors =
470 businesses

compared to other types of businesses.
A handful of firms account for many of
these jobs: grocery delivery business
FreshDirect is listed as employing 2,000
people, and two cosmetics manufacturing
businesses employ 800 and 500
people respectively. Transportation and
Warehousing also has a high proportion
of employees versus firms, making up
5% of businesses and 10% of employees
in the study area. Construction, Auto
and Other Repair, and Wholesale Trade
businesses, however, each have a
smaller proportion of employees versus
firms. Manufacturing businesses employ
an average of 62 people per firm and
transportation and warehousing employ
42. Wholesale Trade, Construction,

10%

8%

Retail Trade

Construction

26%

Wholesale
Trade

Manufacturing

13%

11%

Schools and
Education
9%

Professional Services
and Offices

8%

4%

8%

Wholesale
Trade

Public
Services

Arts and Entertainment 1%

Manufacturing

Combined industrial sectors =
14,000 jobs

Employees
per Firm

Total
Employees

Public Services

137

2,059

Manufacturing

62

6,953

Transportation and Warehousing

42

2,531

Schools and Education

34

2,878

Construction

19

2,122

Professional Services and Offices

15

3,532

Retail Trade

15

2,744

Wholesale Trade

15

1,468

Restaurants

14

736

Auto and Other Repair

12

960

Arts and Entertainment

10

156

Other

1

103

Business Type

*The high proportion of employees per firm for public services is due to the
presence of Sunnyside Community Services, a home healthcare agency that
employs 1,500 people, and is a good example of a firm where employees
generally work outside of the primary location.
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and Auto and Other Repair employ 15, 14,
and 12, respectively. A potential weakness in
the available data is that the total number of
employees listed do not necessarily work at that
location. For example, the number of FreshDirect
employees likely includes drivers, as do taxi and
limousine companies.
Among
manufacturing
businesses,
Food
and Beverage firms have the largest share
of employees relative to the number of firms,
followed by Metals and Machinery.
The large proportion of employees in Food and
Beverage and Metals and Machinery reflects
those industries’ upward trends in New York
City overall; those subsectors take advantage
of consumer preferences for locally sourced,
artisanal, and custom made products. [89] As
mentioned, the exceptionally high number of
Food and Beverage employees per business is
due in large part to the presence of FreshDirect.
However, the combined subsectors of Metals
and Machinery and Wood, Paper and Printing
constitute close to 40% of both businesses and
employees.
Although New York City manufacturing and
industrial activity was on the decline for many
years, it has recently stabilized. Manufacturing
jobs declined dramatically from about 800,000
in 1970 to 500,000 in 1980. Jobs decreased
by nearly half in the first ten years of the 21st
century, but since 2010 have even increased
slightly. [90] This increase has come with
growing recognition of the role that industry plays
in the resiliency of New York City’s economy:
diversification protects the City against economic
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Food and Beverage

231

2,077

Metals and Machinery

98

1,861

Computers and Electronics

67

134

Miscellaneous

43

1,112

Textile, Apparel and Leather

37

330

Wood, Paper and Printing

36

781

Furniture and Related Products

33

398

Petroleum, Chemical, Plastic and Mineral

23

258

Transportation Equipment

1

2

Manufacturing Subsector

shocks, and many manufacturing and industrial
businesses support the ongoing functioning of the
urban ecosystem. The challenge has become to
ensure that industry can access a workforce with
necessary skills, especially as a large percentage of
workers reach retirement age.

Job Earnings
The manufacturing industry provides high
paying, stable career paths. Typically, the
average pay for manufacturing jobs is higher
than in jobs in retail, entertainment, hospitality,
and food services, especially for employees
without a high level of educational attainment.
[91] For restaurant and hotel workers in
Queens, the average annual wage is $26,440
compared to $49,705 in the manufacturing
sector. [92] This significant difference in pay is
especially important considering the high cost
of living and transportation in New York City.
Taking all expenses into account, the cost of
living in New York City is at least 68.8% higher
than the national average. [93] Jobs in the
manufacturing and industrial sectors provide
critical economic opportunities to workingclass residents, particularly communities of
color in New York City. People of color make
up 81% of the industrial workforce and nearly
1 in 7 employed Hispanic New Yorkers who
work have jobs in the industrial sector. [94]
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Skills Gap
In addition to concerns about real estate pressures
on the industrial sector, the skills gap is a major
threat to industry and hinders sector growth. In
a study conducted by LinkedIn, the greater New
York metro area showed a manufacturing skills
gap for semiconductors, pharmaceuticals and
consumer goods and demand in operations,
engineering and quality assurance roles. [95]
A survey of over 500 local businesses in and
around the study area done by the Long Island
City Partnership (LICP) found that growing firms
will add nearly 1,000 jobs, many of which do
not have a minimum education requirement or
require higher-level degrees. [96]

department. About 34,000 students enroll in ACE
certification and training programs annually, 10,000
of which are to drive for-hire vehicles. [103] LGCC
also manages the NYDesigns incubator for design
and hardware tech startups and the 10,000 Small
Businesses program in collaboration with Goldman
Sachs. 10,000 Small Businesses provides classes
on business administration for companies with up to
500 employees. LGCC’s Small Business Development
Center also provides resources to companies and
entrepreneurs. Their Procurement Technical Center,
funded by the Department of Defense, and the Small
Business Transportation Resource Center, funded
by the Department of Transportation, aim to connect

Many of the jobs added will require trade-specific
skills, indicating a need for tailored workforce
training. [97] Businesses also identified a lack
of a skilled workforce to fill available positions.
The existing workforce lacks hard skills like
welding, construction management, warehouse
management, carpenter skills, forklift use,
commercial driver’s licenses, 3D modeling, and
CNC machinist certifications. [98] [99] [100] [101]
Pending retirements and an aging workforce
loom over growing manufacturers Citywide. East
Long Island City has a higher percentage of
workers nearing retirement age than the City as
a whole, with 22.4% of workers 55 and older.
[102] The anticipated retirement exodus could
seriously hurt manufacturers in that they are at
risk of losing skilled production workers.
LaGuardia Community College provides job
training and resources to businesses through
their Adult Continuing Education (ACE)

businesses with federal contracts.
Outside of LaGuardia Community College,
other institutions and program operators
offer various training programs. Home
health aid trainings and workforce re-entry
support programs are available to those
formerly incarcerated, individuals with
disabilities, the long-term unemployed, and
those facing other barriers to employment.
[104] Programs targeted to youth offer
paid 14-week summer internships for 16
to 24 year-olds who are not in school or
working, and provide resume building and
job training workshops. [105] Con Edison
and a local high school, Energy Tech,
have a partnership to prepare students
for electrical and mechanical engineering
positions in the energy field. Con Edison
directly shapes the curriculum, which
helps Con Edison fill entry-level vacancies
in electrical and mechanical engineering.
[106] Even with all these existing training
programs, there is opportunity to fill gaps
and build upon existing programs to link
students to available work in the area.

New York City Council, Engines of Opportunity

63

INDUSTRY & JOBS

RECOMMENDATIONS
1. Encourage Densification and Preservation of Industrial Space

Real estate, including industrial space, is in high
demand in Long Island City. An LICP study of
rental market conditions found a vacancy rate of
just 2.4% for industrial properties in all of Long
Island City. The report indicates that while there
is strong demand for industrial space, floor area
ratio (FAR) limits in the IBZ area hamper the ability
of property owners to expand industrial space.
Long Island City as a whole lost 2.1 million square
feet of rentable industrial building area between
2006 and 2016. [107] LICP’s Phase 1 survey
found that 45% of industrial businesses in Long
Island City anticipate needing more space in
5 years, and 42 industrial businesses surveyed
think they will need almost 500,000 additional
square feet of space. [108] Additionally, 71% of
all industrial businesses believe it will be difficult
to stay in Long Island City and they may have to
consider other locations. [109] Given the dearth
of available industrial space in East Long Island
City, we propose a series of recommendations
to preserve existing space and incentivize the
densification of industrial real estate in the
study area. We also examine existing incentive
programs to support industrial businesses and
make recommendations to strengthen them.

We recommend applying these zoning and
incentive policies in what we refer to as an
Industrial Densification and Preservation (IDP)
Zone. The IDP Zone would cover the entire
study area, except for where the Commercial
Activity Zone applies (see Commercial Activity
Recommendation 2).

the New York City Department of City Planning
(DCP) designate a special district that allows a
maximum of 5.0 commercial FAR for industrial
space, provided the following conditions are
met:
•

Existing industrial tenants are not displaced.
Existing tenants that fall within use groups
17 and 18 must be offered a 10-year lease
extension beyond the end date of renovation
with no increases. Upon renewal, the lease
amount must not increase by more than 5%.
If the owner of a vacant industrial property
is applying to expand, the last lease within
the previous two years must be offered to
new tenants with a 10-year term. Existing
industrial tenants have the right of first
refusal to new space offered, if they wish
to expand.

•

Newly developed space must meet high
standards for manufacturing use, such
as high live loads for upper floors, freight
elevators, and sufficient loading docks.

•

New space is used for use groups 17 and
18, as permitted by zoning districts and
performance standards.

a) Create an Industrial Densification
and Preservation Zone that allows
5.0 FAR for the development of
industrial space
The City Council’s 2014 Engines of Opportunity
report documented the widespread constraints
on industrial real estate development in the City:
low FAR maximums combined with high parking
requirements can greatly limit what is possible
to build.
Lots in East Long Island City dedicated to
industrial use are generally underbuilt. Most lots
have a maximum commercial FAR of 2.0, with a
minor M1-3 zone having a maximum of 5.0. On
average, lots have a build FAR of 1.45 and 1.9
floors. To encourage densification of industrial
space in the study area, we recommend that
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The cost of bringing industrial buildings up to code is a deterrent for
landowners to take advantage of available FAR; this was mentioned
specifically in a focus group conducted with industrial business owners,
property owners, and brokers. [110] The lack of compliance with current
building codes that make such expansion difficult also means that existing
businesses are not subject to the same performance standards as new
expansion and development. To reduce pollution and other negative
environmental impacts of industrial businesses, the City has a distinct
interest in industrial businesses conforming to current standards. NYC
should provide incentives to help developers offset the costs of bringing
buildings up to code, simultaneously creating more industrial space. Tax
abatement is a potential strategy to bring existing buildings up to code
for the purpose of industrial expansion (See recommendation 2c).
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also be eligible for the Industrial Developer Fund and other incentive
programs described in this section to mitigate some of the costs of
construction.

Industrial Densification
and Preservation Zone
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Rental rates for new industrial tenants must be set at an affordable
below-market rent. We recommend this rent be determined by a
task force or advisory board with representatives from industry and
City government such as the Mayor’s office, SBS, NYCEDC, and
City Council representatives that sit on the Economic Development
Committee.
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Case Study: The New York Building: Portland, OR
The New York is a 101,550 square foot, 6-story, privately financed industrial building opened
in 2014. It is a model for new construction of dense industrial buildings. It offers flex spaces
of 1,000 to 10,000 square feet. It is marketed for manufacturing, warehousing, and related
uses, including support office, storage, and related retail. Current tenants include an art
framing business, branded merchandise producer, specialty glass bottle manufacturer, and
photography studio. [111]
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b) Eliminate off-street parking
requirements for industrial uses

c) Exclude uses that interrupt
industrial activity and land use

In 2013, DCP eliminated parking requirements
in much of Long Island City, including a large
portion of the study area. [112] We recommend
that the agency extend the parking requirement
elimination to all portions of the study area,
allowing building owners to take advantage of
available floor area. The portions of East Long
Island City still subject to parking requirements
are zoned M1-1, M1-3, M2-1, and M31. Each of these zoning districts require one
parking space per 1,000 square feet of floor

Parking
requirements
eliminated in
2013

area or one per 3 employees (whichever is
higher) for manufacturing or semi-industrial use
groups and one space per 2,000 square feet of
floor area or one per 3 employees (whichever
is lower) for other heavy commercial uses
and warehousing. These requirements greatly
constrict a developer’s ability to maximize
available development rights on a property, and
alleviating them would open up the potential for
industrial densification in a large portion of the
study area. [113]

Case Study:
49-29 31st St, LIC

NYC Zoning
Resolution 16-03

eet

ters

31st Str

Constructed in 1966, 49-29 31st Street was
listed as being used for warehousing and steel
Parking
requirements
fabrication in a 1968 certificate of occupancy,
eliminated in
2013
requiring one parking space per 1,000-2,000
Portion of study area
where parking
square feet. [115] It is a one story building on a
requirements remain
66,530 square foot lot. The building occupies
only two-thirds of the lot and has 35 parking
spaces. Its built FAR is 0.65 of a 2.0 maximum.
The elimination of parking requirements would
allow the landowner to develop any unused
portion of the parking lot or add additional
Source:
floors.
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After years of demand by industrial advocates,
the Department of City Planning, under the
leadership of Mayor Bill de Blasio, has finally
committed to drafting text for the Zoning
Resolution that will require a special permit for
the siting of hotels and self-storage facilities in
Industrial Business Zones. Currently, those uses
are allowed in M1 zones, which constitute the
majority of East Long Island City. That initiative
has been delayed by the Administration’s pivot
to expand the regulation to all M1 districts
throughout the City, as opposed to only in IBZs.
[114] The City Council’s Engines of Opportunity

Google Maps
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report outlines the problem with non-industrial
commercial uses being allowed as-of-right in
those zones: self-storage facilities, hotels, retail,
big box stores, restaurants, bars, offices, and
even community facilities usually deliver a higher
profit per square foot than industrial uses. Several
self-storage facilities and hotels exist in the study
area; notably, the American Self Storage facility
located directly South of LaGuardia Community
College and adjacent to a portion of Newtown
Creek that could be opened up for waterfront
access. However, office conversion appears to
be the largest competitor for industrial space in
the area. In late 2016, 53% of space listed for
lease in the study area was for office versus
38% for industrial use. [116]
For these reasons, we support the City’s
initiative to exclude hotel and self-storage uses
in our study area and also exclude new office
uses in the IDP zone except as accessory to
industrial uses. Offices unrelated to industrial
uses would be permitted in limited capacity in
the proposed Commercial Activity Zone. We
believe the differences in rents between office
and industrial uses create undue pressure on
industrial businesses, and the exclusion of
office uses would stabilize the industrial real
estate market in the study area. As with existing
planning around hotels and self-storage, we
recommend that offices be allowed only with a
special permit.

Case Study:
Greenpoint Manufacturing and Design Center Ozone Park Project
The first IDF award went to the Greenpoint
Manufacturing and Design Center, which
received a $10 million IDF grant, $3.7 million
loan from NYCEDC, and $2.1 million Empire
State Development Grant. The $37 million
project is the renovation of a three-story, 85,000
square foot former bicycle factory in Ozone Park,
Queens, into a multi-tenant space for small- and
mid-size manufacturers. The project is expected
to support $29 million in annual output.

d) Track and report Industrial
Developer Fund progress
The Pratt Center for Community Development’s
Non-Profit Real Estate Development Toolkit lays
out several scenarios for industrial real estate
development, which show that minor differences
in tenant mix and interest rates on debt can
impact whether a project is viable or not. One
factor in the viability of a project is the interest
rate on debt the developer takes on. In one
example, a difference in an interest rate of 7%
versus 3.5% makes a project viable. [117]
This underscores the importance of initiatives
like the Industrial Developer Fund (IDF), a
public-private partnership arising from Mayor
de Blasio’s Industrial Action Plan, which offers
grants and low-interest loans to bridge the
financing gap in industrial real estate deals that

gmdconline.org

would likely not be viable otherwise. According
to NYCEDC, the fund is composed of $60 million
in public funding and $90 million in funds from
“private sector financial partners with whom
[NYCEDC is] in active discussions.” [118] The
fund is initially prioritizing nonprofit developers
for grants and financing.
Currently, there is no reporting mechanism to
view spending of the Industrial Developer Fund
and progress towards its goals. Other EDCrelated indicators are included in the Mayor’s
Office of Operations Citywide Performance
Reporting (CPR) tool, such as private investment
for the sale/lease of City land, job growth
associated with Industrial Development Agency
projects, and job growth associated with Build
NYC Resource projects. We recommend that
the following high-level performance indicators
related to the IDF also be included:
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•

Public funds spent

•

Square footage developed in IDF-funded
projects

•

Jobs created

•

Average wages of jobs

High level indicators, however, do not provide
enough information to fully understand how the
Industrial Developer Fund is being spent and
is performing. The Mayor’s Office of Operations
should also issue reports that detail how much
public and private funds have been spent
through the IDF. The report should describe
whether those funds have been provided in the
form of grants or loans and if loans, at what
interest rate. Each project should be listed, with
a description of the square footage, funding
structure, site programming, and projected job

creation. Subsequent reports should track jobs
created as well as provide data on educational
attainment, basic demographic information, and
salaries of the workforce. We recommend similar
reporting on City investments in publicly-owned
industrial properties. This will allow a sideby-side comparison of the economic benefit
produced by these investments.

e) Ensure continuity and stability of
Industrial Developer Fund
Disruptions in public funding to support industrial
businesses has compromised the effectiveness
of policies meant to bolster the sector. Given
that uncertainty in the availability of incentive
programs makes it more difficult for industrial
businesses to invest in New York City, the
Administration should take measures to ensure
that the $150 million committed to industrial

How the IDF compares to other NYC economic
development initiatives:
As part of the November 2015 Industrial Action Plan, the City committed to
make the following investments in publicly-owned industrial properties:
•

Brooklyn Army Terminal: $115 million to develop 500,000 square feet of
space

•

Brooklyn Navy Yard: $140 million to develop 1 million square feet of
space

•

Sunset Park: A $37 million infrastructure investment to support thousands
of new and existing jobs

•

Hunts Point: $150 million to protect 3,225,000 square feet of space

development remains available. The Mayor’s
Office of Operations should track and report
on the progress of the fund and if found to
achieve its intended impact, the fund should be
increased and sustained beyond its original four
years. We recommend increasing the quantity of
publicly allocated funds relative to private funds.
The IDF could continue to be administered by
NYCEDC, but we recommend robust reporting
and evaluation to ensure transparency and
accountability to the public.

f) Encourage industrial real
estate development by nonprofit
developers
The Pratt Center’s Non-Profit Real Estate
Development Toolkit suggests that industrial
real estate may be best developed by nonprofit
entities like the Greenpoint Manufacturing and
Design Center (GDMC) or Local Development
Corporations with a mission to support industry
and manufacturing. [119] This is because margins
on industrial real estate development will normally
be low compared to the development of space
for residential or commercial use. Missiondriven organizations can engage in developing
less profitable space whereas private developers
would not. One recommendation that came out
of an April 2013 stakeholder convening called
“The Future of Industrial Neighborhoods in 21st
Century Brooklyn” was for City government to
underwrite land acquisition by nonprofits and
support other types of financing. [120] NYCEDC
is already targeting nonprofits and LDCs for
allocation of the IDF, but additional measures
could support the success of nonprofit
developers of industrial space.
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i. Develop the capacity of nonprofit
industrial real estate developers
The Department of Small Business Services operates
programs that help small businesses build capacity
and could develop programming to provide technical
assistance to existing or emerging nonprofit real
estate developers. The City Council funds a program
called the M/WBE Leadership Association, distributed
to organizations that assist M/WBE businesses get
certified, access funding, and connect to clients. SBS
could develop a similar program funded by the City
Council or Mayor’s Office to train existing nonprofit
developers, such as those in the affordable housing
sector, to expand their capacity to venture into industrial
development. Local Development Corporations or
Community Development Corporations would be
good candidates for such training.

ii. Leverage City-owned property to spur
industrial real estate development by
nonprofits
48-34 35th Street is a property owned by the NYC
Fire Department and used as a fleet maintenance
facility. The building contains 167,000 square feet on
a 131,000 square foot lot, at 1.28 FAR. Increasing
the maximum commercial FAR of the lot to 5.0 would
allow the City to lease or sell a portion of the property
to a nonprofit developer to build taller on the site for
industrial use; it would allow for the development of
almost half a million square feet of additional space
on the site. Eliminating the land acquisition cost could
make dense industrial development on the site viable.
Other suitable publicly-owned sites in the area should
be considered for expansion. Such leasing or sale of
City-owned land for economic development purposes
is usually done by NYCEDC.

iii. Underwrite long-term ground
leases of industrial properties by
nonprofit developers
An alternative model for nonprofit acquisition
could be gap financing through grants or
low-interest loans, and/or property tax
abatements for nonprofit developers entering
into long-term ground leases with private
landowners in the area. Those nonprofits
could take advantage of the maximum FAR
increase to 5.0 in exchange for offering
below-market rents to manufacturing or
industrial businesses (see recommendation
1a).
A ground lease is a long-term lease that is
typically between 30 and 99 years, where
the owner of a parcel of land leases the
land to a lessee. The lessee would be
responsible for developing the land and
operating it. This type of lease is usually
beneficial in situations where the cost of
land is prohibitive to the entity needing
to develop space. For a landowner, a

ground lease is beneficial because the owner
does not need to take the financial risk of
developing a parcel or finding a tenant or, in
the case of already developed land, having
to operate and maintain the property. Instead,
the lessee takes on the responsibility of the
physical improvements and operations of the
property. The owner has the added benefit of
having improved property at the end of the
lease term at no upfront cost.
One issue with ground leases is that receiving
construction loans can be more difficult due
to the complex ownership structure of ground
lease deals. If the City could guarantee loans
for the construction of low-cost manufacturing
space up to 5.0 FAR, owners would be
motivated to enter into deals of this structure
because at the end of the lease term, the
property would be more valuable due to
improvements.
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Existing Incentive Programs:
Some of NYC’s major business assistance
programs are the Industrial and Commercial
Abatement Program (ICAP), Energy Cost
Savings Program (ECSP), and the Relocation
and Employment Assistance Program (REAP).
ICAP provides property tax abatements for
construction and renovation of commercial
and industrial buildings, with benefits lasting up
to 25 years depending on location. Properties
must be improved by at least 30% of their
assessed value, and industrial properties with
improvements over 40% of the value qualify
for additional abatements.
Qualification for ICAP usually makes a property
eligible for ECSP, which reduces utility costs
up to 45% for electricity and 35% for natural
gas for eight years with a phase-out. ECSP is
also available for relocation to qualified areas.
REAP provides a 12-year annual tax credit
of $3,000 per employee for relocating
commercial or industrial businesses from
Manhattan below 96th Street or outside New
York City to eligible areas, which includes the
Long Island City IBZ. Applicants must invest
$25/square foot in improving the space
where they are relocating.
The Commercial Expansion Program (CEP)
provides rent abatements of $2.50 per square
foot for up to 10 years for the expansion
of commercial and industrial firms, with
investments also required. Current industrial
rents are high enough, however, that a $2.50
subsidy does not get a business very far.

2. Improve Industrial Incentive Programs

a) Evaluate the impact and effectiveness of existing industrial incentive
programs
For LICP’s Comprehensive Plan, Public Works
Partners conducted a focus group with industrial
business owners, property owners, and brokers.
Their discussion revealed the idea that “[t]he
successful firm remaining in place with a stable
workforce does not have access to incentives.”
Participants felt that obtaining incentives
depends on the sophistication of the tenant,
“as the programs are difficult to navigate and
the outcome not assured, given the prevalence
of discretionary programs in NYC.” Participants
recommended that the City “[d]evelop ways
to compete with nearby jurisdictions whose
incentive programs are as-of-right and offer
specific benefits that can be relied upon and
factored into business operations in advance in
a way NYC’s incentive programs cannot.” [121]
The Mayor’s Office of Operations or the
Department of Small Business Services should
conduct an in-depth study of the impact of
existing New York City incentive programs
available to industrial businesses. Financial
impacts per business and the overall financial
impact of each program should be determined,
along with how many businesses applied, how

many received the benefit, reasons provided
for businesses not receiving the benefit, and
whether businesses that received the benefit
are still in operation. The financial benefit
as a percentage of a business or building
owner’s operating costs should be calculated
(depending on the structure of the benefit).
Though industrial businesses want more clarity
and certainty in accessing incentive programs,
the question remains whether all businesses
that fall under the category of ‘industrial’ truly
provide the value that New York City needs, be
it through providing quality jobs or supporting
the City’s economy as a crucial component of
an economic ecosystem. Determining whether
an industrial business truly “deserves” to
receive incentives for it to continue to operate
within the boundaries of New York City is
complicated and merits continued, in-depth
examination. For the purpose of this report, we
categorize industrial businesses broadly, but
implementation of these policies would benefit
from a close examination of the economic and
workforce benefit that individual businesses
provide in exchange for tax abatements or
exemptions.
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b) Lower the barrier of entry to
incentive programs for industrial
businesses remaining in place
Public Works Partners’ stakeholder focus
groups revealed that existing incentive
programs are designed for capital investments
and relocation, which are inhibited by landlord
preferences for shorter lease terms and are less
feasible for smaller manufacturing businesses.
Furthermore, incentive programs are difficult to
navigate and found to be unreliable. Incentive
programs generally do not support stable
businesses staying in place, which should
be a priority for the City when low rents and
competitive incentive programs in neighboring
New Jersey or Connecticut pull businesses
away from the five boroughs. [122] Notably, the
Grow NJ Assistance Program offers industrial
As part of its recent study, LICP made a
series of recommendations that could help
supplement a new IBR program: [124]
•

Allow tenants to access CEP in
buildings receiving ICAP. The same
recommendation could apply to IBR
being used in lieu of CEP.

•

To qualify for ICAP, allow manufacturing
activity to include 25% of business
sales to include retail activity on-site.

•

Provide clarity of the program
benefit before a business submits its
application.

•

Make ECSP a stand-alone benefit that
requires a lower investment than ICAP.

businesses up to $15,000 per employee for
locating in targeted area, providing significant
jobs, significant investments in space, and other
criteria that align with planning priorities. [123]
We recommend additions to New York City’s
business incentive programs to promote
the stabilization and endurance of industrial
businesses within City limits and in East Long
Island City.

i. Create a new “Industrial Business
Retention” program designed to
incentivize industrial businesses that
provide quality jobs to remain in
place
We recommend that the NYC Department
of Finance administer a business income
tax credit program for industrial businesses
that would serve two purposes: (1) compete
with the package of incentives from other
nearby jurisdictions to locate outside of NYC
by incentivizing them to remain in place and
(2) mitigating increasingly high rents so those
businesses can stay. This program could serve
as an alternative to REAP and CEP; whereas
those programs are available to commercial and
industrial businesses for relocation, expansion,
and investment in space, the proposed Industrial
Business Retention program would be limited
to industrial businesses and provide them with
a more meaningful incentive. This incentive
program could be piloted in the Industrial
Densification and Preservation Zone of our study
area, and expanded in other areas of the City or
Citywide if found to be successful.

The IBR program would offer credits to industrial
businesses that sign a 10-year lease in the
Industrial Densification and Preservation Zone, or
that have an existing lease of 10 years or more
for the remainder of their lease term. They could
retain the benefit if they move within the IDP.
Industrial businesses would be eligible for the
following options, whichever is higher:
•

$2,000 per employee plus $2.50/square
foot annually, or

•

$5/square foot per square foot annually.

The following bonuses would also be available:
•

$1,000 per employee making at least $17/
hour,

•

$1/square foot for businesses whose
workforce is composed of at least 50%
employees without a college degree, and/or
$0.50/square foot for each additional year
of the lease term.

•

An IBR tax credit program would need to be
authorized by the New York State Legislature and
could be structured similarly to REAP.

ii. Incentivize landlords to offer longterm leases to industrial tenants
In addition to incentivizing industrial businesses
to locate in the study area and remain in place
when they sign leases with a duration of 10
or more years, landlords must be incentivized
to offer such leases. We recommend that as
an additional component of the IBR program,
landlords receive a property tax credit of $1/
square foot for renting space to industrial
businesses for a term of at least 10 years, and
$1.50/square foot for lease terms of at least 15
years.
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Spotlight:
Pratt Center’s EDGE Program
The Pratt Center for Community
Development
offers
the
Economic
Development Growth Extension (EDGE)
program, which connects manufacturing
and industrial businesses in NYC with a
variety of energy efficiency and renewable
energy incentives offered by the New York
State Energy Research and Development
Authority (NYSERDA). They help secure
funding for energy upgrade plans through
the Consolidated Funding Application
and provide support for businesses
applying for multiple programs. This
program can serve as a model to help
individual businesses navigate available
incentive programs that also reduce their
environmental footprint; it might also help
businesses cover expenses to bring
buildings up to current standards in order
to expand.

c) Provide tax abatements to offset the cost of bringing existing space up
to code
Beyond FAR limits and parking requirements, the cost of bringing existing buildings up to code
with Department of Buildings regulations can prohibit expanding the floor area of an existing
building, for example by adding additional floors on top of a one-story building. A program similar
to ICAP, offered for investing in and improving buildings, could help mitigate the expense of
redeveloping an existing property to encourage the densification of industrial space. The program
would not be available to convert industrial buildings to non-industrial uses. The City could
provide tax exemptions that specifically offset the cost of bringing existing industrial space up to
code, which could be combined with other incentive programs to promote industrial development.
As noted in recommendation 1a, this would mitigate polluting effects of existing buildings that
do not comply with current performance standards by incentivizing their redevelopment to bring
them up to code. As with ICAP, a tax exemption program would need approval from the New
York State Legislature.

3. Ensure Zoning Regulations Support the Evolving
Industrial and Manufacturing Sectors
a) Update definitions of manufacturing use
The New York City Zoning Resolution’s description of industrial and manufacturing uses, adopted
in 1961, is outdated. In several stakeholder conversations, we heard that the City’s outdated
building use classifications could impede the growth of modern and advanced manufacturing
uses, such as 3D printing. The Department of City Planning should incorporate a study of building
use classification for modern manufacturing and industrial activity into its industrial planning
initiatives. Enforcing building use for compliance with the Zoning Resolution is already a challenge
for the Department of Buildings, but unless incentive programs for industrial and manufacturing
activity are backed by codes that reflect the reality of today’s industrial sector, they are likely to
be difficult to enforce and fall short.
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4. Support and Preserve the Mixed-Use Character of Blissville
Blissville is a small part of the study area that contains a small
residential population, concentrated between the Long Island
Expressway, Calvary Cemetery, and Van Dam Street, as well as
along one block of 35th Street. Approximately 600 people live in
the neighborhood. Because the area mostly contains small lots,
we believe other policy recommendations to increase density
and industrial production will likely have minimal impact in the
residential area of Blissville.

a) Rezone portion of M3 district in close proximity to
Zoning
Blissville to reduce
polluting impact near residential
Districts
area

dings
uildings
uildings
sidential Buildings
dings
Blissville
g

utions

is mostly zoned M1-1, with the very small portion to the
west of Van Dam Street zoned M1-3. The area across Review
Avenue, to the southwest of Blissville, however, is zoned M3-1,
which allows for the heaviest industrial use. In order to protect
the health of residents in the area, we recommend rezoning the
M1-4
portion of M3-1 land to M1-3. M1-3 has higher performance
standards but still allows for dense industrial land use.

M3-2

b) Conduct a study of Blissville to understand the area as a
model of coexisting residential and manufacturing uses, improve
public health and connectivity, and protect against displacement
Blissville is a unique area with a small residential population that is largely isolated
from nearby neighborhoods. It is a remnant of early in the 20th century, when living
and working in the same neighborhood was more common. Today, live/work
neighborhoods are a marker of contemporary urbanism, and current planning for
industry and manufacturing seeks to reconcile the presence of industrial businesses
with residential use. Rather than seek to redevelop Blissville according to newer
paradigms of mixed-use neighborhoods, it could potentially serve as a model
for them. To further explore this possibility, we recommend further study of the
area to understand its functioning and value. Such a study could aim to identify
strategies that would promote public health and connectivity without disrupting the
mixed-use nature of the neighborhood, as well as understand the neighborhood
as a case study and model. We recommend a non-governmental entity such
as an academic institution or nonprofit planning organization, which can operate
at a distance from political considerations, conduct a study in order to develop a
comprehensive understanding of the area.

5. Create Industry-Specific Training and Certification
Programs at LaGuardia Community College

M2-1
M1-1
M3-1

M1-3

With the recent stabilization and slight increase in manufacturing jobs, the City’s
efforts to preserve industrial activity, and our recommendations to increase the
density of industrial and manufacturing uses, it is important to ensure that jobseekers
are aware of the opportunities within this sector, prepared to enter the sector, and
ready to advance in the field. Cornell Tech University is scheduled to open its
Roosevelt Island campus, in proximity to our study area, in the summer of 2017.
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They project their student population to stay in
the low hundreds over the next five years but to
grow to a total of 2,000 over the next 25 years.
[125] They also expect 25% of those graduates
will start companies and require step-out space.
[126] This could translate into more employment
opportunities for a trained workforce in our study
area if these businesses establish themselves in
industrial East Long Island City.
Locally, employers identified a skills gap in the
workforce available and that this skills gap has
limited their ability to expand and to compete.
The same trend affects businesses nationally. A
survey conducted by the Manufacturing Institute
of 1,123 executives in the manufacturing
industry showed that 74% of manufacturers
report the skills gap has negatively impacted
their company’s ability to expand operations.
[127] According to the report, “shortages in
skilled production jobs - machinists, operators,
craft
workers,
distributors,
technicians,
engineers, and more- are taking their toll on
manufacturers’ ability to expand operations,
drive innovation, and improve productivity.”
[128] The survey also identified that 5% of

current jobs at the respondent’s businesses are
unfilled due to a lack of qualified candidates.
This means that as many as 600,000 wellpaying jobs are going unfilled nationally. [129]
Manufacturers are increasingly moving towards
automating processes, but these trends and
innovations demand highly-skilled workers such
as maintenance engineers. [130] Preserving and
densifying industrial space in the study area can
provide businesses space to grow, but we must
also address the workforce deficit due to aging
and the new skill requirements of developing
manufacturing technology.
To ensure that skilled employees are available to
growing businesses, specific training programs
are needed to funnel students from LaGuardia
towards high-paying, career-oriented jobs that
will help manufacturers close the skills gap and
leverage the community college, as other cities
have, to elevate the manufacturing industry.
LaGuardia can serve as a great resource and
partner for advancing the manufacturing industry
since the majority (57%) of their students are
in their Adult Continuing Education department.
[131] These students can be trained to meet

the needs of local businesses and enter the
manufacturing sector with the skills that many
employers are seeking. LaGuardia should
advertise the opportunities for high paying jobs
that the manufacturing industry provides, as well
as the resources that the institution can provide
to create tailored programming in collaboration
with local businesses.

a) Build a business network and
strategic partnerships between the
local manufacturing sector and
LaGuardia ACE students
We recommend that LGCC and LICP host
relationship-building events to form a businessto-business network and gain a better
understanding of employer needs, open the
door for collaboration, share resources where
possible, and take part in citywide or statewide
advocacy work together. There is a need for
further collaboration among businesses in the
area to better identify workforce needs. LaGuardia
currently works with individual employers to
develop training based on their specific needs.

Spotlight: The Manufacturing Institute
An Affiliate of the National Manufacturers Association
The Manufacturing Institute (MI), an affiliate of the National Association of Manufacturers (NAM), is the largest manufacturing association in
the United States, representing small and large manufacturers in every industrial sector and in all 50 states. MI is dedicated to improving
and expanding the manufacturing industry in the United States and focuses on the attraction, qualification and development of world-class
manufacturing talent. Their work includes advocacy at the national and state level, endorsing nationally recognized credentials, researching
issues in the industry and best practices, and encouraging youth to choose manufacturing careers through the Dream It, Do It initiative, which
state and regional organizations support.
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[132] It is important for businesses to come to
together to identify collective future needs and to
develop a larger program that can benefit many
businesses at once. The solution may be a
new industry-defined curriculum or certification
program taught by LGCC, an addition to an
existing program, or a new mix of current
resources. We also recommend that LaGuardia
Community College and LICP focus on engaging
small businesses in the area. Regardless
of industry sector or business size, strong
employer partners are key. They can inform
the training curriculum, facilitate placements
and may even contribute towards the cost of
training students for identified skills. [133] Such
a network, facilitated by LGCC and LICP, could
help businesses identify opportunities to share
resources like machinery and software.

b) Open a state of the art training
facility at LaGuardia that provides
industry certifications
LaGuardia must be a source of innovation in order
to successfully respond to the labor market. This
includes remaining current on the skills most in
demand by local employers, offering courses
that address the training needs of employers,
and thoughtfully recruiting and increasing noncredit enrollment. [134] An increasing number
of community colleges are partnering with local
industries to create manufacturing centers, which
offer real-world factory training. Through these
centers, community colleges provide employers
with skilled workers who can hit the ground
running and offering students with pathways to
promising careers. [135] We recommend that
LaGuardia open a state of the art training facility

to provide students with industry certifications
developed in partnership with local businesses.
Embarking in such a venture requires direct
investment toward industry partnership efforts
to pilot vetted curriculum and training initiatives.
A training center could also provide continued
soft skill training after job placement, like
guidance on workplace conflicts and supporting

assistance like periodical performance review.
There is a potential funding opportunity through
the National Science Foundation’s Advanced
Technological Education program to support
staffing and curriculum development. This fund
focuses on the education of technicians for the
high-technology fields that drive the national
economy. The program involves partnerships

Best Practices
Anne Arundel College

Alamo Community College

Maryland Tech Connection (MTC) is a coalition of 59
partners led by Anne Arundel Workforce Development
Corporation (AAWDC). The Anne Arundel Community
College is one of the training providers for the coalition.
In partnership with statewide economic and workforce
development entities, MTC works to acquire and to
retain talent for IT and bioscience businesses and
assist long-term unemployed and underemployed
individuals transition to occupations within these high
demand industries. MTC connects businesses with
qualified candidates through direct hire or train-tohire opportunities. They pre-screen candidates across
seven regional sites to find those that best match the
current hiring needs. They also take part in targeted
recruitments to fit one company’s or an industry
sector’s immediate or longer term needs. They host
events that include speed interviewing, targeted job
fairs, and individualized recruitments. Additionally, MTC
offers customized training on-the-job, in-house or
classroom-based programs to train candidates with
specific industry skills. It is the fourth largest initiative
of its kind nationally. [143]

San Antonio manufacturers recently
partnered with the community college
to begin to develop and to train high
school juniors and seniors to be
prepared for careers in manufacturing
as well as higher education. They
prepared a curriculum that allows
students to develop work ready skills
in manufacturing. The program is a
dual-credit program that includes
classroom instruction with hands-on
learning in a state of the art facility.
Students graduate high school
with up to 35 college credits upon
completing the program, a National
Career Readiness Certificate (NCRC),
and the Production Technician
Certification from the Manufacturing
Skills Standards Council (MSSC).
Local manufacturers also offer
internships. [144]
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between academic institutions and industry
to promote improvement in the education of
science and engineering technicians. [136] Everett
Community College in Washington has recently
opened a manufacturing training center and used
$1.2 million in donations from industry, along with
revenue from customized training programs, other
grants, and college reserve funds to develop the
center. [137]
There is also an opportunity for LGCC to serve as a
new Workforce1 satellite center to provide training,
which would require direct funding from the City of
New York. Recently, under Mayor de Blasio, the City
expanded the Jamaica Workforce1 Industrial and
Transportation Career (ITC) Center with a satellite
center in Brooklyn and two more are to follow
in Staten Island and the Bronx. The Mayor has
committed to including these centers in Industrial
Business Zones like the Brooklyn Army Terminal
in Sunset Park. [138] This endeavor is moving
forward through the Industrial Industry Partnership
with the Economic Development Center. The
new Brooklyn Army Terminal center will provide
1,000 New Yorkers with career services and high
quality industrial employment opportunities. The
Partnership is a collaboration between organized
labor, industrial employers, community groups,
training providers, and government. The goal is to
establish industrial workforce councils to address
the local needs for employment. The City could
choose to set up a training center like this in
Long Island City in partnership with LaGuardia
Community College. LICP has identified that there
may be a Workforce1 Industrial and Transportation
Career (ITC) Center coming to the area, although
it is not clear if LaGuardia will be involved. [139]

c) Improve marketing of training
opportunities at LaGuardia
Community College
We recommend that LGCC market itself as
the institution that can link students to careeroriented jobs in the area as well as highlight the
benefits of jobs in the manufacturing industry.
In a national public opinion survey of 18 to 24
year-olds by the Manufacturing Institute in 2011,
manufacturing ranks last among industries in
which they would choose to start their careers.
[140] Successful marketing can expand the base
of potential jobseekers in this sector. Along with
local industrial businesses, LaGuardia should
create a recruitment plan for students with
high school graduates, veterans groups, and
individuals with relevant certifications. Marketing
and recruitment could be done through a
website or one-stop shop. LaGuardia or a local
business could set up a place for students to
walk in for information on training programs
and job opportunities. LICP could also advertise
along pedestrian corridors and on the subway.
We also recommend that LICP market the
training programs on their website to facilitate
the connection between job seekers and service
providers. [141]

LGCC can introduce high school students in the
area to manufacturing careers, the skills that are
needed, and higher education by completing
an industry-driven curriculum that will help to
develop work ready skills in manufacturing.
The curriculum can include both classroom
instruction as well as hands-on learning and
students can receive credits so that upon
graduation they already have college credits.
LaGuardia and local businesses can host
information sessions, job fairs, tours of local
businesses, and job shadowing opportunities.
LaGuardia should also engage local, state and
national partners to access materials and to
drive a promotional, awareness campaign for
use in area schools and for the public at large.
[142] Businesses and students are unaware of
the opportunities and services at LaGuardia and
unfortunately they do not receive any funding
for marketing. Strategic partnerships are key to
promotion and marketing efforts. A partnership
with local businesses could help to identify
resources to share marketing responsibilities.
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6. Grow the Food and Beverage and Commercial
Rooftop Agriculture Industrial Sectors
Commercial rooftop agriculture is an industry
that can form a symbiotic relationship with
the growing Food and Beverage subsector.
Food and Beverage firms, defined as those
which process livestock or produce into a final
product, represent 8% of the businesses in
East Long Island City. Across New York City,
Food and Beverage manufacturing was the
only subsector to grow in both the number
of employees, by 4%, and firms, by 14%,
between 2002 and 2012. [145] Rooftop
agriculture businesses in East Long Island City
could benefit from proximity to manufacturing
by supplying them with local produce. The
relationship would ensure freshness to
create high-quality products and reduce
carbon impact from transportation. [146]
[147] Meanwhile, the creation of commercial
rooftop farms will create jobs, along with other
benefits. According to one commercial farm
operation in New York City, Brooklyn Grange,
they became a profitable business in their
second year of operating, and since beginning
in 2010 have expanded their operations to
two farms with 12 full-time employees and 30
seasonal part-time employees. [148] Another
commercial farm, Gotham Greens, recently
opened a 60,000 square foot rooftop farm
employing 50 people at a former toy factory
in Hollis, Queens. [149] Between 2015 and
2016, Gotham Green’s employment tripled and
revenues increased by 270%. [150] In addition
to the economic and jobs opportunities, urban

agriculture has many environmental benefits.
Rooftop agriculture is found to have insulative
qualities, positive air-quality impacts and heatisland effect mitigation. [151] Urban agriculture
also provides the benefit of green space.

a) Incentivize commercial rooftop
agriculture business development
in East Long Island City
Rooftop agriculture generates full-time job
opportunities such as farm, operations, and
facility managers, as well as roles in sales,
marketing, packaging and distribution. In
addition, it creates low-skilled part-time jobs,
particularly during the summer growing season.
These part-time positions are particularly good
opportunities for youth employment. Long
Island City has an opportunity to develop this
growing industrial subsector, increase the
productivity of its building stock, encourage
businesses and careers within its boundaries,
and bolster environmental resilience. The New
York State Energy Research and Development
Authority recently named Long Island City as
one of the “most promising areas in the nation
for rooftop agriculture” almost entirely due to
the building typology. [152] [153] East Long
Island City is particularly well positioned to
develop this industry because it has an old
building stock. Rooftop live loads on older
properties are much greater than those of more
recently constructed buildings, which makes

NYSERDA. The light blue and dark blue areas signify
rooftops of buildings with over 10,000 sq. ft. footprints
and built before 1970, thus likely to be suitable
for rooftop agriculture. The study area has a high
concentration of buildings meeting these criteria.
them ideal for rooftop farming as they are capable
of supporting the weight of water, soil and plants. In
addition, manufacturing buildings of that age tend to
have large footprints and few setbacks, resulting in big
rooftops with ample space for food production, and
produce can be grown without pollution contamination.
[154] [155]
There are existing programs that support the
development of urban rooftop farming such as the
Excelsior Jobs Program, which is a tax refund program
that agricultural businesses qualify for if they create five
or more new jobs. NYSERDA has energy reduction

77

INDUSTRY & JOBS
grants, such as the $1 million grant that Gotham
Greens was awarded for the construction of its
energy efficient rooftop greenhouse in Brooklyn.
New York City offers a one-time tax abatement
of up to $100,000 for the installation of green
roofs, which includes rooftop agriculture.

in a densely constructed environment like New
York City. Extending the credit to rooftops will
increase the City’s ability to benefit from this
tax credit and to promote the development of
commercial farms in the area around LGCC.

Rooftop agriculture installations are also
eligible for the New York City Department of
Environmental Protection’s Green Infrastructure
Grants Program, which awards grant money
for the design and construction of green roofs.
To further the funding available for rooftop
agriculture, LaGuardia Community College and
LIC Partnership should work together to have
LGCC included as a participating school in Empire
State Development’s Excelsior Business Program
(formerly the START-UP NY tax elimination
program, and separate from the Excelsior Jobs
Program) and to extend the program’s coverage
to rooftops and urban agriculture, assuming
that the new criteria and incentives are similar
to START-UP NY. The details of the renamed
program have not been released at the time of
this report. Under START-UP NY, the program
offered a 10 year tax abatement to businesses
that start up on vacant or underutilized land near
college campuses. START-UP NY’s intention is
to develop relationships between businesses
and the expertise of local university faculty, while
also establishing connections between students
and businesses. The tax abatement should be
extended to businesses wishing to utilize roofs
near LaGuardia’s campus in order to encourage
these businesses to locate around the school
and to further the employment opportunities
of its students and summer youth program
participants, in addition to the success of local
food manufacturing businesses. The state credit
as it now stands is unlikely to be of much use

b) Create a rooftop farm at
LaGuardia Community College
We recommend that LGCC develop the rooftops
of its buildings into an urban farm and use it as
a training site for students and youth in order to
position them to enter the rapidly growing urban
agriculture industry. Studies have revealed
the urban agriculture sector is racially and
socially divided. Commercial urban agriculture
businesses run by White, upper/middle-class
operators typically receive more incentive
money for their farms than enterprises headed
by people of color. [156] Half of LaGuardia’s
students come from low-income households
and 84% of the students are Asian, Hispanic,
or Black, so creating a farm at LaGuardia can
help prepare students to have the skills to
enter this industry. [157] Presently, there is a
Sustainability Council at LGCC that is made up
of students, faculty and staff, which would be an
excellent group to involve in the management of
the farm. In addition, LGCC should partner with
urban farming educational foundations like Farm
School NYC or GrowNYC, both of which have
prominent members of the commercial urban
agriculture sector involved in their organizations,
to develop its urban agriculture program and
create linkages to the industry. Urban agriculture
is still a new industry and its expansion is
something that LGCC should position itself to be
in front of, as Kingsborough Community College

has done through its Urban Agriculture program.
Additionally, client interviews emphasized a
desire to mitigate flooding from rainwater in East
Long Island City. Rooftop farms can utilize blue
roof technology to manage stormwater runoff
by regulating the drainage of water from the
roof. In the context of a rooftop farm, a modified
blue roof could capture rainwater and utilize the
rainwater for agricultural water. The New York
City Department of Environmental Protection is
currently managing the installation of a blue roof
pilot project at P.S. 118 in Queens. [158]

c) Develop a kitchen incubator at
LaGuardia Community College
In order to support the growing Food & Beverage
manufacturing subsector as well as to establish a
pipeline between LaGuardia Community College
students and the food and beverage industry,
LGCC can start a Food & Beverage Incubator
using its on-campus state-certified commercial
kitchens. Access to a commercial kitchen is an
asset to food industry entrepreneurs, because
as a state-certified kitchen, food produced from
it may legally be sold and distributed. Kitchen
incubators allow business ideas to be tested,
which otherwise would not be possible to do
because the cost of equipment, permitting and
space for a commercial kitchen. [159] In addition
to the incubator serving as a space for students
or entrepreneurs to test their business models,
it can simultaneously provide workforce training
and readiness and provide a pipeline to food
manufacturing jobs. We recommend that LGCC
foster partnerships with local specialty foods
manufacturers to mentor students and develop
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relationships with local businesses to generate job
leads. The local food and beverage manufacturers
could be solicited to participate in the Incubator
program as business mentors. The incubator
could support LGCC’s current participation in
the CUNY Center for Student Entrepreneurship
program. People participating in the 10,000 Small
Business Program at LaGuardia could use the
kitchen incubator to test food related business
concepts. [160]
A kitchen incubator in LGCC’s space would not
only be a benefit to the school, but also to the
surrounding community. The study area does not
contain any incubator kitchens. Although there are
two privately operated kitchen incubators outside
the area on the opposite side of Sunnyside Rail
Yards, the only incubator in the area relocated
to New Jersey in January 2017. [161] Kitchen
incubators have been successfully implemented
by
economic
development
organizations,
community groups, and not-for-profit businesses.
Only about 20% of incubators operate within
academic institutions, despite research that has
shown that the most successful kitchen incubators
are those with resources available to it beyond
just the facility, such as business development
coaching or certification programs. [162]
Aside from supporting manufacturing jobs, the
kitchen incubator could address other goals this
report seeks to address. The products created by
the concept businesses can be sold to students
at a low cost, which will help to address student
concerns about access to good and affordable
food. Many incubator businesses provide oncampus work for students or youth. St Louis
University operates an incubator program, in which
it rents its commercial kitchen to entrepreneurs

Brooklyn Grange’s Queens farm is opposite Sunnyside Yards from the study Brooklyn
area. TheGrange
building it
sits upon was formerly the Standard Motors building.
from the local community who then hire students
in the test kitchen for additional help providing job
readiness training for students while supporting
business development in the community. [163] The
State University of New York Stony Brook operates
another incubator program on campus, which
leases the space to the Amagansett Food Institute.
Unlike St. Louis University, Stony Brook relies on the
Amagansett Food Institute to manage the incubator,
called South Fork Kitchen. Students and guests at
Stony Brook can eat at the cafe also run by South
Fork Kitchen and enjoy meals made with fresh, local
produce. Within the CUNY system, Kingsborough
Community College runs an incubator.
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Case Study:

Kingsborough Community College

Kingsborough Community College

Brooklyn Grange’s Queens farm is opposite Sunnyside Yards
from the study area. The building it sits upon was formerly
the Standard Motors building.

Kingsborough Community College

In 2011, Kingsborough Community College
developed an urban farm on a plot of land
between two buildings on their campus.
Students work on the farm to get training for
entering the urban agriculture industry. Crops
yielded by the farm are distributed for free to
KCC students using a Community Supported
Agriculture (CSA) model. In addition, students
are hired to work on the farm, conduct
agricultural research and demonstrate culinary
skills using fresh produce. In conjunction,
KCC’s Center for Economic and Workforce
Development runs a program called the
Kitchen Ventures Incubator Program. In this
program, entrepreneurs are able to use the
campus’ commercial kitchen appliances to
test their ideas for any food-related business
and receive coaching and mentorship. Kitchen
Ventures has assisted a number of successful
businesses to get off the ground, including
People’s Pops, Lottie Biscotti, and Early Bird
Granola. [164] [165]
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RECOMMENDATIONS SUMMARY
Recommendation

Cost

Time

Agency/
Organization

Notes

1. Encourage Densification and Preservation of Industrial Space
a) Create an Industrial Densification and Preservation Zone
that allows 5.0 FAR for the development of industrial space
b) Eliminate off-street parking requirements for industrial uses

DCP
DCP

c) Exclude uses that interrupt industrial activity and land use

DCP

d) Track and report Industrial Developer Fund progress

MOO

e) Ensure continuity and stability of Industrial Developer Fund

EDC

DCP is currently studying industrial
land use strategies in North
Brooklyn. The IDP could be
incorporated or studied separately.
As of the writing of this report, DCP
has initiated the process of requiring
special permits for self-storage
facilities in Industrial Business
Zones.

f) Encourage industrial real estate development by nonprofit
developers
i. Develop the capacity of nonprofit industrial real 		
estate developers

SBS

ii. Leverage City-owned property to spur industrial
real estate development by nonprofits

EDC

iii. Underwrite long-term ground leases of industrial
properties by nonprofit developers

EDC

2. Improve Industrial Incentive Programs
a) Evaluate the impact and effectiveness of existing industrial
incentive programs

MOO or SBS

b) Lower the barrier of entry to incentive programs for
industrial businesses remaining in place
i. Create a new “Industrial Business Retention” 		
program designed to incentivize industrial businesses
that provide quality jobs to remain in place

DOF

ii. Leverage City-owned property to spur industrial
real estate development by nonprofits

DOF

c) Provide tax abatements to offset the cost of bringing
existing space up to code

Cost would increase if this incentive
were expanded city-wide.

DOF
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RECOMMENDATIONS SUMMARY
Recommendation

Cost

Time

Agency/
Organization

Notes

3. Ensure Zoning Regulations Support the Evolving Industrial and Manufacturing Sectors
a) Update definitions of manufacturing uses

DCP

4. Support and Preserve in the Mixed-Use Character of Blissville
a) Rezone portion of M3 district in close proximity to Blissville
to reduce polluting impact near residential area

DCP

b) Conduct a study of Blissville to understand the area as
a model of coexisting residential and manufacturing uses,
improve public health and connectivity, and protect against
displacement

DCP

5. Create Industry-Specific Training and Certification Programs at LaGuardia Community College
a) Build a business network and strategic partnerships
between the local manufacturing sector and LaGuardia ACE

LGCC, LICP

b) Open a state-of-the-art training facility at LaGuardia that
provides industry certifications

SBS, EDC

c) Improve marketing of training opportunites at LaGuardia

LGCC, LICP

LGCC and LICP should collaborate
with local businesses to create certified
industry-specific trainings.
Funding could be available through
the National Science Foundation’s
Advanced Technological Education
program to support staffing and
curriculum development.

6. Grow the Food and Beverage and Commercial Rooftop Agriculture Industrial Sectors
a) Incentivize commercial rooftop agriculture business
development in East Long Island City

EDC

Advocate for inclusion in Empire State
Development tax incentive program
currently under review by NYS.

b) Create a rooftop farm at LaGuardia

LGCC

Commercial rooftop farms report

c) Develop a kitchen incubator at LaGuardia Community
College

LGCC

Most incubators operate on less than

installation costs of $10 per sf.
$100,000 annually.

[166]

[167]
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CONCLUSION
As a studio team, our goal is to improve the quality of life for students and workers in an
area that does not match their needs. In the changes and improvements we propose, we
also hope to ensure the vitality and sustainability of existing industries. Through community
engagement, we learned students and workers lack green space, outdoor seating, and
amenities such as affordable food options. Pedestrian safety, traffic congestion, and parking
were also major issues. Our research illustrates the wide range of job types and industries
in East Long Island City. At the same time, industrial employers lack a properly trained
and specialized workforce, and thousands of high paying industrial jobs are threatened by
increasing industrial rents and pressures to convert space to commercial uses.
To respond, we developed four areas of focus that would improve public space, commercial
activity, transportation, and industry and jobs. Our public realm and commercial activity
recommendations would increase the amount and quality of open space for public use, retain
and attract retail businesses, and promote and encourage cultural resources. Transportation
recommendations seek to improve safety, to alleviate automobile congestion, and to improve
connectivity with neighboring areas. Our industry and jobs recommendations would preserve
and strengthen businesses that provide high-quality jobs and support the local economy,
as well as create employment opportunities for students in the area through connections to
local businesses through LGCC’s Adult Continuing Education department.
Through our recommendations, we truly believe that East Long Island City can become a
thriving educational, office, and industrial district where people enjoy improved public space,
commercial activity, transportation access, and job opportunities.
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