
CITY PLANNING COMMISSION 

May 11, 2016/Calendar No. 4                                                                  N160225 BDQ 

IN THE MATTER OF an application submitted by the Department of Small Business 
Services on behalf of the Greater JFK Business Improvement District pursuant to Section 25-
405(a) of Chapter 4 of Title 25 of the Administrative Code of the City of New York, as 
amended, concerning the establishment of the Greater JFK Business Improvement District, 
Borough of Queens, Community Districts 12 and 13.  

 

On March 2, 2016 on behalf of the Greater JFK Business Improvement District, the Department 

of Small Business Services (SBS) submitted a district plan for the Greater JFK Business 

Improvement District, Borough of Queens, Community Districts 12 and 13.  

BACKGROUND 

The Department of Small Business Services (SBS), on behalf of the Greater JFK Business 

Improvement District, intends to establish the Greater JFK Business Improvement District (BID) 

in an industrial/ commercial area of the Springfield Gardens neighborhood of Queens adjacent to 

John F. Kennedy Airport (JFK). 

 

The area to the north of the proposed BID includes the Southeast Queens neighborhoods of 

Springfield Gardens, Rosedale and South Ozone Park neighborhoods. These are predominately 

suburban neighborhoods of single and 2 two family detached homes. To the east is Brookville 

Park, a predominantly undeveloped wetland. Further to the east are the Nassau County hamlets 

of Woodmere and Inwood, and the village of Lawrence. Rockaway Boulevard, a major arterial in 

the proposed BID, becomes Rockaway Turnpike in Nassau County. The road is a dense auto 

oriented shopping district that serves the neighborhoods of southern Nassau County, southeast 

Queens and the Rockaways.  JFK Airport is located to the south of the proposed BID.   

 

The proposed BID covers about 151 acres and has about 4.1 million square feet of commercial 

and industrial space. Most businesses within the proposed BID are related to the off-airport air 

cargo industry.  The off-airport air cargo industry’s community of customs brokers, messenger, 

logistics services, and freight forwarders organize the routing of the region’s and nations 

international freight shipments.  The BID area contains about 600 firms with over 8,000 
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employees. 

  
The proposed BID also has 9 hotels that primarily serve airport travelers, as well as 

manufacturing business that mostly relate to the airport. There are government and government-

related facilities, such as a sanitation garage, an MTA bus depot and a school bus company also 

located within the proposed BID. There are 3 homeless facilities that operate in the proposed 

district and a federal detention facility. The district also has a large privately owned office 

building that is the regional headquarters for the FAA.  

 

There are about 154 small homes in the proposed BID district. The district was drawn to include 

a 4 block homeowner area that is in the middle of an otherwise industrial district.   Area residents 

have long complained about conflicts with industrial businesses particularly trucks using 

residential blocks.  

 

There are few vacancies in the area. Industrial property rents for between $16 and $24 per square 

foot.  Over 53% of the BID areas employment is in airport related trucking and warehousing. 

The district hopes to address poor access and circulation issues by improving  way finding signs, 

truck parking and storage. The area is challenged by industry standard 53-foot commercial 

shipping trucks which struggle to navigate on the areas narrow streets and that exceed maximum 

length for loading bays in aging warehouse facilities. Businesses also complain of inadequate 

parking and limited public transportation.  

 

Although JFK airport serves the large and affluent New York market, it. has continued to lose air 

cargo market share. Once the largest destination for air freight, its market share has declined to a 

rank of 7th nationally.  However, recently the volume of air cargo measured in tonnage has 

started to increase, largely due to the industry’s recovery from the recession. However, JFK’s 

national market share continues to decline due to a high cost structure, traffic congestion and 

obsolete air freight facilities both on airport and off airport. Those conditions has resulted in 

freight for the New York market often arriving at distant airports and then being trucked into the 

New York area.    
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In response, EDC and the Port Authority commissioned a JFK Air Cargo Study of the industry 

and airport facilities. That study recommends the creation of new air cargo facilities on airport, 

the removal of 3.5 million square feet of existing obsolete cargo facilities considered unviable 

and the creation of up to 1.8 million square feet of new office space for custom brokers and 

freight forwarders.  The plan also envisions up to 500,000 square feet of space for parking and 

truck storage all on airport. 

 

The creation of new state of the art space on airport should cause the reconstruction and 

repositioning of the older off airport facilities. Concerns have been raised that custom brokers 

and freight forwarders who occupy space in the BID area are relocating to Nassau County. Those 

businesses traditionally needed to be close to the airport but as the Custom Service moves to 

electronic filings, that may become less important. The lack of business amenities in the BID 

district, the areas poor physical condition and inadequate parking and loading are cited as 

reasons for the businesses to relocate. The BID is being established to create an organization that 

will serve all the constituents in the district. It plans to work with the different stakeholders to 

focus on the issues, needs and concerns of the diverse group of residents and businesses in the 

district. 

 

The proposed district contains 525 tax lots. Approximately 199 (38%) are industrial or 

commercial, 103 (20%) are vacant or undeveloped, 154 (29%) are residential, 10 (2%) are mixed 

use and 59 (11%) are tax exempt. The proposed BID would have a first year budget of $500,000. 

It projects that it will provide the following services: district marketing, networking and labor 

force development ($130,000), public safety and security ($100,000), sanitation and maintenance 

($50,000), technical services and planning studies ($70,000), advocacy and administrative 

services ($150,000). 

 

The BID proposes an assessment based on a combination of building square footage and 

assessed valuation. Undeveloped land is assessed 95% of the rate for developed properties based 
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upon gross square footage and assessed valuation. Mixed buildings are assessed based upon a 

rate of 50% of the rate for developed properties based upon gross square footage and assessed 

valuation. Residential property pays $1. Government and non-profit property is exempt. 

 
The highest assessment in the district for commercial property is projected at about $44,600 per 

year. The lowest is projected at about $50 per year. The average commercial property would pay 

an assessment of about .11 cents per foot. Undeveloped property would pay about .07 cents per 

foot and mixed property would pay about .03 cents per foot. 

 

Property ownership is represented by several large institutional investors with 41% of the total 

lots controlled by 6 owners. These properties represent 52% of the areas assessed valuation and 

are responsible for 52% of the total budget.  

 

The BID solicited for support and received responses from 45% of tax lots representing about 

58% of assessed value.  Of those who responded, 94% were in favor and 5.8% were opposed. 

 

Properties devoted wholly to residential use would be assessed at $1 per year. Not-for-profit and 

governmental properties would not be assessed. Vacant parcels would be assessed at the 

commercial rate. 

 

ENVIRONMENTAL REVIEW 

The district plan was reviewed pursuant to the New York State Environmental Quality Review 

Act (SEQRA) and the SEQRA regulations set forth in Volume 6 of the New York State Code of 

Rules and Regulations, Section 617.00 et seq., and the New York City Environmental Quality 

Review (CEQR) Rules of Procedure of 1991 and Executive Order No. 91 of 1977. The 

designated CEQR number is 16SBS003Q. The lead agency is the Department of Small Business 

Services. 

 

After a study of the potential environmental impact of the proposed action, a Negative 
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Declaration was issued on February 26, 2016. 

 
WATERFRONT REVITALIZATION PROGRAM (WRP)  
 

This application (N160225 BDQ) was reviewed by the City Coastal Commission for 

consistency with the policies of the New York City Waterfront Revitalization Program (WRP), 

as amended, approved by the New York City Council on October 30, 2013 and by the New York 

State Department of State on February 3, 2016, pursuant to the New York State Waterfront 

Revitalization and Coastal Resources Act of 1981, (New York State Executive Law, Section 

910 et seq.) The designated number is 16-012. 

 

This action was determined to be consistent with the policies of the New York City Waterfront 

Revitalization Program.  

 

LAND USE REVIEW 

On March 2, 2016 the Department of Small Business Services submitted a district plan for 

Greater JFK Business Improvement District (BID) to the Department of City Planning. The 

plan was then transmitted for review to the Office of the Mayor, Office of the Q u e e n s  

Borough President and the Queens Borough Board, City Council Speaker, City Council 

Members for Council Districts 2 8  a n d  3 1 and Queens Community Boards 12 and 13. 

COMMUNITY BOARD PUBLIC HEARINGS 

On March 16, 2016, Queens Community Board 12 voted in favor of the proposed BID by a vote 

of 23 in favor with 1 opposed and 1 abstention. The Board recommended approval of the BID 

with the following condition:  

 
As long as (UNCA) United Civic Association of Jamaica, Inc. be part of the leadership 
representing the residents in the Community Board 12. 

 

 
On March 21, 2016, Queens Community Board 13 held a public hearing on this application and 
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by a vote of 36 to 0 adopted a resolution recommending approval of the establishment of the BID. 

 
 
Queens Borough Board 
 
The Queens Borough Board voted on April 18th, 2016 to support the BID by vote of 9 to 0. In 
its recommendation the Board said: 

 
 
The air cargo industry is a vital component of the economy of Queens, New York City and 
the metropolitan area. All measures must be taken to fully support and improve the ability 
of the air cargo industry to compete in an evolving domestic and international market 
and environment. Creation of this IBID will provide additional services, supplementary to 
those provided by the city, performed under the direction of the District Management 
Association in support of the air cargo industry. . 

 
 

CITY PLANNING COMMISSION PUBLIC HEARING 
On M a r c h  3 0 , 2016 (Calendar No. 4), the Commission scheduled April 13, 2016 for a public 

hearing on the BID district plan. On April 13, 2014 (Calendar No 5), the hearing was duly 

held.  

 

There were seven speakers in favor of the proposal and none in opposition.  Those who testified 

included the chairman of the BID organizing committee, the consultant that who had been 

involved with organizing of the BID, a business person, a property owner, a 

representative of the Queens Chamber of Commerce, the president of the neighborhood 

Spring Jam Block Association, the Deputy Commissioner for Neighborhood Development at 

the Department of Small Business Services and a representatives of the City’s Economic 

Development Cooperation in charge of aviation.  

 

The BID consultant explained about how the BID was organized and spoke about the effort to gain 

property owner support. She stated that the BID steering committee decided not to include the Port 

Authority with a formal role in organizing the BID, but would be including the agency in places 
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where they could be most supportive of BID efforts.  

 

The Chairman of the BID steering Committee spoke about the air cargo industry and how it 

operated at JFK Airport and stated that the area had a low vacancy rate.   

 

The business and real estate owners from the area stated that the neighborhood had been neglected 

and had problems, but thought that these conditions could be improved by the creation of the BID.   

 

The President of the Spring Jam Block Association said that area residents were at first skeptical 

of the BID effort, but were now certain that the BID would help improve the area for businesses 

and residents alike.  

 

The Deputy Commissioner for Neighborhood Development at Small Business Services said the 

City agency had provided technical support for the BID organizing effort.   

 

The representative of the Economic Development Corporation explained how the City was 

working to bring more air cargo to JFK through creation of new warehouse facilities and that 

organizing a BID off airport was complementary to their efforts.  

 

There were no other speakers and the hearing was closed. 

 

CONSIDERATION 

The Commission believes that the proposal to establish the Greater JFK Business Improvement 

District is appropriate. 

 

The JFK BID area is home to more than 600 business with over 8,000 jobs. It plays an important 

role in the City’s and region’s economy. The areas cargo brokers, freight forwarders, messengers 

and logical services exist alongside other industrial businesses, hotels and government offices.  

Together with more than 150 small homes, the BID area is a unique New York City neighborhood 

that has often been overlooked.  
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As the air cargo industry has evolved, the area has experienced increased activity resulting in 

increased vehicular and truck traffic with resulting congestion and parking issues. In some parts of the 

district, traffic can be in conflict with pedestrians resulting in safety issues. A BID can provide 

resources to study these issues, propose solutions and then advocate for implementation 

 

A survey the BID conducted of area businesses had more than 63% of respondents perceiving the 

area as being in poor condition. This perception of the area may dissuade prospective tenants from 

establishing their businesses in the area. The areas poor physical condition and lack of management 

is also a concern as it may cause some companies to relocate out of the area and the City.   

 

The Commission support maintaining and attracting businesses around the airport especially 

industrial companies. These companies are an important source of jobs and provide services to 

other businesses. The presence of these companies around the airport enhances New York City as 

a good place to live, work and run a business.     

.  

 

In coming years, it is expected that activity both on and off the airport will increase. The City will 

benefit from this but it could strain existing infrastructure, heighten wear on the physical environment, 

and introduce significant operational challenges to the district. The BID will be able to plan and 

advocate for improvements to the area.   The Commission believes that a BID at this location will 

leverage the collective resources of the entire district to proactively meet the challenges ahead.  

 

The Commission is concerned that the Port Authority of New York and New Jersey was not anticipated 

to have a formal role in BID governance by the steering committee.  While the Port Authority has been 

involved in some aspects of the BID’s planning, its role has still not been determined. The Commission 

believes that the Port Authority should be in involved and aware of all discussions about airport related 

facilities both on and off airport, since the facilities on and off airport complement each other. The 

Commission believes that the BID should work to support and grow the synergy that already exists in 

the area between the area and airport facilities, and that the Port Authority needs to be part of that 

effort. When the BID Board is established, the Commission believes it will be more effective if it 
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creates a formal role for the Port Authority. The Commission urges the BID to work with EDC and 

SBS to determine how to structure that role and identify the right staff people at the Port Authority to 

be work with the BID.     

 

The Commission is pleased that BID has included the residents of the Spring Jam neighborhood in its 

district. This will ensure that residents who live in area will have a voice in the BID's policies related 

to quality of life issues. Many businesses and property owners in the district have concerns that are 

similar to the residents.  The inclusion of the residents will ensure that the BID and its constituent 

businesses and property owners are aware of problems in the area and will be able to work to resolve 

concerns. This approach will create a stronger more effective BID. 

 

The Commission also believes that the BID can serve as important entry points for residents looking 

for career opportunities in the air cargo and related airport businesses. Business have often 

complained about difficulty finding applicants for job openings. The Commission is therefore 

pleased that the BID is proposing to establish a program to recruit area residents for employment 

opportunities. With its many programs for job training and job placement, SBS can help the BID in 

this endeavor after it is established.  

 

The Commission has carefully reviewed the documents that the BID sponsor submitted 

regarding notification of stakeholders about the proposed BID and believes that these outreach 

efforts for the BID were satisfactory.  The Commission believes that the BID sponsors made a 

reasonable effort with outreach to get in touch with as many property owners, residents and 

businesses as reasonably possible.  

 

BIDs are important to the City because they promote healthy economic development for the 

communities they serve and help retain and attract businesses to the district. The Greater JFK 

Business Improvement District will help manage this existing business area and provide 

guidance for growth in the future.  

 

The Commission enthusiastically supports the establishment of this BID. 
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RESOLUTION 

The Commission supports the proposed BID plan and has adopted the following resolution: 

 

RESOLVED, the City Coastal Commission finds that the action will not substantially hinder the 

achievement of any WRP policy and hereby determines that this action is consistent with WRP 

policies; and be it further 

 

RESOLVED, that the City Planning Commission certifies its unqualified approval of the district 

plan for the Greater JFK Business Improvement District. 

 

The above resolution duly adopted by the City Planning Commission on May 11, 2016 

(Calendar No. 4) is filed with the City Council and the City Clerk pursuant to Section 25-405 

of the Administrative Code of the City of New York. 

 

 

CARL WEISBROD, Chairman 
KENNETH J. KNUCKLES, ESQ., Vice Chairman 
RAYANN BESSER, IRWIN G. CANTOR, P.E., ALFRED C. CERULLO, III,  
MICHELLE R. DE LA UZ, CHERYL COHEN EFFORN, ANNA HAYES LEVIN,  
ORLANDO MARIN, LARISA ORTIZ, Commissioners 
 

 

 





-----Original Message----- 
From: QN12 (CB)  
Sent: Tuesday, April 12, 2016 4:50 PM 
To: Stephen Everett (DCP) <SEVERETT@planning.nyc.gov> 
Subject: REVISED VOTE 
 
At Community Board 12 on March 16, 2016 monthly meeting held at the Robert Ross Family Life Center 
Located at 172-17 Linden Blvd., St. Albans, NY 11434.  The Board voted in favor of the proposed JFK 
Industrial IBID with Recommendations.   
 
Recommendation:  Community Board 12 support the formulation of the JFK Industrial IBIF, as long as 
(UNCA) United Civic Association of Jamaica, Inc. be part of the leadership representing the residents in 
the Community Board 12. 
 
VOTE: 
 
In Favor of:  23      Against:  1     Abstain: 1 
 
Members Present:  25    Total Board Members:  40 
 
Thank You 
Yvonne Reddick 
District Manager, CB12 
 

mailto:SEVERETT@planning.nyc.gov
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