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TIMING & COVID-19
This report analyzes real estate, workforce, and socioeconomic data
up to December 2019, with editing and writing taking place through Q1
2020. With an original intention to publish at the end of Q1, the report’s
release was held in light of COVID-19. In this time, New York City and
Queens were disproportionately impacted by the outbreak, with lowincome communities and communities of color contracting and dying
from COVID-19 at staggering rates. The virus’ economic effect also
devastated many small businesses, with industries critical to Queens,
like restaurants, retail and personal care services, being the hardest
hit. Other pandemic impacts to the local and global economy and
population remain unknown in the short and long terms.
Despite this atmosphere of uncertainty, mixed-use districts, like the
ones studied herein, are playing and may continue to play a critical role
in addressing this and other pandemics, as well as in cities’ recoveries.
Mixed-use districts contain assets that include relevant industries like
biotechnology and big data, highly-trained researchers, infrastructure
like laboratories with high safety standards, workforce development
programming, and networks of diverse businesses that can support and
leverage each other during times of crisis.1
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Executive
Summary
Long Island City has long been recognized as a
unique neighborhood within New York City.
Its people and businesses are diverse by any measure. Its cultural and arts
institutions are known locally and worldwide. Long Island City (LIC) contains
one renowned educational institution, and is adjacent to another on Roosevelt
Island. It carries a storied legacy of manufacturing new things and fostering
new ideas. All of this activity is centrally located within a five-minute subway
ride to Midtown Manhattan, and a 30- to 40- minute ride from major Queens
population centers in Jackson Heights, Flushing, and Jamaica.
A 28-acre site along the waterfront (the Project Site) represents the last
large—scale opportunity to build in LIC, and extend a public and private sector
legacy of deliberately creating an outer borough hub for residents, businesses,
and jobs. Four developers (together, the Developer Group), with property along
the Long Island City waterfront, were convened to respond to the community’s
desire for comprehensive planning that responds to local needs. The Developer
Group intends to build a mixed-use district that promotes economic
development and inclusive growth. Karp Strategies, an urban planning and
community economic development consultancy, was hired by the Developer
Group to study the potential of that goal.
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The Project Site in context
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The Long Island City Mixed-Use District Study uses three lines of analysis to explore feasibility.

01

02

03

Study LIC’s historic and current
context to ascertain how new
development may serve the
goals of diverse stakeholders,
including local residents and
business, existing institutions,
City agencies, and the private
sector.

Evaluate job-intensive, mixeduse districts from around
the world to learn from
their partnership models,
development timelines, and
inclusive programs.

Identify where community
development, workforce
development, and small
business support programs
can be included to drive
equitable outcomes from a
new district.

The Study concludes that realizing a diverse, job-intensive district is feasible at the Project Site, and
proposes six recommendations to achieve mixed-uses and inclusive economic development.
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ANALYSIS IN BRIEF
HISTORICAL CONTEXT
LIC’s current mixed-use conditions are the result of over a century of
public and private sector efforts to create commercial development,
maintain manufacturing, and build housing in a central location. Significant
infrastructure investments in the mid-1800s established LIC’s inter-borough
access to rail and waterways, fostering explosive industrial growth. The 1960s
to 1980s were a time of transition: industry declined, leaving vacant land and
empty warehouses. Cultural stakeholders began moving into newly available
space. The 1980s marked the beginning of a sustained effort from New York
City (NYC) and New York State to leverage established transit connections
and newly underutilized land to develop offices and housing. Over almost 40
years, the public sector has employed a series of targeted policies to achieve
development, including rezonings, land acquisitions, tax abatements, and
incentive programs. Alongside new development, the City’s 2005 Industrial
Business Zone (IBZ) initiative protected 2,100 LIC industrial businesses. The
City continues its commitment to LIC, most recently by positioning the
neighborhood for Amazon’s HQ2 (2017-2019) and through the 2018 Long
Island City Investment Strategy.

1981

1986

1986

2001

10-block Special
Hunters Point
Mixed Use District
established

74-acre Queens
West development
proposed

Three-block Court
Square Subdistrict
created

37-block Special
LIC Mixed Use
District created with
expanded boundaries
to Queens Plaza

2008

2005

2004

2003

Industrial &
Commercial
Abatement Program
(ICAP) enacted

IBZs established to
protect manufacturing
areas, including 693
acres of LIC

43 blocks of Hunters
Point rezoned for
greater mixed-use
and housing

Relocation and
Employment
Assistance Program
(REAP) enacted

2008

2009

2012

2018

40 blocks of Dutch
Kills rezoned to allow
for mixed-use

37-acre Hunters Point
South development
approved

JetBlue Airways
headquarters moved
to LIC

City announced $180
million LIC Investment
Strategy

iii

Today’s Context
LIC’s existing real estate, workforce, socioeconomic, community, and business
conditions present both challenges and opportunities for new development.

•

Large-scale development without significant primary displacement
is possible. The Project Site includes a mixture of industrial businesses,
many of which have the potential for location in redeveloped spaces,
along with vacant and underutilized land. In addition, the adjacent Long
Island City IBZ protects current industrial space and businesses.

•

Housing, including affordable housing, can be created on the Project
Site where none exists today. From 2000 to 2017, neighborhood housing
units increased 29% at the same time as the neighborhood’s rent burden
increased 37%.

•

Spurring early transformative development will require incentives or
subsidies to address the gap between existing rents and the cost of new
construction. Despite increased demand for office space, average office
rents for newer, modern office spaces were $39.50 per square foot (PSF)
for the LIC market and $53.75 PSF for the Court Square submarket (2019
3Q). These are too low to support the cost of new ground-up construction

Number Of Rent-Burdened Households in Study Area (2017)
Severely Rent-Burdened Households: 21%
(paying 50% or more of their income for rent)
Rent-Burdened Households: 46%
(paying 30% of their incomefor rent)

Change in Number of Rent-Burdened Households (2000-2017)
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NOTE: The Study Area includes neighborhoods from Maspeth to Queensbridge.
Please see Page 5 for boundaries. Rent burden analysis includes public housing units.

New construction asking rents across the city (2020)
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with traditional financing. The City’s as-of-right incentives would help
attract new users and gain a critical mass of activity to transform the market
towards sustainable, long-term real estate investments.

•

Across NYC, diverse, fast-growing industries are creating new jobs across
occupations accessible to workers without a high school education. From
2010 to 2018, Health Care, Professional/Technical Services, Information,
and Administrative/Waste Services sectors added over 360,000 jobs
in Queens, Brooklyn, and Manhattan. Thirteen occupations within these
sectors are accessible to those with lower levels of education. However,
insufficient scale and gaps in the workforce development ecosystem will
need to be addressed to make local residents job ready.
Growth in ofﬁce-dependent employment sectors (2010 to 2018)
Growth in ofﬁce-dependent employment sectors (2010 to 2018)
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•

Economic development can be inclusive by a sustained engagement
with the local populations, including NYCHA and others, for workforce
and business creation opportunities. Approximately 11,000 residents live
on NYCHA campuses. As of 2018, 13% of their working age adults were
unemployed and 73% worked in low-paying retail and service industries.

•

The presence of strong educational institutions near the Project Site
can create opportunities for residents and businesses at the new
district. Both Cornell Tech and LaGuardia Community College have
strong workforce and small business development programs that can
be leveraged to close existing ecosystem gaps. LaGuardia ranks #5 for
national two-year colleges moving low-income people to the middle class,
and could be a partner to place students into new jobs. Of Cornell Tech’s
startup businesses, 90% stay in NYC, and a new district could be their local
and long-term landing pad.

•

A new district can build on LIC’s diverse business base and provide
new customers for existing small businesses. As of 2016, LIC’s central
business district had 3,038 businesses from 12 different sectors with
72,657 employees and a $4.7 billion annual payroll. Of these businesses,
79% employed fewer than 20 workers.

•

LIC has a strong transit network that allows for easy access to and
from other parts of the city. Manhattan and Brooklyn, LaGuardia and
JFK Airports, and Pennsylvania and Grand Central Stations are all easily
accessible, including via Metro North, the Long Island Rail Road, the 7 train
corridor in Queens, and the G train corridor in Brooklyn. However, multiple
stakeholders and real estate brokers report that the Project Site is perceived
as distant from the subway and the Court Square commercial center.

Transit in and near LIC, including subways, bus routes, NYC Ferry stops, and CitiBike stations
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Granary Square at King’s Cross (John Sturrock)

Mixed-Use Economic
Development Districts
Mixed-use districts with concentrations of related businesses are
recognized for their capacity to accelerate productivity and innovation,
and to attract and retain the next generation of workers, entrepreneurs,
and community and cultural institutions. ‘Innovation districts’ are one model
increasingly used to unlock local assets, foster diverse investment and local
business ownership, and promote job-intensive uses.
Innovation districts — and research supporting their model — recognize the
need to tackle inclusion through innovation. The most successful districts
integrate seamlessly into their urban fabrics, prioritizing open space and
community amenity development, building affordable housing, and creating
pathways to close wealth gaps via contextual programs. Approximately
40-50% of jobs in innovation districts do not require a four-year degree,
offering opportunities across skill and education levels.
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Case Studies
Global case studies of mixed-use districts with similar baseline conditions to
LIC illustrate opportunities and barriers to development on the Project Site.

Seaport Square, one of the fastest developing areas of Boston (WS Development & Sasaki)

PUBLIC INVESTMENT MAKES THE MARKET IN SEAPORT SQUARE
(BOSTON, MA)
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Seaport Square is a mixed-use, private sector project in Boston’s larger
Seaport District being developed under a City-approved 7.6 million square
feet (SF) master plan. Development followed several decades of large public
transportation and facilities investments that transformed Boston’s Seaport
for live/work uses. A planning process led by Boston Global Investors,
Morgan Stanley, and WS Development, with Boston Redevelopment
Authority collaboration, helped attract several new users that provided
critical momentum for the district. Seaport Square is now one of Boston’s
most desirable office markets and is projected to create 20,000 permanent
jobs when fully built out. The development lacks a sufficient strategy to link
these permanent jobs to Boston residents, and address mounting affordable
housing challenges in surrounding neighborhoods.

Mission Bay, with a rendering of the new Chase Center, home of the Golden State
Warriors (Manica Architecture/Golden State Warriors)

FLEXIBLE REGULATION ON A DISTRICT SCALE IN MISSION BAY
(SAN FRANCISCO, CA)
Mission Bay was a 303-acre vacant brownfield site adjacent to San
Francisco’s downtown when redevelopment began 2000. In a rare
opportunity to address San Francisco’s growing affordability crisis and
create new research and academic space, Mission Bay was identified
as a central location to accommodate growth. Regulatory flexibility
vested in a 1998 redevelopment plan was critical to incentivizing office
development, reducing administrative and approval barriers, and liberalizing
zoning restrictions. Since then, Mission Bay has evolved into a mixed-use
neighborhood consisting of high- and mid-rise housing, a major university
research anchor, biotechnology companies, and retail corridors. Intentional
and diversified hiring efforts resulted in inclusive contracting and local hiring
for construction jobs, whereas training for permanent positions has occurred
through public and non-profit partners.
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22@ has transformed a former industrial neighborhood into a booming knowledge
center (Marta A A, Wikimedia Commons)

ROBUST NEIGHBORHOOD INFRASTRUCTURE AND AFFORDABLE
HOUSING IN 22@ (BARCELONA, SPAIN)
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22@, often cited as one of the world’s first innovation districts, repositioned
the 494-acre industrial Poblenou neighborhood into a business and
research center. Deep investment in open space, community facilities, and
affordable housing created the foundations for a mixed-use neighborhood.
22@ fostered more sustainable development through its strong public
transit connections and focus on district-scale energy efficiency. However,
the district’s planning process has been criticized for limiting participation
to municipal planners and the ‘digital lobby,’ with only a handful of
informational meetings for neighborhood associations, landowners, and
other stakeholders.

King’s Cross Station and surrounding development (John Sturrock)

EXTENSIVE STAKEHOLDER ENGAGEMENT IN KING’S CROSS
(LONDON, UNITED KINGDOM)
50%

Under a unique single-developer partnership, the 67-acre district, just
north of central London, is now a competitive nexus of technology and
science innovation. The establishment of a unified placemaking entity and
framework facilitated the development of a district with a cohesive and
dynamic identity. Between 2000 and 2004, the community engagement
process touched over 4,000 people, including representatives of over 150
business and community organizations. Despite challenges with delivering
affordable housing, other inclusive programs appear to have succeeded.
Targeted workforce development programs have placed or trained over
5,000 individuals across both the construction phase of development and
into permanent jobs.
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Food Hall at Industry City (Shinya Suzuki via Creative Commons)

A WORKFORCE INNOVATION LAB IN PRIVATELY-OWNED INDUSTRY
CITY (BROOKLYN, NY)
Industry City is notable for being the largest privately-owned adaptive reuse
project in the United States. The 5.3 million SF campus hosts the Innovation
Lab, a 7,700 SF job training and education center largely overseen by a
collection of non-profits and educational institutions. The Innovation Lab
provides an array of workforce development services. According to Industry
City leadership, tenants employ one in five people who both live and work
in Sunset Park. Over half of Industry City’s workforce has less than a college
degree, with 33% of workers holding a high school degree or less.

New Lab at Brooklyn Navy Yard (New Lab)

PUBLIC SECTOR LEADERSHIP AND LOCAL HIRING IN THE
BROOKLYN NAVY YARD (BROOKLYN, NY)
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The Brooklyn Navy Yard (BNY) is a publicly-subsidized innovation district
that served as one of the nation’s premier shipbuilding yards until 1966, when
the 300-acre site was decommissioned and sold to the City of New York.
Reopened in 1969 as a quasi-governmental non-profit, the Brooklyn Navy
Yard Development Corporation embraces the principles of local hiring and
equitable economic development by selecting tenants not just based on the
rent they can pay, but on how many local jobs they offer, their M/WBE hiring
goals, and the competitiveness of their employee wages and benefits. BNY’s
Employment Center filled 589 jobs in Fiscal Year 19. 36% of those employees
were NYCHA residents, 18% were formerly incarcerated, and 18% were longterm unemployed.

Findings & Recommendations
There is potential to build a mixed-use district with an inclusive economic development focus at the
Project Site. Six thematic recommendations to realize potential and mitigate challenges include:

01

The district must be founded in inclusive,
equitable economic development practices
The economic impact of a new district—with
tens of thousands of new jobs, thousands
of housing units, and a growing market
for local businesses—should be leveraged
to close existing gaps. Strategies include
building mixed-income and affordable
housing, creating workforce development
programs, and continuing stakeholder
engagement.

02

The district must have public sector support
Thriving mixed-use districts require
government backing. Support may take the
form of flexible regulations, infrastructure
investments, resiliency upgrades, creative
financing tools, incentives, and/or
policy alignment. For LIC, incentives are
paramount to address the barriers to private
investment and outer borough business
growth during the initial years of Project
Site development.

03

The district should foster 24/7 activity
through new uses and integration with LIC’s
existing character
Research and all case study examples
highlight the importance of activity and
diversity to create an attractive environment
for talent, and to sustain the growth needed
for substantial new office and housing
development. A new district will need
engaging and active retail and amenity
spaces to build new social and physical
connections among workers and residents,
while celebrating LIC’s existing character
and businesses.

04

The district should have an intentional
industry focus
A well-defined industry focus generates the
concentration of industries and research
that drives job growth and talent attraction
at all skill levels. Technology and healthcare
sectors should be considered for their
ability to amplify City and LIC economic
assets, trends, and policy priorities. These
sectors provide accessible jobs that, with
purposeful workforce programs, can create
opportunities for workers from wider ranges
of educational attainment.

05

The district should provide a robust variety
of office spaces
Substantial office development is essential
to achieving economic impact at scale for a
diverse set of workers. District offices must
incorporate high quality space that reflects
the changing nature of work, including
options at varied sizes and configurations
to serve diverse businesses from startup to
Fortune 500 company.

06

The district should be thoughtfully phased
Thoughtfully executing early phases of
the district will make and sustain an office
market where there is none today. Early
actions will require cross-sector investment
in placemaking and placekeeping, followed
by office development for a variety of
tenants.
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The Project SIte looking east (Developer Group)

Introduction

The following report was commissioned by a
developer team comprised of MAG Partners,
Plaxall, Simon Baron Development, and TF
Cornerstone (together, the Developer Group) to
study the potential and feasibility of a mixeduse district that promotes inclusive economic
development on a 28-acre site along the Long
Island City (LIC) waterfront.
The Developer Group was convened to respond to the community’s desire for
coordinated planning that responds to local needs. Karp Strategies, an urban
planning and community economic development consultancy (the Consultant
Team), was hired by the Developer Group to examine the opportunity for
equitable economic development in this location considering existing conditions
and proven development models.
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REPORT PURPOSE
The report is built on four primary analytical goals.
Study LIC’s context and how new development may serve multistakeholder goals and initiatives. LIC and Western Queens have long
been the site of economic development efforts by the public sector. This
report identifies LIC’s strengths and challenges to consider how a new
mixed-use development can serve existing assets, community initiatives,
and neighborhood character, as well as larger public policy goals. Existing
conditions were analyzed through a combination of research, interviews,
and from feedback received through the Developer Group’s stakeholder
engagement efforts.

Evaluate job-intensive, mixed-use districts and associated agglomeration
economy effects as models that can actualize untapped economic
development opportunities. The report reflects on LIC’s existing conditions
and posits an economic development model that could realize inclusive
economic growth for the waterfront, the broader LIC neighborhood, and
Western Queens. The report assesses the structures and concepts of
‘innovation districts’ — job-intensive, mixed-use areas with strong publicprivate collaboration — and their associated agglomeration economy effects
to illuminate how coordinated, large-scale development might unfold in
LIC. Six case studies highlight ways in which other developments have been
realized, and have or have not developed sufficient equitable characteristics,
including workforce programming, affordable housing, and community
facilities.

Explore opportunities for equitable and inclusive economic development
in large-scale mixed-use districts. Amidst rising inequality across cities
worldwide, any contemplated development must foreground issues of equity
and economic inclusion.2 The area studied in this report has significant
opportunity for economic development without displacement, with a
large portion of vacant or underdeveloped waterfront land, and nearby
permanently affordable housing. This report considers how a mixed-use
development in LIC can catalyze public and non-profit partnerships in order
to establish physical and economic linkages among adjacent neighborhoods.3

Through the combined analysis of goals 1, 2 and 3, propose
recommendations for a mixed-use district that enables equitable economic
development. This report puts forward findings and recommendations to
demonstrate how development could feasibly occur. Recommendations
build on case study learnings to contextualize tangible ideas that can enable
inclusive growth in LIC.

01
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03
04
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THE STUDY AREAS
In order to understand the site and its surroundings, the Consultant Team analyzed
conditions across several geographic lenses.

THE PROJECT SITE (28 ACRES)
The Project Site encompasses 28 acres surrounding Anable Basin on the LIC waterfront,
roughly bounded by 43rd Avenue to the north, Vernon Boulevard to the east, 46th Road to
the south and the East River to the west. It is under a mix of private and public ownership,
and home to warehouses, parking lots, City-owned facilities and land, vacant land, and
industrial businesses. The Project Site is largely zoned for light manufacturing uses (M14), with pockets of residential zones (R6A, R7A, R9) and some commercial overlays. It is
located between neighborhoods with very different zoning and uses. The northern end of
the Project Site abuts the Long Island City Industrial Business Zone (IBZ), and the southern
end is adjacent to Hunters Point, a largely residential neighborhood.
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THE STUDY AREA (TWO NEIGHBORHOOD TABULATION AREAS)
A second geographic boundary was used to analyze a bigger territory. This
area (hereon, the Study Area) comprises two Neighborhood Tabulation
Areas (NTAs). NTAs are aggregations of Census tracts created by the City of
New York to project populations at a small area level. NTAs need a minimum
population of 15,000 to ensure accurate projections, which may result in the
combination of areas that vary from historical neighborhood boundaries.4 The
Study Area encompasses two NTAs: QN31 (Hunters Point-Sunnyside-West
Maspeth) and QN68 (Queensbridge-Ravenswood-Long Island City). QN31
includes the Project Site, and stretches from the Queensboro Bridge to the
north to the southern tip of Hunters Point to the south and all the way west
to Calvary Cemetery in Sunnyside. QN68 is the Dutch Kills neighborhood
immediately north of the Project Site. It includes Queensbridge and
Ravenswood Houses, two large New York City Housing Authority (NYCHA)
developments within walking distance of the Project Site, with Hallet’s Cove at
the northern edge.

The Project Site and Study Area geographies

Neighborhood Tabulation Area:
Queensbridge/Ravenswood/
Long Island City

Project Site

Neighborhood Tabulation Area:
Hunters Point/Sunnyside/
Maspeth

0

1500 FT

Karp Strategies, 2020

PAGE | 5

The Project Site and LIC zip codes
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LIC
A third geography — LIC — is occasionally used to analyze data beyond
the Study Area. The Long Island City Partnership (LIC Partnership), a
neighborhood development organization responsible for operating the LIC
business improvement district and IBZ, defines LIC via zip codes 11101, 11102,
11103, 1104, 11106, and 11109. This report utilizes LIC Partnership’s geographic
definition to address the larger surrounding neighborhood at select points,
especially in regard to valuable data previously collected by LIC Partnership.
This geography includes areas north and east of the Study Area, including
parts of Astoria.

A NOTE ON DATA LIMITATIONS
The Consultant Team acknowledges that by largely relying on NTAs as a
unit of measurement, Sunnyside — a distinct neighborhood further east —
is included in this analysis. Geospatial analysis discourages the use of zip
codes as a unit of measurement for the ways in which they do not represent
accepted boundaries, but rather mail routes.5 The Consultant Team erred
on the side of using the City-approved designation for analyses focused on
demographic and socioeconomic trends.
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METHODOLOGY
EXISTING CONDITIONS & COMMUNITY PROFILE
The Consultant Team reviewed internal and publicly-available documents to ensure
familiarity with LIC and existing community-based, institutional, and City initiatives.
Summaries of ongoing community engagement efforts, led by the Developer Group, were
also reviewed. The Consultant Team utilized this overview to ascertain local socioeconomic,
workforce, business, community, and real estate opportunities and challenges toward the
Project Site’s potential to create a mix of uses and job-intensive growth. Sources include the
Census and American Community Survey (ACS), Bureau of Labor Statistics (BLS), NYC Open
Data, and similar data aggregators. Excluding research on LIC’s history, all data analyzed was
captured beginning in 2000 to the most recent available information.

MARKET ANALYSIS
The Consultant Team conducted a market analysis of LIC and relevant submarkets specific to
commercial and industrial uses that may form the foundation of the future district. Sources
include CoStar, REIS, BLS, and brokerage reports, as well as qualitative interviews with
brokers, economic development professionals, and individuals knowledgeable with LIC and
comparable neighborhoods. Market analysis methodologies were used to determine market
conditions and prevailing trends, achievable rents and leasing velocity, as well as tenant mix,
community facilities, and amenities that make mixed-use districts attractive.

ECONOMIC DEVELOPMENT MODELS & CASE STUDIES
The Consultant Team analyzed the business base and employment growth trends in Queens,
Brooklyn, and Manhattan to identify economic sectors and growth industries with potential
to drive future economic development and connections to the workforce. A detailed matrix
of job requirements and earnings in growth industries was used to identify accessible
occupations to target for future workforce development programs.
The Consultant Team coupled this analysis with research into economic development models
prioritizing job-intensive uses with equitable outcomes, and analyzed six mixed-use districts
in the United States and abroad to provide lessons upon which the Project Site could
improve. The six districts were chosen after a review of over 20 comparable areas.6 Ultimate
case study selections were based on factors including but not limited to significant privatepublic sector collaboration, building and development in competitive real estate markets
akin to NYC’s, and similar siting conditions (industrial, waterfront, and/or centrally located).
Research consisted of literature reviews and interviews with personnel involved with the
planning and growth of selected districts.

INTERVIEWS
To provide qualitative support and a more intimate understanding of LIC, the Consultant
Team conducted over 30 interviews across community development corporations, workforce
development organizations, small business service providers, and cultural entities. Interviews
explored organizations’ spatial needs and expansion plans, programming and existing gaps in
services, and critical insight into what is needed to facilitate a more connected, inclusive, and
dynamic LIC.
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Historical
Context
For generations, residents, government, private
industry, and institutions have recognized the
inherent and future opportunities of LIC.
Since the mid-1800s, LIC has served as a major industrial and transit
hub for NYC given LIC’s proximity to the surrounding boroughs and to
the water. The Long Island Rail Road (LIRR) opened a new terminus in
Hunters Point in 1861, establishing a critical connection to move people
and goods. Passengers could quickly transfer from the train to a ferry
heading to midtown Manhattan, while freight lines imported raw materials
and exported finished products. This new transit access allowed for an
unprecedented expansion of industry and commerce unique to LIC.7
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Historic map of LIC, with Project Site at top right (New York Public Library, 1873)

Newtown Creek became a heavily trafficked
waterway for barging, and LIC became a core
port for produce heading to Manhattan. The 1898
incorporation of Queens into NYC was followed
by massive infrastructure projects such as the
Queensboro Bridge, Sunnyside Yards, and new,
elevated subway lines. Bolstered by the industrial
boom of World War I, these projects solidified
LIC’s identity as a hub by increasing connections
to other boroughs.8

reduced employment, and a diminished residential
population.10 Despite this decline, LIC continued
to serve as a home base for hundreds of active
factories, and vacant warehouses found new lives
as art studios and galleries.11 Cultural and arts
organizations flourished during this period: Isamu
Noguchi relocated his studio to LIC in 1961, MoMA
PS1 was founded in 1971, Silvercup Studios was
established in 1983, and Socrates Sculpture Park
was created in 1986.

The mid-century peak and subsequent decline
of urban industrial activity in the United States
greatly impacted LIC, resulting in shifts in
manufacturing and creative sectors that altered
the neighborhood’s identity. The 1961 New York
City Zoning Resolution codified LIC as a major
industrial center by designating nearly the
entire neighborhood as a manufacturing zone,
and banning new and enlarged residences.9
The industrial decline that shuttered factories
across NYC beginning in the 1970s also impacted
LIC, leaving behind vacant industrial buildings,

The 1980s marked the beginning of a sustained
effort from NYC and New York State to establish
LIC as an outer borough employment and
residential hub based on its extensive transit
infrastructure, proximity to existing economic and
residential centers, and newly underutilized land.
A series of rezonings and tax incentives prioritized
commercial and residential development, while
protecting the neighborhood’s most active
industrial areas. Early efforts focused on Hunters
Point, a subdistrict of LIC, just north of Newtown
Creek along the East River.
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1981

•
•

10-block Special
Hunters Point
Mixed Use District
established

•

1982
NYC Waterfront
Revitalization
Program identified
Hunters Point for
reuse potential

•

1986
74-acre Queens
West development
proposed

1986
Three-block Court
Square Subdistrict
created

1990
Citigroup office
building constructed
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In 1981, the City established the Special Hunters Point Mixed Use District
to regulate the existing and evolving mix of residential, commercial, and
industrial uses in LIC.
In 1982, the Department of City Planning (DCP) adopted the New York
City Waterfront Revitalization Program, which identified 10 NYC areas
with potential for reuse, including a 7.5-mile coastal strip in Queens that
included Hunters Point. A couple years later, in 1984, DCP recommended
that the Hunters Points waterfront be rezoned to permit mixed-use
development.
From 1984 to 1986, the City, the Empire State Development Corporation,
and the Port Authority of New York & New Jersey (PANYNJ) worked
together to propose a mixed-use development of Queens West, a 74acre formerly contaminated industrial site. The original proposal called
for 9.3 million square feet (SF) of new development, including nearly
6,400 apartments, 2.1 million SF of office space, and 18 acres of publicly
accessible open space.12,13 Today, Queens West has 11 market-rate
residential buildings, including a senior housing building, over 170,000
SF of retail amenities, infrastructure investments in public streets and
utilities, two new public schools (built by demand), one new public
library, and 13 acres of public parkland and recreation areas.
In 1986, the City rezoned three blocks of Court Square to establish
an office-oriented center. Today, LIC’s commercial hub, Court Square
facilitated the construction of the 1.25 million SF Citigroup office
building in 1990, but failed to attract other major companies at the
time.14 Developers and public officials cited the need for greater
aesthetic improvements, foot traffic, and neighborhood connectivity
to convince more companies to relocate to the area. The 1990-1991
economic recession, followed by a surplus of lower-rent space available
in Manhattan, suppressed commercial development in western Queens
during this decade.15

44th Drive looking towards Manhattan (Joseph A, Creative Commons)

Through the 2000s, public agencies deployed an array of economic
development strategies to strengthen the foundations laid in previous
decades.

•

•

•

•

In 2000, U.S. Senator Chuck Schumer issued an influential report,
Preparing for the Future: A Commercial Development Strategy for New
York City, to address the City’s shortage of commercial office space.
Recommendations included the creation of an LIC Central Business
District with 15 million SF of new commercial space over the next 20
years.16
In 2001, the City renamed the Special Hunters Point Mixed Use District
as the Special Long Island City Mixed Use District and expanded
its boundaries to Queens Plaza with the intention of encouraging
pedestrian- and transit-oriented development and a new central business
district at significantly increased densities. The plan was passed, but did
not produce the commercial market intended, in part due to the 2001
recession and the impacts of 9/11.17 Buoyed by a stronger housing market,
the rezoning resulted in the construction of market-rate residential highrise buildings around Court Square and Queens Plaza; affordable housing
incentive programs did not exist in LIC at the time.
In 2004, approximately 43 blocks of Hunters Point were rezoned to allow
for more mixed-use and housing development at moderate densities
in an area previously reserved for light manufacturing. The rezoning
intended to bridge the geographic divide between new development in
Court Square and the waterfront.
In 2008, 40 blocks of Dutch Kills (a subdistrict north of Queens Plaza)
were rezoned with similar intent and provided a voluntary bonus for
inclusionary housing.

Public and private investment in LIC continued after the Great Recession.
In 2009, the City acquired 30 acres of the Queens West site from the Port
Authority of New York and New Jersey and the State to develop Hunters
Point South, a large-scale project slated to become the largest middleincome housing development built in NYC since the 1970s.18 Once complete,
the development will include 5,000 new units of residential housing, 60% of
which will be permanently affordable for low, moderate, and middle-income
families. Hunters Point South has since created 11 acres of publicly accessible
waterfront open space, two new public schools, 120,000 SF of community
facilities, and a pedestrian-scaled street network.19
As Hunters Point South rose, market-rate housing production continued
apace across LIC.20 In a race to take advantage of a 421-a tax abatement
program set to expire in 2015, developers quickly pursued the construction
of high-rise residential buildings at a number of sites. LIC ended up adding
over 12,000 market-rate rental apartments from 2009 to 2019, accounting
for more than three-quarters of all market-rate rental apartments built in
Queens in the decade.21
Concurrently, economic development and real estate incentive programs in
the 2000s helped to expand long-sought commercial development in LIC. The
City employed incentives to support the growth of new business centers and
increase commercial activity located centrally around the transit-rich hubs of
Court Square and Queens Plaza. The Relocation and Employment Assistance
Program (REAP) motivated a growing office market in LIC.

2000
Creation of LIC Central
Business District
recommended by Sen.
Chuck Schumer

2001
37-block Special
LIC Mixed Use
District created with
expanded boundaries
to Queens Plaza

2003
Relocation and
Employment
Assistance Program
(REAP) enacted

2004
43 blocks of Hunters
Point rezoned for
greater mixed-use
and housing

2005
IBZs established to
protect manufacturing
areas, including 693
acres of LIC
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2008
Industrial &
Commercial
Abatement Program
(ICAP) enacted

2008
40 blocks of Dutch
Kills rezoned to allow
for mixed-use

2009
37-acre Hunters Point
South development
approved

2012
JetBlue Airways
headquarters moved
to LIC

2018
City announced $180
million LIC Investment
Strategy
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Enacted in 2003, REAP offers an annual credit of up to $3,000 per qualified
employee for up to 12 years to companies moving into the outer boroughs
and certain parts of Upper Manhattan. Additionally, the Industrial &
Commercial Abatement Program (ICAP) enacted in 2008 offers property
tax abatements for up to 25 years in exchange for commercial and industrial
construction or renovation in the outer boroughs.22 Given LIC’s stock of older
industrial buildings, ICAP helps property owners make major renovations
or retrofits to accommodate other types of commercial or industrial uses.23
Both programs are as-of-right, meaning that any company that meets the
requirements is eligible for the incentives.
These efforts attracted several major company offices and headquarters over
the last decade, including JetBlue Airways in 2012, Altice in 2017, and Estée
Lauder in 2018.24 According to those surveyed in a 2018 LIC Partnership
questionnaire, LIC businesses expressed optimism about their future, with
60% stating plans for expansion.25 Even after Amazon’s decision to pull
out of its planned HQ2, LIC has continued to attract new tenants, including
the New York Times and Centene, a health care company that signed at
One Court Square.26 In addition to new offices, LIC is home to prominent
television and film studios, and growing retail and dining corridors along
Vernon Boulevard, Jackson Avenue, and 21st Street.
As commercial and residential growth was gaining momentum through
the 2000s and 2010s, the City also took steps to nurture LIC’s industrial
and manufacturing activity. Despite a slow loss in manufacturing jobs, LIC
has maintained its industrial legacy, due in part to the introduction of the
IBZ. Established in 2005 by the City, IBZs serve as an update to previous
zoning regulations that address and reflect the modern needs of industrial
businesses districts. ‘Safe havens’ for manufacturing and industrial firms,
IBZs are guaranteed not to be rezoned for residential uses, and provide
greater safeguards against illegal conversions of industrial property.27 Of
the 21 zones in NYC, LIC is the most productive IBZ, employing the highest
number of total and industrial employees.28 As of 2018, the LIC IBZ was home
to over 2,100 industrial businesses and nearly 43,000 industrial workers.29
Today, the Project Site is still largely zoned for industry and includes a strong
and wide-ranging community of light industrial uses, manufacturers, and
artisans, including textile fabricators, breweries, 3D printers, film studios, and
construction companies.
The LIC of today is a product of broad and sustained commitment from
the public sector, in addition to community and cultural forces in the
neighborhood. LIC’s robust transit infrastructure, long-standing cultural and
business communities, and industrial character are some of the features that
make the neighborhood stable and attractive, something that City, State, and
other LIC stakeholders have long known and recently conveyed to Amazon
in its HQ2 search. There are also major challenges the neighborhood faces,
including an essential commitment to enhance coastal resilience, a shortage
of affordable housing, necessary streetscape improvements, and concerns
regarding the public schools’ capacity to accommodate a growing number of
families who want to stay in the area rather than leave.30 The Long Island City
Investment Strategy (announced by the City of New York in 2018), a $180
million commitment from the City towards open space improvements, street
construction, sewer remediation, and a new public school, will build on LIC’s
strengths as a diverse, sustainable, and business-friendly neighborhood.31

Today’s
Context
An understanding of LIC today is critical
for assessing future economic development
opportunities. To succeed, any proposed
development must respect what already exists,
especially if that development intends to bridge
persistent physical and economic gaps, succeed
in a competitive market, and create a place that
is both livable and economically vibrant.

Today’s Context outlines the socioeconomic, workforce, community, business
and real estate conditions in the Project Site, Study Area, and LIC, and posits
contextual opportunities to lay the foundation for appropriate economic
development models. Broader city- and borough-wide business and
employment trends are analyzed in order to define future opportunities.
Economic development is grounded in contextual resources, beginning with
the people and community that define a place. The following section considers
LIC’s existing assets in regard to demographics and housing.
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DEMOGRAPHICS
LIC is considered the fastest growing neighborhood in the country.32 As of 2017, the population in the Study
Area was 83,723 and grew by 5% between 2000 and 2017 - on par with growth in the city and borough.33
The population in the Study Area is becoming wealthier, better educated, and more within working age —
both over time and compared with Queens and NYC.34

EDUCATION

AGE

Level of Education for Study Area Population
25 Years and Older (2017)

Population of Study Area (2017): 83,723
Equal to 1,000 People
Youths
Under 18

16%

Working
Adults
19-63

Seniors
Over 64

74%

High School
Degree or
Less

40%

Bachelors
Degree

27%

Advanced
Degree

10%

0

Change in Working Age Adult Population (2000-2017)

10,000

20,000

High School Degree or Less
61,603 Working
Age Adults in 2017

30,000

Change in Education (2000-2017)

13%+
54,649 Working Age
Adults in 2000

16%

Declined by 16%, compared to
-4% for the borough and -6% for
the city

Bachelors Degree
Increased by 117%, compared
to 42% for the borough and
54% for the city

RACE

INCOME
Median Housheold Income of Study Area (2017): $60,500

Race (2017)

Median Household Income (2000-2017)

34%

33%

13%

Hispanic
White
Asian
Black

3%
1%

2%

People Living Under the Poverty Line (2017)

7%
23%

Change in Race (2000-2017)
Asian Population
Grew by 35%
Black Population
Declined by 26%

Study Area
17%

Queens
14%

Other

White Population
Grew by 23%
Hispanic Population
Declined by 8%

New York City
20%
Karp Strategies, 2020
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HOUSING
LIC and the Study Area have been dramatically transformed over the past two decades by new housing
production. While growth has been significant, there are gaps between new units built and a need for
increased affordable housing options.35

OVERALL UNITS

RENTS

Types of New Units in Study Area (2019)

32%

14%

LIC Renter Population (2017) and Rent Price (2019 Q3)

Studios or One
Bedrooms

54%

Renters
Non Renters

Two Bedrooms
or More
68%
Rental Buildings

Average Rent
$3,720

86%

46%

Condo Buildings

Change in Number of Housing Units (2000-2017)
30%

Average Per Square Foot Cost for a Condo (2019)
Study Area

$1,264
$894

20%
10%
0
2000

$820

NYC
Queens
2017

LIC

Astoria

Flushing

RENT-BURDENED HOUSEHOLDS

RENT-REGULATED UNITS

Number Of Rent-Burdened Households in Study Area (2017)

NYCHA Campuses in Study Area (2020)
8%

Severely Rent-Burdened Households: 21%
(paying 50% or more of their income
for rent)
Rent-Burdened Households: 46%
(paying 30% of their income
for rent)
92%
Change in Number of Rent-Burdened Households (2000-2017)
40%

NYCHA
Population
Queensbridge
Houses +
Ravenswood
Houses
(~11,000 residents)
Non-NYCHA
residents

Rent-Stabilized Buildings in LIC (2017)
2,371

Study Area

30%

Queensbridge
is the largest
housing
development
in the country

rent-stabilized
buildings in LIC

Queens
NYC

20%
10%
Equal to 100 Buildings

0
2000

2017

NOTE: Rent burden analysis includes public housing units.

Karp Strategies, 2020
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Opportunities and Challenges Towards
a New District
01

The Study Area has a diverse and growing population that can
support — and be supported by — new development. The working
age population is growing, and the district can provide new jobs for
this local cohort to live and work in the same place. Development can
attract industries that provide jobs for different skills and educational
levels, reflecting the Study Area’s diversity. Contextual training and
job connection programs can be established to close wealth, skill,
and educational gaps.

02

The Project Site can create housing where there is none, including
affordable housing at different price points to combat extant
displacement and relieve rent burdens.

03

NYCHA residents constitute a considerable segment of the Study
Area’s population and live in close proximity to the Project Site.
Opportunity exists to include their voices in inclusive economic
development programming.

Queensbridge Houses Family Day (Developer Group)
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WORKFORCE CONTEXT
Inclusive economic development is rooted in jobs — creating jobs across the
educational spectrum, promoting businesses that grow employment, and
supporting programs that make jobs more accessible. This section outlines
the supply and demand sides of the labor market to understand where
opportunity lies for a new district to create and grow jobs. On the supply
side, this analysis outlines (A) LIC’s existing workforce characteristics and
(B) the connective ecosystem of workforce development and small business
support programs. On the demand side, the analysis considers (A) what
broader sectors and industries are growing jobs and (B) what kinds of jobs
(occupations) within those growing industries may be accessible to LIC’s
existing workforce.

3,000+
Businesses in LIC’s
central business
district (2016)

72K +

Supply Side of the Labor Market

Workers employed,
mostly at small
businesses (2016)

LIC WORKFORCE PROFILE
In 2017, the Study Area workforce totaled 53,326 people, a 22% increase
from 2010.36 Study Area workers had experience across all major city sectors,
though were more likely to work in the Arts/Entertainment/Recreation,
Professional/Technical Services, and Information industries than the
citywide workforce.37 Among employed workers, 44% worked in higher skill
management, business, science, and arts occupations (higher than 41% for all
of NYC). Another 41% had jobs in service and sales occupations. 15% worked
in construction, production, and other blue-collar occupations.

$4.7B
Annual payroll (2016)

Among the population 25 years and older, 40% have a High School degree or
less, 27% had a Bachelor’s degree, and 16% had an Advanced degree, higher
than the respective percentages for NYC and the borough (22% and 15%). As
of 2017, 5.8% of the Study Area workforce was unemployed.38 While lower
than the city’s 7.8% unemployment rate, the Study Area still amounted to
approximately 3,100 workers in need of jobs. As of 2018, a disproportionate
13% of adults at the nearby Queensbridge and Ravenswood Houses were
unemployed and 73% worked in low-paying retail and service industries.39
Workforce demographics of LIC vs.NYC (2017)

44%
27%

22%

Population 25+
with Bachelor's
Degree

16%

40%
5.8%

15%

Population 25+
with Advanced
Degree

Population 19-63
Working in Higher Skilled
Management, Business +
Arts Occupations
LIC

7.8%

Population 19-63
Unemployed

NYC

Karp Strategies, 2020
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WORKFORCE DEVELOPMENT &
SMALL BUSINESS SUPPORT PROVIDERS
Workforce development and support services prepare underemployed and
non-college educated Study Area residents for jobs. LIC’s rich network of
organizations can be leveraged to prepare residents for new jobs on the
Project Site.40 Existing providers located in LIC include but are not limited to:

•
•
•

•
•
•
•

•
•

LaGuardia Community College, a large and flexible education and
training institution with 55 two year degree programs, professional
certificate programs, and customized employer based training;
Pursuit, an LIC-based program focused on training adults to be software
developers;
Queens Public Library’s Jeanne Elmezzi Adult Learning Center, which
provides classes in English for Speakers of Other Languages (ESOL),
Adult Basic Education, and preparation of High School Equivalency
exams along with career and college counseling and academic support
programs for youth;
ACE Programs for the Homeless, an organization empowering people
experiencing homelessness through vocational training and workforce
development programming;
Urban Upbound, a poverty-alleviation non-profit that helps connect
youth and adults to meaningful employment in high-growth sectors;
Workforce One Career Center, part of a citywide career center system
that provides job placement services, job search training and assistance,
and access to federal job training vouchers;
Hour Children, a non-profit that assists incarcerated and formerly
incarcerated women and their children to successfully rejoin the
community and runs the Working Women Program providing job training,
education, and employment services;
Jacob Riis Neighborhood Settlement, a community-based non-profit
providing ESOL classes and RIIS Academy youth programs, along with
other community and health services; and
The Fortune Society, a citywide program that provides holistic services
to support successful community reentry for formerly incarcerated
individuals.

LaGuardia Community College (LaGuardia)
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LIC also has organizations that host small business support programs aimed at empowering
businesses, including minority- and women-owned (M/WBE) ventures, to achieve wealth
generation through technical assistance, access to capital, and other services. These services are
relevant to LIC, given the area’s business profile: 96% LIC’s of businesses are small (under 100
employees), with 79% employing under 20 workers.41 While not an exhaustive list, key LIC small
business support programs include:

•

•
•
•

The Long Island City Partnership is a neighborhood development organization that
advocates for economic development across LIC. Its Business Assistance program provides
free, one-on-one help to all types and sizes of businesses to source financing, find real estate,
navigate regulations, and more;
10,000 Small Businesses is a business education program designed to spur growth for
existing enterprises; it is a program at LaGuardia Community College, which offers many
courses for aspiring and existing entrepreneurs;
NY Designs is an incubator for design and hardware companies that includes a fabrication lab
for startups to prototype their product designs; it is also a program at LaGuardia Community
College; and
Queens Economic Development Corporation (QEDC), operates a business incubator that
includes a commercial kitchen to grow emerging local food businesses.

Despite LIC’s large network of providers, gaps exist in the local workforce and small business
ecosystem that will need to be addressed to connect residents to new jobs. Gaps noted in recent
reports, practitioner interviews, and conversations with LaGuardia Community College’s leadership
team include:42

Gaps in
Coordination

Gaps in
Programs

Gaps in Space
and Skills

• Limited employer
involvement in defining
training needs, designing
programs, and connecting
training program graduates
to their jobs

• An insufficient supply of
bridge programs to provide
basic education and soft
skills needed for training
and employment, including
integrating these services
with skills training programs

• Lack of modern spaces
to host flexible training
courses and other
programs, or incubator and
maker spaces to nurture
startups and more space
options to support the
‘step-out’ growth stage for
new enterprises

• Lack of strong connections
between area high schools
(including specialized and
technical schools) and postsecondary programs that can
prepare students for specific
occupations
• Minimal coordination among
education organizations
to align their programs, fill
service gaps, create career
pathways, and improve the
overall ecosystem

• Expanded programs to
grow and formalize homebased and micro-businesses
that include mentoring,
connecting business to
resources, addressing
language barriers, and
expanding access to capital

• Lack of tech fluency and
non-engineering skilled
workers to fill techadjacent jobs such as
technical salespeople,
quality assurance, product
and project managers

• Lack of construction industry
specialized training and
apprenticeships

• Disconnect between public
housing residents and jobs
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Demand Side of the Labor Market
Building an inclusive economic development district requires attracting
high-growth industries where jobs are accessible to LIC’s population and
creating workforce development programming that connects residents
to these specific job types. First, this demand side analysis identifies
relevant high-growth sectors and industries across Queens, Brooklyn, and
Manhattan. Research examined (A) growth sectors and industries that
provide sustained permanent jobs (B) and opportunities in construction
and building maintenance jobs. Second, the analysis examines the extent
to which occupations in these industries are accessible to those with lower
educational levels. Third, since the specific industries that will locate in the
new district are uncertain, a final analysis identifies cross-cutting occupations
for workforce development initiatives. Identifying jobs that are both, indemand and accessible, depends on three drivers: sectors, industries, and
occupations (definitions below).43

1 Sector refers to a large part of the economy that includes many related
industries (e.g, manufacturing, retail, education). There are 20 sectors
under the North American Industry Classification System (NAICS) used
for economic data.

2 Industry refers to a more specific economic activity within a sector and
can vary in level of detail (e.g. Food Manufacturing vs. Dairy Product
Manufacturing vs. Cheese Manufacturing).

3 Occupation refers to a set of activities or tasks that employees are

paid to perform. Employees that perform essentially the same task are
in the same occupation whether or not they work in the same industry
(e.g., Accounting Clerks could work at a Food Manufacturing firm or a
Cheese Manufacturing firm).

1
INFORMATION TECHNOLOGY (IT)

2
COMPUTER
SYSTEMS
DESIGN

ELECTRONIC
SHOPPING

ISPS/SEARCH
PORTALS

OTHER
INFORMATION
SERVICES

3
COMPUTER USER SUPPORT SPECIALIST
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SOFTWARE
PUBLISHERS

Growth in office-dependent employment sectors (2010 to 2018)
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60%

51%
40%

27%

20%
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MANHATTAN

Karp Strategies, 2020

SECTOR TRENDS
Total private sector employment in Queens, Brooklyn, and Manhattan was
3.46 million in 2018, with 66% of these jobs (2.3 million) in sectors that use
office space. Office-dependent sectors added 501,250 jobs from 2010 to
2018, generating 70% of job growth in the three boroughs over this period.
Brooklyn and Queens accounted for 40% of the increased employment
among office users over this period and grew at a faster rate than Manhattan
(43% versus 23%). Four sectors - Health Care (particularly doctor’s office and
clinics), Professional/Technical Services, Information, and Administrative/
Waste Services - drove much of the job growth over this period, adding over
360,000 jobs. Four industrial sectors added almost 70,000 jobs in Queens,
Brooklyn, and Manhattan from 2010 to 2018, with growth largely occurring
in construction and transportation industries.44 Construction and building
services jobs will provide the earliest opportunity for a new district to create
jobs, as they will come before long-term office tenants, and are aligned with
the City’s goal of creating 240,000 construction jobs by 2027.

SECTOR & INDUSTRY OPPORTUNITIES
The Consultant Team identified growth opportunities in three of the four
aforementioned sectors: Health Care, Professional/Technical Services (which
includes Life Sciences), and Information. The Administrative/Waste Services
sector was omitted since key growth industries in this sector, including
employment agencies and waste remediation, do not require much office
space.
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Job growth and employment for major IT Industries (2018) in Queens, Brooklyn, and Manhattan (2010-2018)
80,000
▲47%
60,000

63,386
▲180%
44,115

40,000

43,062

20,000
▲370%
1,869

▲120%

15,772

13,649

8,749

6,210

0

Software
Publishers

Other Information
Services

Electronic Shopping +
Mail-Order Houses

TOTAL JOBS 2010

TOTAL JOBS 2018

▲118%
4,332

9,476

ISPs, Search Portals +
Data Processing

Computer Systems
Design + Related
Services

% INCREASE BETWEEN 2010 - 2018

Karp Strategies, 2020

The Information and Professional/Technical Services sectors are powered by technology-based industries,
which are a key part of the triborough economy:

•

•

•

Based on a 2016 report, the NYC technology
ecosystem includes 326,000 jobs, 175,000
within technology industries and 151,000 in nontechnology industries.45
Western Queens, Brooklyn’s Tech Triangle,
Midtown Manhattan, and Lower Manhattan are
the four geographic clusters with concentrations
of technology jobs, with 8,400 technology
jobs in Western Queens alone.46 This is slightly
larger than the 7,400 technology jobs in
Brookyn’s Tech Triangle but far less than the
Manhattan centers, at 77,000 and 41,000 tech
jobs, respectively. Western Queens also has a
higher share (47%) of jobs in non-technology
occupations within technology firms than do
other districts, which range from 32% to 40%.
Plugging In: Building NYC’s Tech Education
& Training Ecosystem, a 2020 report by the
Center for an Urban Future, highlights that NYC
technology firms are expected to add tens of
thousands of new jobs in the next decade. Many
of these jobs will provide middle-class incomes
to current low-income people.47
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•

•

Information Technology (IT) is a large and
fast-growing sector in Queens, Brooklyn, and
Manhattan. Five key IT industries (Computer
Systems Design, Electronic Shopping, ISPs/
Search Portals, Other Information Services, and
Software Publishers) employed over 139,000
people in 2018. They were the fastest growing
industries among all in the triborough area
between 2010 and 2018 - almost doubling
jobs over this period. 31% of jobs in these five
industries do not require a Bachelor’s degree.
Life sciences firms are another important, albeit
smaller, part of the triborough technology
base with 15,350 jobs in 2018. Life sciences
are an economic development priority for
the City, which has multiple programs and
incentives to nurture the industry through the
LifeSciNYC initiative. LIC is actively promoting
itself as a center for life sciences companies.
Three new LIC lab projects are currently under
development, totaling 492,000 SF. Although
many life sciences jobs are highly skilled, one in
six (16%) do not require a Bachelor’s degree.

The Construction sector has also been growing in Queens. It added 13,809
jobs from 2010 to 2018 - a 34% increase over the period. Over 38,000
construction jobs were added in Queens, Brooklyn, and Manhattan over the
same period. This trend made construction the highest growth industrial
sector in the three boroughs. There are many construction trade shops in and
around LIC’s IBZ, including the Bricklayers Union, UA Local Union No. 1 The
Plumbers of New York City, and Tile Marble Terrazzo Union #7.
The Health Care sector is growing in Queens and provides jobs across diverse
occupations and skill levels, including health care practitioners and support
occupations, software developers and IT technical support, researchers in
multiple disciplines, and administrative staff. From 2010 to 2018, the Queens
health care sector grew by 30%, adding 25,000 jobs with strong growth
occurring in three of its industries: hospitals, medical offices/clinics, and social
service providers.48 Almost half (48%) of jobs in doctors’ offices and clinics do
not require a Bachelor’s degree.

OCCUPATIONS ANALYSIS

10,000s
Of new jobs expected
in technology firms
over the next decade

31%
Of IT jobs do not
require a Bachelor’s
degree

Accessible occupations (not requiring a college degree) exist within and
across growth industries and sectors.49 The Construction and Building Services
sectors have the highest share of accessible jobs. Four other industries also
have a sizable percentage of reachable occupations. Almost half of the jobs at
Doctors’ Offices and Clinics do not require a college degree, as do over 30% of
positions in IT and the Professional/Technical Services industries.
Thirteen occupations fully or partially meet an even more stringent definition
of ‘accessibility’: (1) generate median annual earnings near to or greater than
the $46,072 Queens living wage for a household with two working adults and
two children; (2) are common across several growing industries; and (3) do
not require a Bachelor’s degree.50 These occupations provide a baseline for the
new district to (A) attract firms that can create these jobs for LIC residents,
and (B) establish workforce development initiatives focused on readying
residents for these positions.
Percent of jobs that do not require a college degree by industry group (2018)
100%
97%
88%
80%

60%

48%

40%

31%

35%

20%
16%
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Construction

Building
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Life Sciences
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Information
Technology
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Technical Services

Doctor’s
Offices + Clinic
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Potential occupations to target for workforce development

Occupation

Median
Annual
Wage

Typical
Education

NY State
Growth Rates

Demonstrators &
Product Promoters

$45,790

No formal
education

12%

Billing & Posting
Clerks

$46,670

High
school (HS)
diploma or
equivalent

22%

Bookkeeping,
Auditing &
Accounting Clerks

$48,450

Some
College

2%

Computer User
Support Specialists

$62,320

Some
College

15%

Tax Preparers

$73,330

HS
diploma or
equivalent

17%

Supervisors of Office
& Admin Workers

$74,680

HS
diploma or
equivalent

8%

Sales Representatives, $74,990
Services

HS
diploma or
equivalent

7%

Market Research
Analysts & Marketing
Specialists

$76,800

Bachelor’s
Degree

16%

Web Developers

$77,630

Associates
Degrees

20%

Computer Network
Support Specialist

$83,240

Associates
Degrees

9%

Accountants &
Auditors

$93,140

Bachelor’s
Degree

16%

Software Developers,
Applications

$122,450

Bachelor’s
Degree

37%

Software Developers,
Systems

$125,260

Bachelor’s
Degree

27%

Criteria 1:
Growing
Industry

Criteria 2:
No
Bachelor’s

●
●

Criteria 3:
Living
Wage

●

●

●

●

●
●

●
●

●

●

●

●

●

●

●

●

●
●
●

●
●
●
●
●

●
●
●
●
●

●

Criteria 1: Is common across several growing industries (Construction, Building Services, Technology, Professional/
Technical Services and Health Care)
Criteria 2: Does not require a Bachelor’s degree
Criteria 3: Has a median annual earnings at or above the $46,072 living wage in Queens for a household with two
working adults and two children
Criteria fully met
Criteria partially met
Criteria not met
Karp Strategies, 2020
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Opportunities and Challenges
Towards A New District
01

Opportunity exists to create jobs for the 3,100 unemployed Study
Area workers. A new district could enable access to jobs for the 13%
of neighboring NYCHA residents who are unemployed, to provide
access to higher paying jobs to the 73% of NYCHA residents who
work in low paying retail and service jobs.

02

The new district can leverage LIC’s strong foundation of workforce
development and social service organizations to address education,
training and support needs. Insufficient scale and gaps in the
workforce and small business development ecosystems need to
be addressed. This will require dedicated cross-sector partnership
between employers, providers, City agencies, and community
organizations to fund expanded training and related services,
and create stronger pathways to business ownership and career
advancement.

03

NYC growth sectors and industries offer a range of living wage
jobs accessible to those with a high school education or less. The
Project Site has an opportunity to create these accessible jobs
through appropriate business attraction and workforce development
programming.

04

The district will be built over many years, challenging unemployed or
underemployed Study Area residents who are job-ready today. For
others, this timeline does allow for upfront training and education to
ensure job readiness upon construction and beyond.

Community organizations such as Urban Upbound offer employment, financial empowerment, and youth
development services (Developer Group)
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BUSINESS & COMMUNITY CONTEXT
Commercial, cultural, health, and mobility resources make up neighborhood
culture. The following section profiles LIC’s considerable business and
community infrastructure.

Project Site Tenants
While much of the Project Site’s northern end consists of vacant land,
warehouses, and parking, the southern portion of the site surrounding Anable
Basin includes approximately 45 existing businesses. These include artists,
architects, and engineers, as well as light industrial trade businesses such as a
brewery, woodworking, plumbing, electricians, film and photography, storage,
a decorative glass warehouse and conservator, neon light production, and
set construction businesses. Many of the businesses are industrial tenants in
Plaxall properties.51 Plaxall also leases or provides space for several community
facilities within the Project Site, including the Plaxall Gallery, storage for the
Long Island City Community Boathouse, and a parking lot which hosts the
Long Island City Flea Market. A warehouse for street vendor food cart storage
and a taxi dispatch business are also located on privately-owned land on
the Project Site. There are only two dining and drinking establishments on
privately-owned land within the Project Site — the Anable Basin Bar & Grill and
LIC Bar.52

Long Island City Flea Market (Aram Zucker-Scharff - Creative Commons)
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LIC Businesses
LIC has a large and diverse business base, one that community stakeholders
want to preserve. As of 2016, LIC’s central business district had 3,038
businesses representing 12 different sectors with 72,657 employees and a
$4.7 billion annual payroll.53,54 While most businesses are small — 79% have
fewer than 20 workers — 4% of businesses have more than 100 employees,
with 12 firms employing over 500 workers.
A 2016 LIC Partnership survey of 515 businesses revealed a dynamic district
that attracts many new firms, supports growth of long-standing businesses,
and depends on an expanding supply of rental space.55 The majority of
businesses (74%) rent their space, including 80% of Retail and Arts/Culture
sector businesses. Businesses are a mix of old and new: 47% of survey
respondents had operated in LIC for ten years or longer, while 34% had
been there for less than five years. Retailers were most likely (46%) to
have a tenure of less than five years, while community facilities (defined as
hospitals, schools, daycares, senior centers, and fitness centers) were most
likely (60%) to have been in LIC for over 10 years.56
While data is not available on a granular level, Queens has significant
entrepreneurial activity as indicated by the level of self-employed (‘nonemployer’) business establishments. In 2017, Queens had 258,467 selfemployed enterprises, five times the level of businesses with more than one
employee, and 30,000 more than in Manhattan.57
A 2015 report by NYC Small Business Services (SBS) noted that 80% of
women entrepreneurs in NYC are based in Queens, Brooklyn, and Manhattan,
and that the number of female entrepreneurs in Queens rose 64% from 2005
to 2015 (the second highest growth area after Brooklyn).58 Participants in
the Developer Group’s community engagement workshops cited attracting
and growing small businesses and entrepreneurs as a key aspiration for the
neighborhood.
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Incentives
Economic development incentives are an often-misunderstood government
tool to attract businesses to and facilitate capital improvements in
underdeveloped neighborhoods. Recent City and State incentives offered
to high-profile developments have been subject to considerable scrutiny.
Despite this narrative, incentives are often used by small or growing
businesses who could not move to or stay in the five boroughs without
assistance. The Consultant Team spoke to three LIC businesses to understand
how they have benefited from REAP. Interview findings are described below;
in all instances, REAP was a deciding factor in moving to LIC.
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•

Amy’s Bread, a commercial bakery with retail outlets across NYC,
employs approximately 110 people in a 25,000 SF facility at 34th Street
and 48th Avenue. In addition to defraying moving and expansion costs
- “a huge investment” - REAP gave this company the cushion to survive
through service disruptions during Hurricane Sandy and the unsteady
retail market that followed. This business originally sought to relocate
from Manhattan, and after also investigating other neighborhoods in
Manhattan and Brooklyn, settled on Queens for its existing, single-story
industrial space and proximity to transportation.

•

Mane Neckwear, a tie manufacturer, employs approximately 30 people
in an 8,000 SF space at 31st Street and Hunters Point Avenue. After
being priced out of Manhattan, the company moved to Queens, settling
in LIC for its freight and worker accessibility, and proximity to its former
borough. This business employed REAP to stay operational and “keep
manufacturing here in NYC,” as the men’s clothing market changed and
most production moved overseas.

•

An anonymous manufacturer employs approximately 12 people in a
space of over 10,000 SF. REAP allowed this company to stay in Queens,
defray moving costs to a different facility, and to keep prices low for
their customers. With REAP, the business was able to hire 1-2 additional
employees.

Facilities & amenities close to the Project Site

Study Area

1/2 Mile Radius of Project Site
Project Site

Parks, Gardens, Historical Sites
Libraries + Cultural Facilities
Health + Human Services Facilities
Education, Child Welfare + Youth Facilities
Cultural + Community Based Organizations

0

2500 5000 FT
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FACILITIES + Amenities
A diverse array of organizations, spaces, and institutions constitute LIC. From new waterfront esplanades,
to long-standing cultural institutions, to critical social services, these amenities create the unique character
of this neighborhood.59,60 As shown below, the concentration of facilities varies between the half-mile radius
surrounding the Project Site and the Study Area.
PROJECT SITE & SURROUNDING 1/2 MILE STUDY AREA
Number of Facilities

Example

Number of Facilities

Example

Parks, Gardens,
Historical Sites

●●●●●●●●●●●●●●

Gantry Plaza State
Park

●●●●●●●●●●●●●●●●●●●●●●●●●●●●●
●●●●●●●●●●●●●●●●●●●●●●●●●

Hunter’s Point South
Park

Libraries +
Cultural Facilities

●●●●●●●●●●●●

Queens Public
Library Hunters Point

●●●●●●●●●●●●●●●●●●●●●●●●●●●●●
●●●●●●●

Queens Public
Library Court Square

Health + Human
Services Facilities

●

Floating Hospital

●●●●●●●●●●●●●●●●●●●●●●●●●●●●●
●●●●●●●●●●●●●●●●●●●●●●●●●●●●●

Queens Health
Center

Education, Child
Welfare + Youth
Facilities

●●●●●●●●●●●●●●●●●●●●●●●●●●●●●

Mosaic Pre-K Center

●●●●●●●●●●●●●●●●●●●●●●●●●●●●●
●●●●●●●●●●●●●●●●●●●●●●●●●●●●●
●●●●●●●●●●●●●●●●●●●●●●●●●●●●●
●●●●●●●●●●●●●●●●●●●●●●●●●●●●●
●●●●●●●●●●●●●●●●●●●●●●●●●●●●●
●●●●●●●●●●●●●●●●●●●●●●●●●●●●●
●●●●●●●●●●●●●●●●●●●●●●●●●●●●●
●●●●●●●●●●

Information
Technology High
School

Cultural +
Community Based
Organizations

●●●●●●●●●

Plaxall Gallery

●●●●●●●●●●●●●●●●●●●●●●●●●●

MoMa PS1

● = one facility
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Cornell Tech and LaGuardia
Community College
The Project Site is adjacent to two highly regarded educational institutions
that could impact future development via business and workforce
development synergies:
•

Cornell Tech on Roosevelt Island was the winning proposal for a 2010
City-led initiative to attract an applied science campus as a means of
diversifying NYC’s economy. Only a five-minute ferry ride from the
Project Site, the 300-student campus is a new hub for engineering
and technology. It hosts two incubators, the Tata Innovation Center
and the Jacobs Institute. Both provide students with ample resources
to establish startups, conduct groundbreaking research, and create
new technologies. As of May 2019, 70 startups had been formed on
the Cornell Tech campus, 90% of which were headquartered in NYC.61
Cornell Tech has also developed several workforce development
initiatives, including a partnership with the City University of New
York (CUNY) to close the gender gap in tech employment through the
Women in Technology and Entrepreneurship (WiTNY) program. Based
on an interview with Cornell Tech officials, the university has always
considered the LIC waterfront as a natural landing spot for student
startups, especially those in need of step out space for early business
phases.62

•

LaGuardia Community College, located in the eastern portion of the
Study Area, has a long presence in LIC. It is ranked #5 among national
two-year colleges for moving low-income people to the middle class
and above.63 With over 17,000 students, and only a ten-minute bike ride
from the Project Site, LaGuardia Community College serves a diverse
population, offers 55 degree programs, and supports numerous career
services, including computer literacy, English language training, and 80
continuing education and certificate programs. LaGuardia Community
College also provides business support services through NYDesigns,
a design and hardware tech incubator, and 10,000 Small Businesses, a
business management and education program focused on providing
entrepreneurs with the mentorship they need to grow their businesses.
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Physical Connectivity
With strong connections to Midtown Manhattan, North Brooklyn, and Western
Queens, LIC is a transit-rich neighborhood. The Study Area sits at the nexus
of multiple local and regional transportation networks that connect workers,
residents, and visitors to LaGuardia and JFK Airports, Metro North, the LIRR,
Pennsylvania and Grand Central Stations, the 7 train corridor in Queens, and G
train corridor in Brooklyn.

4,750
Workers who live
in the Study Area
commute out of the
neighborhood for
work

The half-mile radius around the Project Site includes 35 bus stops, three
subway stations, and an LIRR station, as well as increased mobility options
including an NYC Ferry stop and over 13 CitiBike stations. Via subway, Midtown
Manhattan and Brooklyn can be reached by a five-minute ride, and Cornell
Tech on Roosevelt Island can be reached by a five-minute ferry ride.

104,000

Within the Study Area, subway ridership continues to grow, increasing by 8%
over five years, from 37,821 average weekday riders in 2014 to 40,845 in 2018.64
Over 93% of the ~45,000 workers who live in the Study Area commute out
of the neighborhood for work, while over 104,000 workers commute to the
Study Area daily from other neighborhoods.65 The B32 and Q103 buses, both
north-south running waterfront routes that connect NYCHA developments to
this site, have seen notable ridership gains, increasing by 26% and 74% over
the same time period, respectively.66 Despite the wealth of transit connectivity
overall, interviews with real estate brokers and community organizations reveal
that the Project Site has the perception of being not readily accessible as
compared to other places in the Study Area.67 Large, mixed-use districts often
have dedicated transit linkages, such as the recent 7 train expansion to serve
at Hudson Yards or the Silver Line extension in Boston’s Seaport Square. The
Project Site currently lacks such immediately proximate linkages.

Workers commute
to the Study Area
daily from other
neighborhoods

Transit in and near LIC, including subways, bus routes, NYC Ferry stops, and CitiBike stations

Train
Subway Station
7
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Long Island Rail Road

Project Site
Bus

Bus Line
Ferry
East River
Astoria
Lower East Side
Soundview
Bike
CitiBike Station
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Opportunities and Challenges Toward A New District
01

The Project Site is proximate to two highly
regarded educational institutions that
can provide robust partnerships for future
workforce development, and a cohort of
emerging firms looking to locate close to
their alma maters.

02

The Study Area has a strong transit
network that allows for easy access to
other parts of the city. However, some
stakeholders and real estate brokers report
that the Project Site is perceived as distant
from the subway and the Court Square
commercial center.

03

LIC has significant and diverse community
facilities that future development can
support and build upon by offering
expanded or subsidized space for existing
stakeholders, and filling in targeted gaps for
educational and health uses immediately
on or surrounding the Project Site.
Limited amenities, especially shops and
restaurants, exist on the Project Site. These
neighborhood amenities will be necessary
to bring together adjacent communities as
well as create an attractive location for new
development.

04

A new district can leverage Queens’
entrepreneurial spirit and LIC’s diverse
base of entrepreneurs and small businesses
to nurture locally-owned enterprises
and wealth creation through business
ownership. The Project Site may offer
subsidized spaces to help local businesses
stay in LIC and combat the effects of
secondary displacement.

05

A new district can build on LIC’s diverse
business base and provide new customers
for existing businesses. The mix of industry
and different sized businesses provides
a ready market for new amenities and
eclectic uses that can support an initial
phase of development - and create
conditions for large-scale mixed uses over
time.

Cornell Tech on Roosevelt Island, a five-minute ferry from the Project Site
(Nova Concepts/Cornell Tech)
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Real estate market geographies
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REAL ESTATE CONTEXT
This section examines office and industrial real estate in three geographies:
the LIC Market (as defined by Cushman & Wakefield), the Court Square
Submarket (also defined by Cushman & Wakefield), and the Waterfront
Submarket (defined by the Consultant Team).68 The analysis emphasizes the
market context for expanding office development since most job growth is
occurring in office-dependent sectors. ‘Office’ includes new construction and
renovated space, as well as office properties differentiated by property class
(Class A, B, and C).69 Analysis focuses on the supply, absorption of the existing
office space, and development pipeline by property class. Information on the
development pipeline did not differentiate properties by class; these projects
are categorized by new construction, under renovation, and proposed. The
analysis also considers industrial uses, in accordance with LIC’s history as a
manufacturing hub. The Waterfront Submarket contains the site that Amazon
had identified for the company’s HQ2 in 2018.
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OFFICE MARKET
LIC office development is concentrated in Court Square. The Project Site
and surrounding Waterfront Submarket currently lack a modern, newly
developed office market. As of December 2019 Court Square accounted for
75% of LIC’s total Class A inventory of 5.9 million SF.70 Approximately 3.2
million SF was available for lease in the LIC Market as of December 2019,
representing a 21% availability rate across all office types, including new
construction and repositioned, older properties. Court Square’s share of
office space expanded in 2019 with the completion of the JACX, a 1.2 million
SF two-building complex. JACX was the first large-scale new construction
office development in LIC in eight years and was fully leased before
occupancy. With the exception of One Court Square (the former Citibank
building), currently available office space is concentrated in renovated
properties (as opposed to newly constructed office buildings).
In December 2019, the LIC Market contained a pipeline with 3.6 million SF of
additional office development, including 920,000 SF of new construction,
1.95 million SF of building renovations, and 718,000 SF of proposed
projects.71 Another 492,000 SF of speculative life sciences lab space is
being developed across three building renovations, with two of them near
completion.
Demand has increased for high quality outer borough office space, which
is balancing LIC’s growing supply.72 Annual net absorption of office space
for the entire LIC Market was almost 1.3 million SF through December 2019.
Gross absorption of office projects reached almost 2 million SF in 2019
— approximately four times the annual average (542,000 SF) since 2010
and more than twice the prior peak gross absorption (936,000 SF in 2011).
Full pre-leasing of the JACX demonstrates that large new construction
projects can attract office tenants to LIC at a scale much larger than historic
absorption levels.

View of Manhattan from LIC (Developer Group)
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Despite increased demand, average Class A asking office rents in the LIC
Market and the Court Square Submarket are too low to support the cost
of new ground up construction. As of the third quarter of 2019 (2019 3Q),
the LIC Market and Court Square Submarket command $39.50 per SF
(PSF) and $53.75 PSF, respectively. The provision of as-of-right incentives
(and other public sector tools, like zoning, tenant recruitment campaigns,
and infrastructure improvements) will be necessary to support office
development. As noted by brokers, incentives have been the key ingredient
stimulating office construction across the LIC Market to date. JACX benefited
from both REAP and ICAP incentives. Both programs are as-of-right in outer
borough and upper Manhattan locations, and routinely support job growth
and industrial development for businesses at multiple scales.

Rent comparisons
LIC asking rent comparisons (2019 3Q)
CLASS A OFFICE RENT

$39.50/SF

INDUSTRIAL MARKET

$53.75/SF

COURT SQUARE

LIC MARKET

$24.50/SF

$22.00/SF

$28.00/SF

WATERFRONT SUBMARKET

New construction asking rents across the city (2020)

$55-$70/SF
LIC

$65-$85/SF
EMPIRE STORES
BROOKLYN
$55-$75/SF
BROOKLYN NAVY
YARD DOCK 72

$100-$155/SF
HUDSON
YARDS
$70-$105/SF
WORLD
TRADE CENTER

$115-$160/SF
MIDTOWN
MANHATTAN

Rents in competitive markets may be lower than reported due to concessions, such as
incentives or rent abatements. At One World Trade, tenant incentive packages drive rents
down by as much as 11%. City incentives, such as REAP and ICAP that are available in LIC,
Empire Stores and Brooklyn Navy Yard, the latter being eligible for discounts at $15 PSF,
reduce the effective lower rents from the perspective of certain tenants.

Karp Strategies, 2020
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INDUSTRIAL MARKET
LIC has a large and stable market for industrial space, with less available than
in the office market and a smaller development pipeline. The LIC Market’s
industrial inventory totaled 21 million SF in 2019 3Q and grew by 1% (203,000
SF) since 2010. In the Waterfront Submarket, industrial space totaled 2.9
million SF in 2019 3Q but declined by 6.7% (over 207,000 SF) since 2010.
Demand for industrial space in both market areas has declined since 2016,
with consistent negative absorption of space from 2016 to 2019. This trend
suggests that more industrial space has been vacated than newly leased in
recent years.73
Even with the declining demand, available industrial space for lease was low
as of 2019 3Q: the Waterfront Submarket and LIC Submarket had 5% (136,150
SF) and 7% (1.5 million SF) availability, respectively. Anecdotal and survey
evidence suggests continuing demand for industrial space, with certain
manufacturing and adjacent businesses growing in place or moving in. The
2016 LIC Partnership business survey identified demand for 492,000 SF
among industrial firms over five years. As of December 2019, industrial space
in the LIC Market had a pipeline of eight projects totaling 743,000 SF.74
Several conversions of industrial properties into office and lab space are also
occurring, including the Factory, the Falchi Building, the Blanchard Building,
and the Standard Motor Products Building. These renovations may shrink the
LIC Market’s overall supply of industrial space in the future.

The office and industrial pipeline as of December 2019 shows few new office
and industrial projects in the Waterfront Submarket

Project Site

Waterfront Submarket

Court Square Submarket

Future
Development
Projects
LIC Market
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Karp Strategies, 2020
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Opportunities and Challenges Toward A New District
01

Establishing a strong office market at the
Project Site will require changes in how
prospective tenants view the Waterfront
Submarket area. The Project Site needs
to emerge as an alternative office location
to Court Square, LIC’s current office
hub. Changes may include an upgraded
pedestrian experience, amenities, and
density.

03

New district office development will
rely on existing as-of-right incentives to
address the gap between current rents
and the cost of new office construction,
to attract new users and catalyze a critical
mass of activity. Incentives have spurred
LIC commercial development to date,
and are commonly used in early stages of
mixed-use district building.

02

Demand for new LIC office space is
growing as evidenced by the JACX’s
leasing success and a significant increase
in gross and net office space absorption
in 2019. If this demand persists and grows
as firms in Western Queens expand — and
more firms seek alternatives to high cost
space in Manhattan — it will provide market
support for a new mixed-use district.

04

Large-scale office development will
take time. The associated economic
development impacts will occur in the
medium to long-term. A portion of the
current inventory, specifically in newly
constructed projects, will need to be
absorbed before additional large-scale
office development will be viable. If the
2019 level of office space absorption is
sustained, large-scale development should
be viable more quickly. The time horizon
will change depending on global and local
events and actions, such as via significant
government initiatives to accelerate
development.

The Citigroup building, a hallmark office development in the Court Square Submarket (Developer Group)
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MIXED-USE
ECONOMIC
DEVELOPMENT
DISTRICTS
Evaluating the potential of a job-intensive, mixeduse economic development district at the Project
Site requires understanding the context and
theory around developing such a district.
Why must it be dense — and what, if anything, is important about concentrating
businesses? How do businesses in close proximity work together in ways that
benefit the growth of a local economy and a local workforce? How does the
inclusion - or exclusion - of residential development help or hinder a district’s
growth? How are local factors considered and addressed?
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Edney Innovation Center (The Enterprise Center)

These questions are answered throughout the rest of the report, and this
section presents baseline economic development theory contextualizing
dense mixed-use district developments, with particular focus on the
agglomeration effects of the economy. It then highlights one model of this
type of development — innovation districts — that provides a lens through
which the Consultant Team assessed six case studies.
Dense mixed-use districts with concentrations of related businesses are
increasingly recognized as critical facilitators of economic development.
Economists have long recognized that firms and workers are more
productive in concentrated urban environments. Alfred Marshall was one of
the first economists to explain the reasons behind this higher productivity:
more efficient matching of firms with workers, sharing of common
suppliers and inputs across business, and the spillover of knowledge from
skills and learning transfer among proximate workers.75 More recently, the
economic benefits of spatial concentration are tied to the development of
industry clusters — related industries that rely on inter-firm relationships,
and common demand and supply factors to achieve a comparative and
competitive advantage.76

PAGE | 39

Michael Porter, a leading scholar of business and industry clusters, found
that the presence of (1) these related industries, (2) their supporting
suppliers, and (3) their capacity to create specialized production factors
(e.g., workers with specialized skills and applied research institutes tied
to cluster needs in a geographically concentrated area) is a key enabler
of their competitive success and driver of national and regional economic
development.77 The proximity of these assets spurs rivalry that accelerates
innovation, helps create mechanisms to continuously upgrade the
specialized labor, research, and other inputs needed to remain competitive,
and allows for the upgrading and generation of new startups and industry
entrants that foster innovation. A dense, mixed-use urban district is an ideal
way to establish this concentration of related industries, their suppliers
and supporting businesses, their diverse workforce, and applied research
organizations that enhance productivity and economic competitiveness.
Economic development experts also advocate for these districts’ capacity
to attract and retain the next generation of workers. Firms are increasingly
reliant on skilled and creative workers to be competitive, and companies
look to locate in areas that provide access to these people. In turn, these
workers, particularly younger ones, are increasingly looking to live in
places that offer diversity, cultural, recreational, and other amenities, and
are transit-rich and/or more walkable.78 Dense mixed-use districts provide
these features, and thus sustain the growth needed for substantial new
office and housing development.79

CIC innovation community (Cambridge Innovation Center)
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‘Innovation districts’ are one economic development model increasingly
utilized by global cities as a way to unlock local assets, foster diverse
investment and local entrepreneurship, and promote density. Brookings
Institution, a leader in public policy analysis and research related to
innovation districts, defines innovation districts as “geographic areas where
leading-edge anchor institutions and companies cluster and connect with
startups, business incubators, and accelerators. They are also physically
compact, transit-accessible, and technically wired and offer mixed-use
housing, office and retail.”80 The Global Institute on Innovation Districts
(GIID), an organization that grew out of Brookings’ research, estimates that
over 100 innovation districts have been formed worldwide since the term
was coined in 2000. Overall, this consolidated, intentional development
model has grown with increased urbanization. Innovation districts leverage
trends towards density, greener living, and the economic productivity of
proximity in the same way that great cities are built upon these principles.
Innovation districts often develop private or non-profit hubs, like the Edney
Innovation Center in Chattanooga, TN and the Cambridge Innovation
Center (now a global model), to centralize and coordinate these goals.
According to both Brookings and GIID, the success of innovation districts
also lies in their opportunity: to leverage and celebrate a city’s strengths,
grow and diversify its economy, close skills gaps, provide accessible jobs,
invest in infrastructure, and build much-needed housing.

100
Innovation districts
have been formed
since 2000

40-50%
Of jobs in innovation
districts do not
require a four-year
degree

The most successful innovation districts adhere to this definition, differing
from a traditional corporate or academic campus by integrating seamlessly
into the city’s urban fabric and prioritizing the development of open and
community space, flexible fit-outs and office sizes, varied housing options,
and infrastructure. Innovation districts leverage these factors to create
a strong sense of identity - a combination of the physical, social, and
industrial character - that is paramount to attract diverse tenants. While
‘innovation’ can be defined as doing anything in a new way - and some
innovation districts are industry-agnostic - most are built with science,
technology, advanced manufacturing, and health care in mind. The jobs
generated by and within innovation districts offer opportunities across skill
and education level: approximately 40-50% of jobs in innovation districts
do not require a four-year degree.81
With increasing economic and social power, global innovation district
leaders recognize the potential rising tension between connecting
innovation and inclusion. Many are working together to assess and
articulate ways in which innovation districts can address economic divides.
Brookings, together with the GIID, articulates ideas for pathways to regional
prosperity through strategies focused on local residents, businesses,
students, and investments that lead directly to equitable economic
development outcomes.
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Strategies include: (1) supporting the creation of locally-owned and/
or M/WBE businesses to generate jobs and empower residents; (2)
providing robust workforce development and educational programs to
create access to employment opportunities; (3) producing accessible
jobs in construction, especially to those who have previously been denied
opportunities (like the formerly incarcerated); and (4) thoughtfully
partnering with existing neighborhood organizations to address community
needs and mitigate displacement effects.82 In this way, innovation districts
can provide an economic bridge, marrying ingenuity with inclusion to close
the wealth gap by cultivating training facilities and skills pipelines that map
to the vast and varied employers close by. Critically, realizing such benefits
requires collective and cross-sector effort, merging private sector capital
with sometimes intensive infrastructural improvements and innovative
financing models from the public sector.83

Working in an innovation district (Cambridge Innovation Center)
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CASE STUDIES
This section presents six case studies of
innovation districts from around the globe,
each with important lessons to consider for the
development of a new mixed-use district.
While the future development may not be a traditional ‘innovation district’, these
case studies nevertheless allow for tangible lessons that may be applied to or
corrected for at the Project Site. With over 100 innovation districts worldwide,
the Consultant Team reviewed an initial scan of over 20 possible cases that best
replicated the baseline conditions in LIC.84 Key criteria informing the selection
included but was not limited to:
• A competitive real estate environment to understand how job-intensive,
mixed-use development is realized in market conditions similar to NYC/LIC;
• Significant public and private sector involvement;
• Lack of a pre-existing research institution or industry hub directly on
the development site, as many similar districts take shape in immediate
proximity to major academic institutions; and
• A location on the waterfront and/or in formerly industrial conditions, as
many of these areas experience similar opportunities and challenges,
including the ability to repurpose building stock and a lack of immediate
public transit connections.
Based on these criteria, Seaport Square (Boston), Mission Bay (San Francisco),
22@ (Barcelona), and King’s Cross (London) were selected. Two NYC districts
highlight workforce development models (data which was otherwise difficult to
find for more distant examples).
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Case studies in brief
King’s cross
London, england

Mission Bay
sAN FRANCISCO, CA

EST. 2007

EST. 2000

0

COMMERCIAL
BUILT SO FAR
PROJECTED

OPEN SPACE

67

303
ACRES

3.5

MILLION SF

3
2.5
2
1.5

MARKET RATE
HOUSING

4.5
4
3.5
3
2.5
2

0.5
0

1.5
1
0.5
0

50%

41%

1

1.5

MILLION
SF

37%

2.6

MILLION
SF

50%
Public parks and
open space

17%

TOTAL
AREA

AFFORDABLE
HOUSING

800

ACRES

TYPES OF USE*
OFFICE
HOTEL
RETAIL
CIVIC
HOUSING
RESEARCH
HOSPITAL

0

MILLION SF

PARCEL SIZE

800

59%
Public parks and open
space, including updated
waterfront access

TOTAL
AREA

637of 1,930 units

1,900 of 6,500 units

33%

29%

PROXIMITY TO
CLOSEST AIRPORT

14 MILES
*Information on land uses was not universally available across case studies.
Bar charts represent as much information as publicly available.

PAGE | 44

11 MILES

Seaport Square
BOSTON, MA

22@
BARCELONA, SPAIN

EST. 2006

EST. 2000

0

800

0

800

23

494

ACRES

ACRES

50

3
2.5
2

40
MILLION SF

MILLION SF

3.5

1.5
1

30
20
10

0.5

0

0
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1.3

MILLION
SF

39%

46%
Including public
plazas, pedestrian
ways, and parks

TOTAL
AREA

15

MILLION
SF

6%

3 MILES

28 acres of new open space,
and 1.6 million sf of community
facilities

TOTAL
AREA

450 of 3,200
total units

14%

35%

4,000 of 8,614
total units

46%

12 MILES

Karp Strategies, 2020
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Case Study

01

Boston, MA

Seaport Square
DISTRICT SNAPSHOT
Seaport Square is a private sector and largely market-rate mixed-use project
in Boston’s larger Seaport District being developed under a City-approved
7.6 million SF master plan. It was part of a large City-led effort to market
and grow the Seaport District as an innovation district, and followed the $15
billion Federal and State-funded Big Dig project that removed and buried
an elevated highway and transformed the area’s design. Seaport Square has
contributed to the Seaport’s redevelopment into an active, mixed-use district
that is attracting new development for housing, offices with technology
firms, and a mix of parks and hotels, along with civic, retail, restaurant,
and entertainment uses. Seaport Square was not designed to purposefully
advance inclusive economic development but contributes to this goal
through required financial contributions to two City affordable housing and
workforce training funds.

DEVELOPMENT TRAJECTORY
Seaport Square followed several decades of large public investments in
transportation and facilities that transformed Boston’s Seaport to establish
the conditions for large-scale redevelopment. Most of these investments
were part of the $15 billion Big Dig project completed in 2007 and funded
60/40 by the Federal and State governments. Big Dig improvements
included: (1) reconstructing the elevated highway between the Seaport and
Financial Districts underground; (2) building a new tunnel connecting the

Seaport Square, one of the fastest developing areas of Boston (WS Development & Sasaki)
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Seaport to Logan Airport; (3) introducing a new Silver Line Bus Rapid Transit
route that connects the Seaport District to the South Station subway/rail
transit hub and Logan Airport; and (4) creating the Rose Kennedy Greenway
park along the former elevated highway. In 2004, a new 516,000 SF Boston
Convention and Exhibition Center opened in the Seaport – close to the
Seaport Square site, and was jointly funded by the City and State at a cost of
over $600 million.
The Boston Redevelopment Authority (BRA) permitted the Seaport Square
Master Plan in 2010 following a multi-year planning process run by Boston
Global Investors, Morgan Stanley, and WS Development. Plans for the
23-acre site envisioned a 24/7 mixed-use neighborhood with office and
research space, housing, retail, restaurants, hotels, and cultural institutions.
Concurrently, Boston was promoting the 1,000 acre Seaport District as an
innovation area. Through these efforts, the City attracted several new users
to the Seaport District in 2010 and 2011 that provided critical momentum for
this goal: (1) the MassChallenge business accelerator program; (2) Babson
College, a suburban college focused on business and entrepreneurial
education, that leased 3,500 SF for classrooms and other space; (3) the
50,000 SF Fraunhofer Institute Center for Sustainable Energy (CSE); and
(4) Vertex Pharmaceuticals, who relocated its Cambridge headquarters with
1,200 workers to a new 1.1 million SF complex at the Fan Pier development
near Seaport Square.85 A 2017 amended Master Plan expanded the project
from 6.2 to 7.6 million SF: office and research space grew from 1.25 to 2.8
million SF; housing expanded by 450,000 SF to 3.2 million SF; and hotel,
retail, restaurant, entertainment, and civic uses together decreased from 2.3
to 1.6 million SF. The amended Master Plan has 20 buildings on 13 blocks.
After the 2010 Master Plan, Seaport Square developed first with housing,
hotel, retail, and entertainment uses, with office development coming later.
Park and public realm improvements and the District Hall civic space were
other early project components. From BRA approval in October 2010 to the
amended plan in November 2017, seven buildings were completed with over
1.9 million SF:

•
•
•
•
•

182,000 SF across two hotels;
1,025,000 SF of housing in two mixed-use buildings;
275,000 SF of retail, restaurant, and entertainment space in three mixeduse buildings;
451,000 SF of office space in two mixed-use buildings (one 16,200 SF);
and
8,200 SF in civic uses across two mixed-use buildings (District Hall and a
chapel).

Development has accelerated since 2017, particularly for office uses. An
887,000 SF housing project and 185,000 SF mixed-use office/retail building
began construction in late 2017. Two large commercial buildings with single
office/research tenants were underway in late 2019: (1) 525,000 SF for
Amazon offices plus 81,000 SF of retail space started construction in May;
and (2) Foundation Medicine committed to lease 580,000 SF in a new
building, relocating its headquarters from Cambridge. When completed,
these four projects will bring Seaport Square to a two-thirds build-out, with
2,000 of 3,200 planned housing units and over 2.1 million SF of office and
retail space completed.

2010
Master Plan
permitted 6.2M SF of
development

2011
Saw anchor
attraction in
Babson College
and MassChallenge
accelerator

2017
Master Plan
amendment
expanded project SF
from 6.2 to 7.6M SF

2019
Two large
commercial
buildings underway
for Amazon and
Foundation Med.
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$7.5M
One time payment
for community
activities

$41.5M
Linkage payments
to fund affordable
housing and
workforce
development

40%
Of apprentice
construction work
hours must go to
people of color

PLACEMAKING, ACTIVATION, AND CONNECTIONS
Park and public realm improvements have been central to transforming and
activating Seaport Square. Nineteen open space, public realm, pedestrian
way, and street improvement projects, comprising over one-third of district
land, are being built and funded by WS Development. Pedestrian only-open
spaces include parks, plazas and courtyards, and a linear pedestrian way that
connects the district to the waterfront. WS Development works with other
stakeholders to plan and coordinate activities that include a farmer’s market,
outdoor concerts, and fitness classes. The company is contributing $7.5
million in total to fund these and other community activities. Restaurants,
shops, and an entertainment complex also activate the district along with
District Hall — a 12,000 SF combination public meeting/event space and an
innovation center built by Boston Global Investors, a real estate development
firm, and now managed by Venture Café Foundation, a 501(c)(3).86 District
Hall includes Venture Café/Cambridge Innovation Center, with coworking
space, training, and other support for startup ventures — plus space for
public and civic meetings that number over 500 annually.
Seaport Square is a ten to 15 minute walk to South Station, with the Red
Line subway, Amtrak, commuter rail lines, and an adjacent intercity bus
terminal. It is served by the Silver Line Bus Rapid Transit service, a nearby
Water Shuttle, and additional bus lines. Ramps to the I-93 interstate highway
and Ted Williams Tunnel (to Logan Airport) are also adjacent to the district.
Despite these services, Seaport Square faces challenges due to the Silver
Line’s limited ridership capacity, something Boston is looking to address by
expanding ferry service.87

INCLUSIVE DEVELOPMENT COMPONENTS
Seaport Square advances inclusive development by adhering to City
policies, plus its own onsite housing and small business efforts. There are
no district-specific workforce development efforts being undertaken by WS
Development. Boston’s inclusive development policies that WS Development
must meet include:

•

•

•

Required developer payments to citywide trusts that fund affordable
housing and workforce training programs. Seaport Square is projected to
pay $41.5 million in ‘linkage’ payments in addition to the $7.5 million for
community activities noted earlier;88
Inclusionary affordable housing with onsite requirements and alternative
off-site and financial buy-out options. Seaport Square agreed to build
450 affordable units on site (14% of all housing units), slightly above the
13% requirement; and
Boston Resident Jobs Policy, in which at least 51% of journey and
apprentice construction work hours for each trade must go to Boston
residents, 40% of the total journey and apprentice work hours for each
trade must go to people of color, and 12% must go to women.

Additional community benefits include: (1) building 15% of housing units as
“innovation housing and workforce housing,” with smaller units, live-work
spaces, and large common areas; (2) a set of nine small pop-up stores to
incubate new and emerging small businesses on a rotating basis; and (3)
$50,000 in annual grants to local non-profit organizations for ten years.
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IMPACT, CHALLENGES, AND SUCCESS FACTORS
Along with other projects, Seaport Square has contributed to transforming the broader
Seaport District into a new, active, mixed-use innovation district, with a large impact on
Boston’s employment base. It is projected to create 10,000 construction and 20,000
permanent jobs when fully built out. However, no strategy exists to link these permanent
jobs to Boston residents, and reduce income and wealth disparities. While Seaport Square
is adding over 400 affordable housing units, most of its housing is high-rise luxury condos
and apartments. The Seaport District’s emergence as a major employment center with many
shops and restaurants has contributed to far higher rents and home prices in neighboring
South Boston — historically an affordable working class neighborhood.89

LESSONS FOR LIC
•
•
•

•

•

Public investments and action to improve transit and generate anchor uses and activities
are important to building a strong market for development.
A larger City effort to brand a district, attract early uses, and promote entrepreneurship
and innovation can change business and industry perception of a district.
Developers can play an important role in activating a district through funding and
coordinating placemaking activities and attracting a tenant mix that contributes to day
and nighttime activity.
Intentional strategies, policies, and programs are needed to directly link opportunities
for living wage jobs and wealth creation between the district to city and neighborhood
residents.
Together with other factors, the potential for a new mixed-use district to result in raised
housing costs in adjacent neighborhoods should be anticipated and planned for in order
to reduce potential impacts and limit displacement risk.

Public space activation at Seaport Square (Ed Lyons, Creative Commons)
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Case Study

02

San Francisco,
CA

Mission Bay
DISTRICT SNAPSHOT
For decades, a mostly dormant brownfield railyard and shipyard with
crumbling warehouses sat on prime bayside real estate next to San
Francisco’s thriving downtown. The district, Mission Bay, was a largely blank
slate when redevelopment began in the 303-acre area in 2000. In a rare
opportunity to address San Francisco’s growing affordability crisis and create
new opportunities for research and academic space, Mission Bay was cited
as a place to accommodate growth. Since then, Mission Bay has evolved into
a mixed-use neighborhood consisting of high- and mid-rise housing, a major
university research campus, biotechnology companies, and retail corridors.
Mission Bay is the product of a close partnership between San Francisco’s
Planning Department and a major developer, Catellus.

DEVELOPMENT TRAJECTORY
Mission Bay was formed to respond to increasing demand for housing and
to strengthen San Francisco’s prowess in the research, development, and
biotechnology economy. Through the San Francisco Planning Department,
a final redevelopment plan for the district was approved in 1998 after an
earlier 1991 plan stalled due to a stagnant commercial real estate market. This
later redevelopment plan was the key policy and regulatory tool that gave
broad powers to developers to implement their vision. It was supported by
liberalized zoning in the redevelopment area to allow more flexibility than
normal City zoning.

Mission Bay, with a rendering of the new Chase Center, home of the Golden State
Warriors (Manica Architecture/Golden State Warriors)
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With an anticipated 30-year buildout, the plan called for 6,000 new
housing units, 28% of which would be designated affordable, over 50 acres
of parks (17% of the total area), 4.4 million SF of office space, 419,000
SF of city-and neighborhood-serving retail space, and a new college
campus.90 It envisioned a new neighborhood that would eliminate blight,
correct the area’s environmental deficiencies, increase affordable housing
options, and spur key economic sectors, including biotechnology and
telecommunications. The plan also called for a pedestrian-friendly, transitoriented, mixed-use environment with ample access to open space and the
waterfront of both Mission Bay Creek and San Francisco Bay. Catellus, a
private firm that evolved from the Santa Fe and Southern Pacific railroads
that owned the underutilized railyards, owned most of the surrounding land
where the neighborhood now sits. Catellus was named the Master Developer,
with the City retaining ownership of public open space, right-of-ways, and
affordable housing — and Catellus owning the rest.
Anchoring the Mission Bay neighborhood is a University of California, San
Francisco (UCSF) research and medical campus. In the mid-1990s, UCSF
was actively seeking a major new research site, prompting Catellus and
the City to jointly donate land for the 43-acre campus. University facilities
were the first major developments in the southern part of Mission Bay;
housing and commercial development largely followed the university. UCSF’s
2.65 million SF research campus now includes a 550-bed hospital, seven
research buildings, a campus community center, and a university housing
development.91
As of 2019, more than 2.6 million SF of commercial development has been
completed with another 1.8 million SF under construction.92 Commercial uses
include both office and research/development space designed specifically to
attract the biotechnology industry. UCSF’s campus is ringed on three sides
by 6 million SF zoned for a broad, flexible range of uses—from lab to office,
multimedia, and manufacturing. Alexandria Development, a nationwide
builder of ‘science hotels,’ has developed one-third of the commercial
space in the neighborhood, including over 540,000 SF of laboratory and
incubator space for life sciences firms built from 2006 to 2010.93 Mission
Bay is now home to prominent life sciences companies including FibroGen,
Nektar, Celgene, Bayer, and Pfizer, along with four life sciences incubators.
More recently, large-scale office users, more than biotechnology firms and
laboratories, have been attracted to the district. Uber and Dropbox are
moving their headquarters to the neighborhood, with office space currently
under construction. An additional 419,000 SF of neighborhood-serving retail
is largely concentrated along two distinct corridors rather than spread evenly
throughout the district, creating pedestrian-oriented retail zones.
The neighborhood is divided by Mission Bay Boulevard into two subdistricts:
Mission Bay North, which largely consists of housing; and Mission Bay
South, comprised of commercial and office uses, and the UCSF campus.
Catellus built infrastructure for the whole neighborhood, using funds raised
through Tax Increment Financing (TIF). By 2010, the TIF was producing $6.8
million annually for Mission Bay South and $11.1 million annually for Mission
Bay North. Eighty percent of these revenues were dedicated to housing
development, while the remaining 20% paid for infrastructure bonds.94 In its
agreement with the City, Catellus assumed the estimated $400 million costs
of infrastructure — which ballooned to an eventual $700 million.

1998
Redevelopment plan
approved

2003
UCSF campus
locates in Mission
Bay

2010
By this year, 540K
SF of lab and
incubator space built

2019
2.6M SF commercial
completed, with 1.8M
SF underway
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QB3
incubator
encourages growth
of small companies

30-40%
Construction
contract goals for
M/WBE

PLACEMAKING, ACTIVATION, AND CONNECTIONS
A mix of uses, an active campus, and parks all contribute to placemaking
and a 24-hour public realm in Mission Bay. The district is within walking
distance of the city’s financial center, and abuts thriving neighborhoods and
Oracle Park, home of the San Francisco Giants. A 50-acre network of public
open space between the neighborhood and the UCSF campus, including
5.4 acres of waterfront parks, serves the district with parks designed to
be local destinations, not citywide attractions. Funding for the parks,
including recreational sports and boating facilities, comes from annual
assessments against private property in the district. In San Francisco, this
mechanism known as Community Facility Districts (CFDs) or Mello Roos,
authorizes developers to sell tax-exempt bonds to fund and maintain public
infrastructure.95 The district’s parks develop as adjacent housing is built.
Mission Bay is well-served by transit, with the Muni’s Third Street Light Rail
System, bus, and ferry service, and a nearby CalTrain station for regional
commuter service. A new public library, police station, and fire station were
also developed as part of the new neighborhood, and a new public school is
in early planning stages. The library, school, police, and fire investments were
paid for by separate citywide bond measures.

INCLUSIVE DEVELOPMENT COMPONENTS

1.2K
Affordable housing
units completed as
of 2019

Inclusive development initiatives in Mission Bay include business incubators,
targeted contracting, and affordable housing. The California Institute of
Quantitative Biosciences (QB3) launched the QBE Mission Bay Incubator
Network in partnership with the City of San Francisco, San Francisco Center
for Economic Development, San Francisco Chamber of Commerce, and
FibroGen, Inc. This network encourages growth in the bioscience industry
and increases access to lab space for small companies. Development
projects in Mission Bay work to award 30% to 40% of construction contracts
to M/WBE Business Enterprises. Two workforce development organizations
(Young Community Developers and Mission Hiring Hall) established a hiring
pipeline of local construction workers to fill 25% to 35% of these jobs.96 These
efforts supplemented job training programs available through City agencies
and UCSF, including programs to train individuals without college degrees
for lab technician jobs.
As of 2019, 5,789 housing units have been completed in Mission Bay,
including 1,191 affordable units. Another 725 affordable units are in the
pipeline, including residences for homeless veterans.97 As part of the Mission
Bay plan, private developers are obligated to provide 255 of these units in
market-rate projects and the remaining 1,445 units are built by non-profit
organizations on land provided to them by Catellus.98

IMPACT, CHALLENGES, AND SUCCESS FACTORS
Mission Bay created a new mixed-use city neighborhood that has added
several valuable assets to San Francisco: a new expanded UCSF campus and
research center; a new business center supporting biotechnology, IT, and
other industries; close to 2,000 units of affordable housing; and expanded
jobs for less educated workers.
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Mission Bay park (MJM Management)

The City and its partners started with a nearly blank canvas, though one
that was well located to thrive. UCSF’s role as an anchor institution and
research center were vital to attracting other companies, creating new jobs,
and expanding the City’s health system. City investments to expand transit
access helped make Mission Bay more accessible and attractive to live, work,
and play. The authority vested in the redevelopment plan was critical for the
project’s success by incentivizing office development, reducing city planning
administrative and approval barriers, and liberalizing zoning restrictions.

LESSONS FOR LIC

•
•
•
•
•

Flexible regulation on a district scale helps reduce legal and
administrative barriers to building, allowing developers to adapt to new
opportunities and changes in resident and business needs.
Value capture and financing tools, such as TIF and assessment districts,
can be an effective way to finance parks, affordable housing, and new
infrastructure.
The proximity of a university or large research center is a major stimulus
to development and catalyst to attract innovation-oriented businesses.
With appropriate financing and density, a large share of affordable
housing can be incorporated into a new mixed-use neighborhood.
Intentional and diversified efforts by Catellus resulted in inclusive
contracting and local hiring for construction jobs, whereas permanent
position training occurred through public and non-profit partners. More
data, not currently publicly available, is needed to ascertain the success
of these efforts.
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Case Study

03

Barcelona, Spain

22@
DISTRICT SNAPSHOT
22@, often cited as one of the world’s first innovation districts, emerged
from the new urban policy and image that Barcelona developed from hosting
the 1992 Olympic Games. Established in 2000, as the result of rezoning
and substantial public investment in infrastructure, housing, and workforce
development, 22@ repositioned the 494-acre industrial neighborhood of
Poblenou. Formerly home to textile, metallurgy, food, and wine processing
factories, and an industrial port, 22@ became a center of businesses and
research for new industries that include IT, biotechnology, and media
companies along with mixed-income housing and new public spaces.

DEVELOPMENT TRAJECTORY
Barcelona’s hosting the 1992 Summer Olympics had an enormous impact on
the city’s global reputation and economy. The Olympic Village, sited within
the Poblenou district, was a catalyst for redevelopment of the waterfront, the
establishment of new facilities like the Catalan National Theater, and private
investment in post-industrial areas.99 In the mid-1990s, the City’s planning
department drew up proposals for the neighborhood to transition towards
providing a mix of services, industries, and housing along with greater job
opportunities. The reimagining of Poblenou, as part of Barcelona’s 1999
Master Plan, aimed to preserve industrial fabric while generating new
opportunities in knowledge industries by connecting universities and new
industries with a growing workforce.

22@ has transformed a former industrial neighborhood into a booming knowledge center
(Marta A A, Wikimedia Commons)
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The Barcelona City Council approved the plan which rezoned the
neighborhood from its industrial designation, 22a, to 22@, (categorized as
@ activities) with the goal of creating a compact urban area dedicated to
burgeoning technology industries. These new activities included research
and development, IT, and cultural sectors, signaling a new orientation for
Barcelona’s economy. The plan and rezoning sought to develop a residential
neighborhood alongside a new business center. It created the conditions
and incentives necessary to ensure that private development invested in
public projects that aligned with City goals, including energy reduction and
becoming a global competitor. The plan allowed for 43 million SF of office,
commercial, and research spaces, and 2.3 million SF of community space and
parks. A new City-capitalized economic development municipal corporation,
22@bcn S.A., was created to manage implementation of the district.
To incentivize industry clustering and attract tenants, Barcelona invested
¤180 million into new neighborhood infrastructure, including district-wide
fiber optic cabling, a pneumatic waste collection system, and a modernized
power grid. This funding also covered the transformation of 22 miles of
streetscape, including plans to reduce private vehicle movement. These
investments were consistent with citywide goals to curb energy consumption
and encourage compact development. To promote efficient energy use, 22@
established district-wide electric, heating, and cooling systems.
22@ was intentionally formed in five clusters: energy, medical technology,
IT, design, and media, with 69% of district firms linked to one of these
clusters. This clustering has been successful for businesses and organizations
that benefit from proximity to other innovative and knowledge-based
activities. Major IT employers include Yahoo! I+D, Facebook, Mediapro,
WeWork, Microsoft, and Vistaprint. In 2018, Amazon set up a research and
development office in 22@ focused on artificial intelligence — one that is
expected to employ up to 500 people.100 Biomedical research institutions
have a large presence in the area. Inaugurated in 2006, Barcelona Biomedical
Research Park hosts six research and innovation centers: the Hospital del
Mar Medical Research Institute (IMIM), the Department of Experimental and
Health Sciences of the Pompeu Fabra University, the Centre for Genomic
Regulation, the European Molecular Biology Laboratory (EMBL Barcelona),
the Barcelona Institute of Global Health (ISGlobal), and the Institute of
Evolutionary Biology. Their combined annual R&D budget is ¤90 million and
they employ over 1,500 people. In 2015, the University of Barcelona (UB)
launched the first phase of its Humanities and Social Sciences Park in the
district.
There are 93,000 daily workers in 22@ and over 8,000 companies. Between
2000 and 2015, 22@ had attracted 4,500 new companies and 56,000
workers, 72% of which were college-educated.101 Almost half (47%) of these
companies are startups and 31% are technology and knowledge-based
companies.102 A wide range of business sizes are represented: among a
survey of 812 companies, 58% of employees work for companies with more
than 199 employees, 28% work for companies with ten to 49 employees, and
14% work for small companies (between one and nine employees).103 The
district has continued to develop at a rapid pace: in 2018 alone, 22@ leased
over 1.3 million SF of office space — a 14% increase from the previous year —
and 33% of the citywide total.104

43M
SF of commercial
and research space
allowed in 22@

¤180M
Euro invested in new
neighborhood
infrastructure

69%
Of district firms
are linked to five
intentional industry
clusters

93K
Daily workers in 22@
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2.3M
SF set aside for
community facilities
and open space

4,000
Affordable housing
units committed

22@
Network connects
and nurtures
entrepreneurs

PLACEMAKING, ACTIVATIONS, AND CONNECTIONS
Part of 22@’s success comes from deep investment in transportation, open
space, community facilities, and affordable housing. The City incorporated
a value capture tool to extract public benefits from density bonuses. Once
a parcel receives additional density, 30% of the total land area must be
transferred to the City for public uses: 10% for affordable housing, 10% for
open space, and 10% for community facilities (known as ‘7@ amenities’).
Property owners also pay an assessment per square meter of land
developed, which funds public facilities that include schools, workforce
development spaces, and community centers.
The district is well connected to multiple transit modes. 22@ has access
to metro, tram, and an extensive bus network. As part of a larger strategic
plan for Barcelona’s east side, a new high-speed rail station was developed.
These transit services were expected to result in 48% of people traveling to
Poblenou via public transportation. New parks, including Parc Diagonal Mar
and Parque Central de Poblenou, serve as outdoor ‘playgrounds’ and provide
gathering spaces along the waterfront and the Besòs River.
The preservation of Poblenou’s industrial character mixed with new building
typologies has created a heterogeneous place. The Industrial Heritage
Protection Plan was approved in 2006 to protect Poblenou’s legacy as a
manufacturing center, as well as to encourage its coexistence with new
development by providing opportunities for adaptive reuse. The Protection
Plan preserved 144 significant industrial buildings and expanded the
spectrum of uses allowed in these structures. Redevelopment within the
22@ district has arisen as a result of partnership between the City Council,
private sector companies, and the 22@Network BCN, a membership-based
business organization that provides an organizing framework for different
neighborhood stakeholders.105

INCLUSIVE DEVELOPMENT COMPONENTS
While the 22@ plan revealed a new model of economic and social
cooperation, the plan has also drawn ire from some neighborhood
associations and residents.106 The planning process has been criticized for
minimizing community input at the behest of developers, landowners, and
City officials, in favor of newcomers and excluding existing residents. This
perceived lack of inclusive participation created negative impacts for many
residents who feel separated from the quickly changing district.107
Numerous small business programs are integral to 22@’s support for
entrepreneurs and startups. Barcelona Activa, a local economic and
business development entity, has fostered several programs within the
district targeted towards cultivating entrepreneurship, including: the Glòries
Entrepreneurship Center which provides three-year leases for startup
companies; the Almogàvers Business Factory, which provides expert advice
and access to classrooms; and the Cibernàrium, a technology training center
for people and companies. The 22@Network, established in 2004, has
created numerous programs to connect corporations and entrepreneurs.
These programs include 22@Afterwork, which provides a forum for
professionals to exchange ideas and information, as well as a yearly
symposium on urban clusters. Despite these programs, the district lacks a
cohesive workforce development program that facilitates training, education,
and advisory services for underrepresented communities.
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The 22@ plan emphasized the importance of creating new affordable
housing. Like all manufacturing districts in Barcelona, from 1953 until the
22@ rezoning, new housing development in Poblenou was restricted. With
the new district, the City committed to creating 4,000 affordable housing
units, as well as bringing 4,600 existing homes into conformance with
zoning. The plan also developed temporary worker housing and permitted
the conversion of vacant industrial buildings into lofts. These subsidized
developments allow young and working-class citizens to afford housing
in the district, connecting them to employers and amenities. No data is
available regarding displacement.

IMPACTS, CHALLENGES, AND SUCCESS FACTORS
22@ has seen tremendous growth over the two decades since its inception.
It has created a major new research and commercial center that houses
thousands of firms and multiple research centers employing over 90,000
workers. The City’s investment in new infrastructure was able to attract
high-profile tenants, universities, and a young workforce. By emphasizing
new housing and robust public spaces, the district has cultivated significant
stakeholder buy-in from the City and developers, and created key elements
of a mixed-use neighborhood. 22@ also fostered more sustainable
development through its strong public transit connections and focus on
district-scale energy efficiency. The district’s planning process has also been
criticized for limiting participation to municipal planners and the ‘digital
lobby,’ with only a handful of informational meetings for neighborhood
associations, landowners, and other stakeholders

Poblenou (Barcelona Bus TurÍstic)
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People in 22@ (Barcelona Bus TurÍstic)

LESSONS FOR LIC

•
•
•
•

•
•
•

Adaptive reuse and preservation of historic features pay homage to the
neighborhood’s unique character, while making room for new uses and
activities.
Limiting participation in the engagement process and excluding existing
tenants can create resentment and distrust in the district vision and fears
of displacement.
Early public investment in neighborhood-wide infrastructure
demonstrates a commitment to the district’s development that helped
attract new tenants.
Creating a district management entity to facilitate a wide range of
services — including building relationships between companies, job
training programs, and business incubation — has the potential to foster
an inclusive and cooperative environment.
The City of Barcelona’s value capture tool can provide for public uses like
density bonuses in exchange for public uses like affordable housing, open
space, and community facilities.
The cluster-focused approach — co-locating firms in the same industry
with associated research — promotes collaboration and resource sharing.
Incorporating extensive programming and facilities to support diverse
types of entrepreneurs fosters a strong and dynamic district.
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KING’S CROSS
DISTRICT SNAPSHOT
Much like Mission Bay and 22@, King’s Cross has undergone dramatic
transformation from a neglected brownfield into one of London’s largest
redevelopment projects. Through a series of substantial investments in
transit infrastructure, a multi-year planning process, and a collaboration with
local government to establish robust community benefits, King’s Cross is
heralded by many as England’s most successful mixed-use development.
Under a unique single-developer partnership, the 67-acre district just north
of central London is now a competitive nexus of technology and science
innovation, hosting a world-class university and global information science
firms, all connected by an expansive regional transit system.

Case Study

04

London, England

DEVELOPMENT TRAJECTORY
In the Victorian era, King’s Cross was a fixture of industrial activity and
considered one of the first multimodal transit hubs combining rail, road,
and canal.108 By the latter half of the 20th Century, industry had all but
dissipated from King’s Cross, leaving behind warehouses, railyards, and vacant
contaminated land. At the heart of King’s Cross are two railway stations. King’s
Cross Station was built in 1852 during an initial growth of industrial activity,
as the London terminus of the Great Northern Railway (GNR). The second
station, St. Pancras, was established to serve the southern and eastern parts of
the UK. The decision to move the Channel Tunnel Rail Link (known as HS1), an
international high-speed railway, from Waterloo to St. Pancras in 1996 served
as a catalyst for the development of King’s Cross. Located directly across from
King’s Cross Station, the major infrastructure investments in St. Pancras and
relocation of HS1, were intended to jumpstart a redevelopment process for
the surrounding neighborhood. The British government selected London and
Continental Railways (LCR) and Excel (now DHL), to build and operate HS1. In
2001, LCR selected Argent as the master developer for King’s Cross.
King’s Cross Station and surrounding development (John Sturrock)
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3.4M
SF of office space

1,900
New housing units

Argent entered into a 50/50 partnership with LCR and DHL for ownership of
the land, together forming the King’s Cross Central Limited Partnership (the
Partnership).109 The single-owner and developer model enabled a quicker pace
of building and high level of commitment to the project. A six-year planning
process included intensive studies and consultation with the local community,
government, and other stakeholders. The project received approval from the
Borough of Camden, and early infrastructure work began in 2007. Through a
value capture mechanism known as Section 106, the local government formed
an agreement that provided the Partnership with a pliable zoning framework
in exchange for contributions towards district infrastructure, including £2
million towards a job training center, 40% of housing units designated as
affordable housing, new community facilities, open spaces, a visitor center,
and transit infrastructure.110 The Partnership has invested over £250 million so
far, with much of the money spent on the delivery of essential infrastructure
like water, drainage, and utilities, as well as rehabilitation of historic Victorian
buildings.111 With anticipated buildout to be completed in 2020, King’s Cross is
expected to meet its goal of creating 3.4 million SF of office space, 500,000
SF of commercial space, 1,900 new housing units, and ten new public parks
and squares spread across 26 acres of open space (38% of total area).
One of the most remarkable successes in the evolution of King’s Cross has
been the implementation of district-wide infrastructure. The most prominent
neighborhood infrastructure feature is a heating system serviced by the onsite
Energy Center, which uses Combined Heat and Power (CHP) engines and
eliminates the need for conventional boilers. This system provides 99% of the
district’s hot water, heat, and cooling for buildings in King’s Cross, and offsets
nearly 80% of its electrical power demand.112 In addition, the fiber optic cable
network runs throughout the district and is designed to allow new buildings
to simply ‘plug in,’ instead of having to dig into the ground to install new
cables. This infrastructure has provided greater incentive for new companies
considering relocating within the district.
King’s Cross has emerged as a major hub for biomedical research, IT, and
cultural institutions. The Francis Crick Institute, one of the largest biomedical
research institutes in Europe, moved into a new state-of-the-art facility across
the street from St. Pancras in 2016 and is now home to nearly 1,500 scientists
and support staff. The district has also attracted numerous companies working
in robotics and artificial intelligence (AI) research such as: DeepMind, an
Alphabet-owned AI company; Brainpool, a company that connects industries
with AI researchers; and the Alan Turing Institute, a national data science
research center.113 The district has become so synonymous with technology
innovation that the annual CogX, the UK’s largest conference for AI and
emerging technology, is hosted in King’s Cross.
In 2018, construction for Google’s UK headquarters commenced in King’s
Cross. The new HQ, which will be the largest Google office outside of their
California headquarters, was designed by world-renowned architects Bjarke
Ingels Group and Heatherwick Studio. It is expected to accommodate up
to 7,000 employees.114 Other corporate anchors include Facebook, Expedia,
Universal Music, and the Guardian. King’s Cross is also home to a wealth of
cultural institutions including the British Library, The Wellcome Collection, The
Foundling Museum, and the Gagosian and Pangolin art galleries. In September
2011, the University of the Arts London moved the Central Saint Martins school
to King’s Cross, which now serves as a significant educational anchor.
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PLACEMAKING, ACTIVATIONS, AND CONNECTIONS
Guided by principles of sustainable development, imaginative and inclusive
design, and an integrated pedestrian network, placemaking has been a
central feature of the development of King’s Cross.115 Almost 40% of its 67
acres is devoted to open space, new parks, plazas, and activated streets.
This includes the transformation of Regent’s Canal from a former barging
waterway into an active recreational artery, arts and cultural programming in
Granary Square, new civic plazas, community gardens, and an urban nature
reserve. Many of these open spaces reimagine the infrastructure of King’s
Cross’ industrial past, such as Gasholder Park, which incorporated a former
gas tank into the park design. Adaptive reuse has been a critical element
of the regeneration of the district plan and includes the restoration of 20
historic buildings, including the Granary Building, which now hosts Central
Saint Martins.
New community infrastructure has also been an essential part of the district’s
development. This includes the creation of a new primary and nursery
school — King’s Cross Academy — and the Frank Barnes School for Deaf
Children, in 2015. Other amenities include the Pancras Square Library, a new
recreation center, swimming pools, and a visitor center that offers guided
architectural and general tours. In addition to the numerous galleries and
cultural organizations within the district, the Partnership instituted a districtwide public art program that recognizes the importance of activated public
spaces through large- and small-scale artist commissions.

38%
Of district devoted
to open space,
including ten new
parks and squares

99%
Of district heat and
hot water provided
by on-site Energy
Center

Movie watching event at King’s Cross (John Sturrock)
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2M
Invested in a job
training center that
has placed over
1,000 people since
inception

4,000
People reached
in a community
engagement process
from 2000 to 2004

40%
Housing units
committed to be
affordable

All development in King’s Cross has been contingent on significant
improvements and investment into transportation infrastructure. Over
£2 billion has been infused into King’s Cross’ transit infrastructure since
its inception.116 An £850 million investment by LCR has re-established St.
Pancras as a major transport hub and in 2007, the new St. Pancras station
reopened. The terminal is home to Eurostar, an international high-speed
rail line connecting London directly to the rest of Europe. Passengers can
now reach the center of Paris in two hours and 15 minutes, and Brussels
in under two hours. In addition to the new Eurostar line, the King’s Cross
St. Pancras transport hub links six London Underground lines with two
regional rail stations that provide direct connections to three of London’s five
international airports. There are 14 bus lines that serve King’s Cross and three
bike share docks within the district, each with 50 bikes.

INCLUSIVE DEVELOPMENT COMPONENTS
Between 2000 and 2004, Argent conducted extensive community
engagement, presenting and speaking with over 4,000 people, including
representatives of over 150 business and community organizations.117 As part
of the redevelopment plan, the Partnership agreed to secure 40% of new
housing units for families making below £60,000 annually (approximately
750 units), including units targeted for seniors. The Partnership has also
built a substantial amount of student housing to accommodate Central Saint
Martins.
King’s Cross has two in-house workforce development programs. KX
Recruit was founded in 2014 and connects job seekers with local employers,
placing over 1,000 people since its inception.118 The program also works
with a multitude of service providers to further facilitate job readiness and
provide support for populations with significant barriers to workforce entry.
The Construction Skills Center provides training, apprenticeships, and job
placements in the construction trade. The Center was established in 2004, as
part of the commitment drafted between Argent and the local government
to create a new workforce development program. It has since trained over
5,000 individuals.119 Apprenticeships are offered for young people between
the ages of 16 and 18 who live in Camden, or the neighboring borough of
Islington.

IMPACTS, CHALLENGES, AND SUCCESS FACTORS
The 2004 London Plan identified King’s Cross as an important node
for future development and an area that might accommodate London’s
growing workforce. Today it is considered one of England’s most successful
redevelopment projects.
Despite the district’s many successes, the development team has run
into problems delivering its affordable units. In order to safeguard the
developer’s profits, a ‘cascade’ mechanism was built into the agreement
with local government which meant “that if minimum prices could no longer
be achieved, the quantity of affordable housing could be reduced.”120 In
2015 Argent negotiated with the Camden council to have the number of
affordable homes reduced to 33% of total units, raising skepticism towards
the developer’s commitment to inclusivity.121
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LESSONS FOR LIC

•
•
•
•
•
•

Launching an extensive stakeholder engagement process can build trust
in the project and accountability for the developer to deliver community
benefits.
Extensive investments in transit infrastructure can serve as a catalyst for
large-scale development.
The establishment of a unified placemaking entity and framework can
ensure that a district has a cohesive and dynamic identity.
Zoning flexibility was paramount to create mixed uses in exchange for
securing community benefits.
Multiple research and academic institutions have guided district
clustering and development, from similar industries moving in, to
conferences being hosted and supporting housing being created.
Despite current issues delivering on affordable housing, other inclusive
programs appear to have succeeded, with targeted workforce
development programs placing or training over 5,000 individuals across
both the construction phase of development and in permanent jobs.

Granary Square at King’s Cross (John Sturrock)
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WORKFORCE DEVELOPMENT HIGHLIGHT:
TWO MIXED-USE DISTRICTS
There are two innovation-type districts in NYC,
both located in Brooklyn: Industry City and the
Brooklyn Navy Yard. These districts span the
ownership and management spectrum from
private sector (Industry City) to public sector
(Brooklyn Navy Yard). Both developments provide
insight into workforce development models.

Industry City
Industry City, located in Brooklyn’s industrial
Sunset Park neighborhood, is notable for being
the largest privately-owned adaptive reuse
project in the nation, with 5.3 million SF on a
35-acre site. The project has been built on an
innovation economy model spanning a wide
range of industries, including art and design, film
and TV, retail products, fashion, technology, light
manufacturing, and food sectors. As of Fall 2019,
Industry City was home to over 500 companies and
has generated approximately 7,500 jobs since its
repositioning in 2013.122 According to Industry City,
tenants employ one in five people who both live
and work in Sunset Park. Just over half of Industry
City’s workforce has less than a college degree,
with 33% of workers holding a high school degree
or less. The development is currently undergoing
a controversial rezoning process to allow for new

uses, including large-scale retail, hotels, colleges/
universities, museums and libraries — what are
collectively projected to create 15,000 onsite jobs
and $5 billion in economic activity.123
The campus currently hosts the Innovation Lab,
a 7,700 SF job training and education center
largely overseen by a collection of non-profits and
educational institutions including Opportunities
for a Better Tomorrow, Brooklyn Workforce
Innovations, the Southwest Brooklyn Industrial
Development Corporation, Industry City, CUNY
City Tech, and the Center for Family Life in Sunset
Park. The Innovation Lab provides an array of
workforce development services including prescreening and job placement, technology and
vocational pipeline training, entrepreneurship
classes, a continuing education technology training
lab, business development workshops, summer
internships, ESL classes, and US Citizenship
exam preparation classes. From May 2017 to May
2018, the Lab reports that 877 unique individuals
received services, including attending information
sessions or being referred to training providers.
Of 201 people referred for job interviews, 114
found placements (80% within Industry City), and
between May 2018 and July 2019, 32 businesses
graduated from the ‘Plan for Growth Program.’124

Food Hall at Industry City (Shinya Suzuki via Creative Commons)
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The Brooklyn Navy Yard
The Brooklyn Navy Yard (BNY or the Navy Yard) is a
publicly-subsidized innovation district that served as
one of the nation’s premier shipbuilding yards until
1966, when the 300-acre site was decommissioned
and consequently sold to the City of New York.
Reopened in 1969 as a quasi-governmental nonprofit, the Brooklyn Navy Yard Development
Corporation (BNYDC) began to diversify its tenant
base, carving up larger warehouses and converting
them into manufacturing spaces for small— to mid—
sized businesses. Beginning in the early 2010s, BNY
has benefited from over $700 million in investment
in development of manufacturing, amenity, and
office space, with billions more projected for the
future. Tenants include Steiner Studios, WeWork,
Wegmans, and Russ + Daughters. Over the same
time, BNY has received hundreds of millions of
dollars from the public sector to develop and
foster economic development, including from
the U.S. Department of Commerce, Empire State
Development, the New York State Senate, the
Regional Economic Development Council, and the
City of New York.125 BNY is expected to employ
17,000 people by 2020.126

Since the 20th Century, the Albert C. Wiltshire
Employment Center (the Employment Center)
at BNY has connected Brooklyn residents to
jobs. Run in-house by BNYDC, it screens and
places prospective employees, and works with
employers to design local workforce pipelines.
BNY embraces the principles of local hiring and
equitable economic development by selecting
tenants not just based on the rent they can pay,
but on how many local jobs they offer, their M/
WBE hiring goals, and the competitiveness of
their employee wages and benefits. Through this
lens, BNY is able to serve a range of job-seekers.
For the 589 jobs they filled in Fiscal Year 19
(FY), 36% of employees were NYCHA residents,
18% were formerly incarcerated, and 18% were
long-term unemployed.127 Overall hires increased
by 28% from FY18. From an interview with
leadership, the Consultant Team ascertained that
BNY spends approximately $1 million annually on
workforce development initiatives because they
believe it to be central to their mission of driving
community economic development. While
specific Employment Center funding sources
are unknown, as a non-profit, BNYDC received
support from philanthropic organizations like
the Robin Hood Foundation, and is able to direct
tenant rent to sustain its programs.128

New Lab at Brooklyn Navy Yard (New Lab)
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FINDINGS &
RECOMMENDATIONS

Assessing the lessons learned across the case
studies, success factors of job-intensive mixeduse districts, and the existing conditions in LIC
and the Project Site today, this analysis finds that
there is potential to build a mixed-use district
with inclusive economic development principles
at the Project Site.
This finding is not without qualifications: development feasibility comes
with both great opportunity and demonstrated challenges. This concluding
section ties these challenges and opportunities together in a series of six
thematic recommendations.
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THE DISTRICT MUST BE FOUNDED IN
INCLUSIVE, EQUITABLE ECONOMIC
DEVELOPMENT PRACTICES

01

Equitable practices are at the forefront of national and local conversations
about any new development. The economic impact of a new district in
LIC—with tens of thousands of new jobs, thousands of housing units, and a
growing market for local businesses—should be leveraged to close existing
gaps in the Study Area and across LIC.
Five potential strategies towards equity and inclusion are as follows:
01. Mixed-Income & Affordable Housing. A growing LIC population, rising
rents, increased interest in live-work neighborhoods, and citywide housing
shortage make a compelling case for substantial housing development on
the Project Site. New housing development can use existing programs like
Mandatory Inclusionary Housing and Affordable New York to achieve mixedincome communities with a sizable share of affordable units, as well as a
variety of unit sizes. Alongside market-rate units, this approach will address
pressing housing needs for existing and future LIC and Western Queens
residents at various income levels.
02. Workforce Development. Partnerships with employers and workforce
development organizations will be necessary to realize inclusive job creation
and connect LIC’s workforce to both training and job opportunities. The
diagram below proposes an infrastructure for working with stakeholders to
integrate the demand and supply sides of the labor market.
03. Small Business Support & Ownership. Small businesses already have
significant presence in LIC, and small business development provides a
pathway for LIC residents to increase their income and build wealth through
business ownership. A mixed-use district can advance ownership through
three means:

•

The Developer Group can work with the NYC SBS, LIC Partnership,
QEDC, and other local economic development organizations to identify
local M/WBE contractors and vendors that match construction and
building service procurement needs.

•

The Project Site can allocate space to support and showcase LIC
small businesses, and help them tap into the market created by the
development. Creating dedicated and branded space for new and
existing LIC small businesses - particularly M/WBEs and locally owned
businesses - serves a dual purpose of supporting local wealth creation
and building amenities to enhance the district’s character. The Mercado
Central and Midtown Global Market in Minneapolis are examples of
destination markets that feature dozens of local and immigrant-owned
businesses.129

•

The Project Site can house a small business assistance center operated
by an economic development organization, possibly in conjunction with
a small business incubator. This center should focus on identifying and
nurturing business creation and growth among low-income, minority, and
immigrant entrepreneurs, working closely with existing economic and
small business development organizations in LIC.
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Workforce infrastructure

MEETING THE DEMAND THROUGH EMPLOYER
AND WORKFORCE DEVELOPMENT ACTIONS

Partnerships between employers and workforce development
organizations can help support small businesses and entrepreneurship,
and job growth in industries such as construction/building services,
health care, IT/life sciences, and manufacturing.

ES

RI

W

TH

IN

NE

D

IN

S

XI

+E

G
TIN

T
US

W

B

JO

Career Ladders
Employers collaborate
with workforce providers
to create opportunities
for advancement through
training, support, and
HR policies.
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PROVIDER & EDUCATOR ACTIONS
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Small Business
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Career
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EMPLOYER ACTIONS

Karp Strategies, 2020

Convene: Engage local employers to gather
insights into hiring trends and workforce needs.

Mentor: Offer guidance and support to participants
as they move through training and into placement.

Revise: Make changes to program(s) to reflect
real-time employer needs and deliver job-ready
workers.

Place: Place participants in job and mentorship
opportunities with local employers.

Recruit: Source candidates via partner
organizations; screen applications and conduct
interviews.
Prepare: Bridge Skills to Prepare for Skills Training
Train: Teach hard and soft skills through classroom
and hands-on instruction tailored to the needs of
local employers.
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Reconnect: Encourage graduates to remain in
alumni community, offering mentorship and
updates on new opportunities.
Support: Provide access to day care and social
services that enable employment?

04. Mitigating Secondary Displacement Impacts. The Project Site offers a
unique opportunity to build with virtually no primary displacement given the
near-total lack of housing onsite, the large permanently affordable housing
stock nearby, vacant land, and adjacent protected industrial zones. As with
any large-scale development, there is a risk that a successful new district
will trigger secondary displacement impacts, especially for businesses
and community organizations who rent. LIC is already experiencing these
pressures, as evidenced by increasing rents and housing prices, and
concerns among businesses and non-profit groups about their ability to
find affordable space. While no one actor in isolation can address or is
responsible for these issues, the public sector can play a role to mitigate
displacement through subsidized housing and other government programs,
and the district can provide select subsidized spaces for community-based
organizations, local businesses, and artists to help keep stakeholders in
place. Related workforce development and small business support initiatives
can also provide a technical assistance infrastructure to mitigate disruptions.
Related workforce development and small business support initiatives can
also provide a technical assistance infrastructure to mitigate disruptions.
05. Continued Stakeholder Engagement. In a parallel process to this report,
the Developer Group hosted public engagement sessions and dozens of
individual conversations with LIC and Western Queens stakeholders to assess
local needs. Proactive stakeholder engagement should continue, albeit in
different forms; creating and maintaining an inclusive district will involve
processes that stay open and flexible to respond to fluctuating community
needs. King’s Cross provides an example of how thousands of people can be
engaged to create a dynamic district; in the reverse, 22@ was criticized for
minimizing community voices.

PAGE | 69

02

THE DISTRICT MUST HAVE PUBLIC
SECTOR SUPPORT
Multifaceted public sector support is critical to successful Project Site
development with inclusive growth, as evidenced by the case studies’ use
of public-private sector partnerships. Instead of representing a change
of course, public regulatory, financial, and infrastructural support would
continue past City and State efforts to support economic development in LIC
and Western Queens. The public sector’s role in realizing development at the
Project Site includes:
01. Regulatory Process. The City has an opportunity to put in place zoning
that allows for a mix of uses, open space, and density that will be necessary
to make a large-scale, mixed-use economic development district viable.
Major zoning changes were the foundation for the success of all the
primary case study districts. Zoning changes can be the result of an open,
transparent process that allows for the district concept to mature, and for
public input to be integrated into the project design.
02. Infrastructure. Improvements to the district’s infrastructure are
necessary to increase accessibility, ensure resilience, and create a vibrant
neighborhood. This could include shoring up existing transit infrastructure
so that it can bear increased usage, adding new parks, and improving the
pedestrian environment and connections. Given the Project Site’s waterfront
location, the City must help to address its vulnerability through existing
or additional resilience efforts. For example, DCP’s LIC Waterfront Design
Principles provide strategies for sustainable buildings that
are integrated into the urban fabric, and NYCEDC announced relevant
resilient upgrades in its 2018 LIC Investment Strategy. Major open space and
transportation infrastructure investments with public sector funding have
been central to the case studies, and will be needed in this area to support
and sustain growth.
03. Creative Financing Options. Creative financing is required for
infrastructure improvements, affordable housing subsidies, funding
programming activities in public and civic spaces, and economic
empowerment initiatives. Recognizing the short-term financial constraints
currently facing the City, the Developer Group can work with the City on
a range of strategies to realize an equitable vision that leverages private
investment and does not burden the City during the crisis. Several creative
financing tools were deployed in case study districts, from TIF, to a fund to
support the arts, to a value capture mechanism akin to a community benefits
agreement.
04. Incentives. Incentives will be critical to address the barriers to private
investment and outer borough business growth during the initial years of
Project Site development. Much of LIC’s recent growth has been driven by
as-of-right incentives supporting projects and businesses large and small. In
its early days, when its value as a district and business location is still being
established, market rents alone will not cover the cost of new construction,
particularly for commercial uses. Existing as-of-right incentives such as REAP
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Community engagement workshop in January 2020 (Developer Group)

and ICAP will be needed to address financial gaps, and convince businesses
to relocate to an emerging and untested market. Additional incentives, like
the Qualified Emerging Technology Fund (QETC) and the Biotechnology Tax
Credit, may be used to attract tenants once the district’s industry focus is
determined. These incentives need to be predictably available so firms and
investors are confident they will be delivered, appropriately sized, and linked
to clear public and community benefits.
05. Outward support from City officials for a large-scale economic
development district. Public support for a large-scale economic
development district signals to the business community, institutions, and
community stakeholders that the City is behind this vision and will work
to make it happen. City support is needed beyond a transactional focus
on individual projects and programs to ensure that the district advances
citywide policy goals towards inclusive economic development and job
generation. 22@ and King’s Cross demonstrate the impact of strong and
aligned public support for a new district to provide land or funding for
open space, affordable housing, and community facilities, while Boston
illustrates how promoting the vision for a wider area attracted institutions
and businesses.
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03

THE DISTRICT SHOULD FOSTER 24/7
ACTIVITY THROUGH NEW USES &
INTEGRATION WITH LIC’S
EXISTING CHARACTER
Mixed-use districts, balancing commercial, residential, retail, and community
uses, are recognized for their capacity to accelerate productivity and
innovation, and to attract and retain the next generation of workers,
entrepreneurs, and community and cultural institutions. Achieveing a critical
mass of these mixed uses is paramount to create a mutually-reinforcing
environment where firms want to move in, talent is attracted to live and
work, and where supporting businesses and community can thrive. At their
core, these are 24/7 districts.
This Project Site should be activated for 24/7 use in a way that both
celebrates and extends LIC’s existing character, and creates new, accessible
amenities and community uses where few exist today. This approach
should sustain the growth needed for substantial new office and housing
development that will, in turn, support community functions. Strategies to
achieve 24/7 activation and integration include:
01. Build engaging and active retail and amenity spaces. Retail, restaurants,
and other amenities contribute to a lively district. They provide services
and activities that keep the streets engaged, with attractive offerings for
workers and residents to foster frequent social and professional interactions.
LIC’s current businesses, 20% of which are in retail, hospitality, and arts/
entertainment industries, will benefit from the expanded local market
accompanying Project Site development. Community stakeholders suggest
that increased retail space may offer an opportunity to promote local
business ownership and wealth creation, and described rental subsidies
and affordable retail spaces as necessities for a new district. Interviews and
recent community engagement led by the Developer Team also reveal a
need for additional health care facilities and full-service grocery stores near
the Project Site.
02. Placemaking and placekeeping must ground the district’s design and
uses. While ‘placemaking’ has long been an urban planning term to describe
efforts to “collectively reimagine and reinvent public spaces as the heart of
every community,” new thinking recognizes that all places do not need to be
‘made’ and that ‘placekeeping,’ “the active care and maintenance of a place
and its social fabric by the people who live and work there” is paramount.130
Beyond bringing activity and excitement to the district, placemaking builds
new connections and placekeeping celebrates the existing character that
underpins both innovative and inclusive environments.

PAGE | 72

Large open space and placemaking investments were prominent parts of all
four primary case studies, and LIC stakeholders have requested the Project
Site utilize urban design to delight the community, and encourage continuity
and flow between surrounding sites. The Project Site can increase accessible
green and public spaces to provide a resilient buffer, create connections
that integrate old and new LIC, and increase the amount of park space for
Western Queens’ residents.131
Placekeeping efforts should simultaneously emphasize and scale LIC’s
home-grown culture and vibrant ecosystem of local organizations. Cultural
stakeholders interviewed expressed concern over the risk of displacement
from new development, with rising rents and the conversion of cultural
spaces to higher return uses.132 Similarly, local stakeholders specifically
referred to the need for subsidized community spaces for art, recreation, and
social interests.
Development on the Project Site can continue LIC’s legacy of manufacturing
and creation by providing new and renovated industrial space that adapts
to the changing nature of urban manufacturing. The Project Site has the
potential to reverse or stabilize real estate trends across the LIC Market
and in the Waterfront Submarket. This could include providing spaces for
smaller scale and light manufacturing uses, like micro-breweries, along with
advanced manufacturing firms, like robotics companies, tied to Cornell Tech
and LaGuardia Community College.

Anable Basin Sailing Bar & Grill (Developer Group)
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04

THE DISTRICT SHOULD HAVE AN
INTENTIONAL INDUSTRY FOCUS
Based on the trajectories of the case studies, the Project Site’s future
development needs a clear focus of one or more industries to drive its
economic impact and establish itself as a key business center. A well-defined
focus attracts firms and entrepreneurs that generate the concentration of
related industries and research that, in turn, drive job growth and talent
attraction at all skill levels.
The specific industry or industries focus for the Project Site can emerge in
one or more of several ways:
01. Industry-based anchors undertaking commercially-focused innovation
and potentially linked to the opportunities created by a research
organization. The commercial anchor(s) can be one or more large firms
locating core functions in the district, or one or more multi-tenant projects
that bring many small firms in related industries together. A key source of
these industry anchors can be LIC’s existing and emerging business base and
ecosystem. Private sector anchors are driving the latest phase of Boston’s
Seaport Square with Amazon and Foundation Medicine recently deciding
to locate there. 22@Barcelona has five distinct technology clusters with
corporate R&D centers critical to the IT cluster, including Microsoft and
Vistaprint. Examples of anchors in multi-tenant projects include industry or
technology-focused business incubators, business accelerators, and multitenant buildings housing second and third stage growth firms.
02. A research institute or university to provide the knowledge creation
core across a range of commercial and social needs. The early attraction of a
university or research institute has been a critical driver for many innovation
and mixed-use districts, particularly those that were not established
technology centers. USCF’s new medical and research campus anchored
the business center at Mission Bay. Commercial development followed the
university, initially based on biotechnology firms seeking proximity to the
medical and research campus. While the importance of having a research
institute on site cannot be dismissed - even relatively short distances or
travel times can be barriers to collaboration - the Project Site has the
potential to establish robust programmatic connections with Cornell Tech.133
Interviews with Cornell Tech leadership reveal a need for step out space for
student-run businesses. As a five-minute ferry ride away, the Project Site can
meet this need.

PAGE | 74

Roosevelt Island, home of Cornell Tech, is a five-minute ferry ride away from the
Project Site (Developer Group)

03. Programs and services to foster and support business growth and
innovation within and beyond the district. Examples include technology
commercialization assistance and testing, and spaces and events for
networking and collaboration. 22@ created the 22@Network, composed
of 66 companies and institutions that foster innovation within and across
organizations, and host a monthly 22@ Update Breakfast to encourage the
exchange of ideas and experiences, and an annual 22@Urban Cluster Day
symposium.134 These types of services can also connect existing businesses
to new resources. LIC’s existing ecosystem of business support organizations
provides a foundation for these services. Community stakeholders similarly
posited the idea for LIC professionals to give back to their community
through small business development and mentorship.
The district should be planned in such a way as to attract, among others,
the Technology, Life Sciences, and Health Care sectors and industries for
their ability to amplify City and LIC economic assets, trends, and policy
priorities. Jobs in these sectors exist at all levels of the economic spectrum.
With purposeful workforce and community development programs, there are
likely opportunities to create promising career paths in these industries for
workers with less education.
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05

THE DISTRICT SHOULD PROVIDE A
ROBUST VARIETY OF OFFICE SPACES
Substantial office development that accommodates a range of uses is
essential to achieve an economic development impact at scale for a diverse
set of workers. Based on market trends, district offices must incorporate
several key elements:
01. High quality space that reflects the changing nature of work, with
expansive floor plans to accommodate interaction and flexible team
interactions. Collaborative and diverse work spaces create communities that
are willing to help each other, that prove nimble, and are more equipped to
survive economic downturns by shifting or integrating business models.135
2. Space at varied sizes and configurations to serve businesses and tenants
with different needs. This includes small and medium-sized offices for small
and early stage businesses, co-working and incubation spaces, and large
single-use buildings to address the specialized space needs of anchor firms
or research organizations at scale.
Several market and economic factors create the potential to build new
offices on the Project Site at a scale of several million square feet:

•

•

•
•

In the past year, as demonstrated by the Amazon HQ2 bid and even
after Amazon’s departure, LIC has demonstrated that it can attract
major tenants and absorb new office uses, leasing over 1 million SF per
year of newly constructed, modern space.
A growing demand for high quality space with flexible arrangements
that can be tailored to meet company needs. Community stakeholders
similarly requested increased step out space and shared services to
support local entrepreneurs.
Many technology and creative firms want to locate closer to their
workforce, and particularly to a new generation of workers, of which the
Study Area has a growing population at different skill levels.
With appropriate zoning and existing incentives, LIC can deliver high
quality offices at a lower rent than Manhattan and thereby attract firms
that are seeking a more community-focused environment that is close to
Manhattan.

A decade or longer will be needed to complete a large-scale office
development and attract a desired mix of office uses. This time frame is
consistent with the experience of other large-scale, mixed-use districts
worldwide, and comparable neighborhoods in Brooklyn.
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THE DISTRICT SHOULD BE
THOUGHTFULLY PHASED

06

Thoughtfully executing early phases of the district will make and sustain
a market where there is none today. The Project Site’s initial development
phases must result from both private and public sector investment to create
underlying value. Phasing must be balanced between (A) not all construction
occurring at once to ensure fewer disruptions while (B) not creating a
high financial burden for early buildings so as to make them unaffordable
to tenants. Early actions can focus on placemaking, placekeeping, and
activation, beginning with community uses like open space, cultural facilities,
and workforce development programming.
Case studies reveal how this thoughtful early phasing works: community
improvements are often announced and realized upfront, as are additions
to retail, transit, open space, infrastructure, and housing. Large businesses
and their employees follow. In Mission Bay, King’s Cross, and 22@, funding
on the scale of hundreds of millions of dollars for preliminary investments in
social and physical infrastructure was announced after successful rezoning
efforts, many of which introduced new uses to former industrial districts. In
Barcelona, the City invested ¤180 million in new physical infrastructure like
fiber optic cabling and district-wide pneumatic waste systems in order to
grow new businesses to 22@. As a more active, 24/7 district develops, the
Project Site can advance the next phases of development, attracting anchors
and research uses, and business tenants at scale.

The Project Site in context (Developer Group)
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SELECTED
SOURCES
Interviews

Innovation Districts

•
•
•
•
•
•
•
•
•
•
•
•
•

•

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Boston Planning & Development Agency
Brooklyn Navy Yard
CBRE
Computer Science for All (NYC Department of Education)
Confidential architecture firm
Corcoran
Cornell Tech
Dorsky Gallery
Downtown Brooklyn Partnership
Flux Factory
Hunters Point Parks Conservancy
Industry City
International Association of Science Parks and Areas of
Innovation
James Lima Planning + Development
LaGuardia Community College (multiple divisions)
Long Island City Partnership
Long Island City YMCA
Mission Bay Developer Group
Modern Spaces
New York City Economic Development Corporation
(multiple divisions)
Newmark Knight Frank (multiple divisions)
NY Designs
NYU Tandon School of Engineering
Per Scholas
Queens Economic Development Corporation
Queens Public Library
Seattle Department of Planning & Development
Socrates Sculpture Park
ThinkForward Financial
Two Trees Management

Economic Development
•
•
•
•

“Clusters as an Economic Development Tool: Beyond the
Pitfalls” (Economic Development Quarterly, 1996)
The Competitive Advantage of Nations (Free Press, 1990)
“The Economic Geography of Talent” (Annals of the
Association of American Geographers, 2000)
“Microfoundations of Urban Agglomeration Economies”
(National Bureau of Economic Research, 2003)
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•
•
•
•
•
•
•

Assessing your innovation district: A how-to guide
(Brookings Institution and the Project for Public Spaces,
2018)
Cluster and Innovation Districts: Lessons from the United
States Experience (Brookings Institution, 2018)
The Evolution of Innovation Districts: The New Geography
of Global Innovation (The Global Institute of Innovation
Districts, 2019)
Innovation Districts: The Chattanooga Story (National
League of Cities, 2016)
Innovation Spaces: The New Design of Work (Brookings
Institution, 2017)
“New insights on how innovation districts are challenging
economic and social divides” (Julie Wagner, Brookings
Institution, 2019)
Planning for an Innovation District: Questions for
Practitioners to Consider (RTI Press, February 2019)
The Rise of Innovation Districts: A New Geography of
Innovation in America (Brookings Institution, 2014)

Mixed-Use Districts
considered
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

22@, Barcelona, Spain
Brooklyn Navy Yard, New York, NY
Cornell Tech, New York, NY
Cortex Innovation Community, St. Louis, MO
Durham Innovation District, Durham, NC
Georgia Tech Square, Atlanta, GA
High Tech Campus, Eindhoven, Netherlands
Industry City, New York, NY
The Ion, Houston, TX
Kendall Square Initiative, Cambridge, MA
King’s Cross, London, United Kingdom
MaRS Discovery District, Toronto, Canada
MediaCityUK, Salford, United Kingdom
Mission Bay, San Francisco, CA
Oklahoma City Innovation District, Oklahoma City, OK
Schuylkill Yard, Philadelphia, PA
Seaport Square, Boston, MA
South Lake Union, Seattle, WA
Station F, Paris, France

22@

MISSION BAY

•
•

•

•
•
•
•
•

22@ Barcelona Plan (Ajuntament de Barcelona, 2012)
22@ bcn Plan: bringing Barcelona forward in the information
era (Anna Clua & Abel Albet, 2008)
“Amazon unveils Barcelona R&D office” (Catalan News, 2018)
Barcelona Catalonia (Website, 2018)
Leveraging Public Land to Attract Private Investment (Urban
Land Institute, 2010)
The transformation of Poblenou: the new 22@ district.
Transforming Barcelona (Joan Clos, 2004)
“University of Barcelona builds humanities and social science
research campus in 22@ district” (Catalan News, 2015)

BROOKLYN NAVY YARD
•
•

“Brooklyn Navy Yard: History of the Yard” (Brooklyn Navy
Yard, 2019)
Workforce Development Impact Report FY19 (Brooklyn
Navy Yard, 2019)

INDUSTRY CITY
•
•
•
•
•
•
•
•

“Industry City on the rise” (Crain’s, 2019)
Industry City 2019 ULURP Presentation (Industry City, 2019)
“Innovation Lab” (Industry City, 2019)
“Is There Room for Both Green Jobs and High-End Retail
on the Brooklyn Waterfront?” (NextCity, 2019)
“Place-Based Grants Will Investigate How to Diversify NYC
Tech” (NextCity, 2019)
“The Real Deal Data: Industry City” (The Real Deal, 2019)
“Sunset Park Opportunity: Progress” (Industry City, 2019).
Understanding Industry City’s Rezoning Proposal (Office of
Councilmember Menchaca, 2019)

KING’S CROSS
•
•
•
•
•
•
•

“The £3bn rebirth of King’s Cross: dictator chic and pie-inthe-sky penthouses” (The Guardian, 2018)
“Case Study: London King’s Cross, Railway Reform: Toolkit
for Improving Rail Sector Performance” (World Bank, 2017)
The Economic and Social Story of King’s Cross (Regeneris
Consulting, 2017)
King’s Cross Central: Public Realm Strategy (EDAW, 2004)
“King’s Cross has become London’s busiest, buzziest tech
hub” (Wired, 2019)
“Kings Cross—London’s Changing Landscape in Microcosm”
(CityLab, 2015)
“Past Times: Exploring the Past of King’s Cross” (King’s
Cross, 2014)

•
•
•
•
•
•
•
•
•
•

Bond Issue: City and County of San Francisco (City and
County of San Francisco, 2009)
“From Railyard to Neighborhood: The Rise of Mission Bay”
(SPUR, 2005)
“How San Francisco caught Pfizer” (BizJournals, 2008)
“Incubator Network Created at Mission Bay to Support New
Biotechs” (UC San Francisco, 2009)
“Inside Chase Center, the Warriors’ Billion-Dollar, Privately
Financed San Francisco Arena” (Washington Post, 2019)
Mission Bay Developer Group website (Mission Bay
Developer Group, 2019)
“Mission Bay’s Past, Present and Future Urban Landscape”
(Mission Local, 2009)
“Mission Bay Project Area Summary Sheet” (SF Office of
Community Investment and Infrastructure, 2019)
Redevelopment Plan for the Mission Bay South
Redevelopment Project (Amended 3/6/18) (San Francisco
Office of Community Investment and Investment, 2018)
“SF’s Mission Bay is Almost Complete, as Last Commercial
Site Seeks Approval” (SF Chronicle, 2019)
UCSF Long Range Development Plan: Summary of LRDP
Proposals (UC San Francisco, 1996)

SEAPORT SQUARE
•
•
•
•
•
•

“Amazon Breaks Ground On Seaport Office For 2,000
Future Jobs” (WBUR, 2019)
The Intersector Project: The Development of Boston’s
Innovation District (Joint Research Centre, 2019).
Lincoln Property Company: Boston Office Market Report,
Third Quarter, 2019 (Lincoln
Public Hearing To Consider the Amended and Restated
Development Plan for Planned Development Area No. 78.
Seaport Square Project (Boston Planning and Development
Agency Staff, 2017)
Seaport Square BPDA Community Meeting Presentation
(WS Development, 2017)
“Seaport Square Master Plan | Summary” (Boston Global
Investors, 2019)
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Socioeconomic, Business +
Community Context
•
•
•
•
•
•
•
•
•
•

American Community Survey 5-Year Estimates (US Census
Bureau, 2013 - 2017)
Average Weekday Bus Ridership and Annual Subway
Ridership (MTA)
Bureau of Labor Statistics website (Bureau of Labor
Statistics)
Citi Bike System Data (Citi Bike)
County Business Patterns, ZIP Code Business Patterns (US
Census Bureau, 2016)
Decennial Census Data (US Census Bureau, 2000, 2010)
LIC Business and Organizations Survey Responses (Public
Work Partners, 2016)
NYC Rent Stabilized Building Listing (Rent Guidelines
Board)
NYCHA Development Data Book (NYC Open Data)
Zoning and Land Use Application (NYC Department of City
Planning)

Workforce context
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

2018 LIC Partnership Business Survey Brochure (LIC
Partnership, 2018)
About Us: Building Skills NY (Building Skills NY, 2019)
Building America’s Skilled Technical Workforce (National
Academies Press, 2017)
Cities Building Community Wealth (Democracy
Collaborative, 2015)
“CityViews: Unions, Not Developers, Are to Blame for
Open-Shop Job Sites in NYC” (City Limits, 2018)
Construction Management Certificate Program (LaGuardia
Community College, 2019)
“The Data on HireNYC” (City Limits, 2017)
Designing a Performance Measurement System for Career
Pathways, (Marian Negoita and Kate Dunham, Social Policy
Research Associates, for US DOL, 2013)
Industry-Occupation Matrix Data (US Bureau of Labor
Statistics, 2018)
Live, Work, Create: A Roadmap for Equitable Growth of
the Western Queens Tech Ecosystem (Queens Borough
President, 2018)
Living Wages Queens County New York (MIT Living Wage
Calculator, 2019)
Long Island City Comprehensive Plan Phase 1 (LIC
Partnership, 2016)
Occupational Wages (New York State Department of Labor,
2019)
Plugging In: Building NYC’s Tech Education & Training
Ecosystem (Center for an Urban Future, 2020)
Sector Strategies in Brief (Aspen Institute, 2007)
“Shift to open-shop construction creating paths to middle
class” (Crain’s, 2019)
What Works in Job Training: A Synthesis of the Evidence
(US Department of Labor, US Department of Commerce.
US Department of Education and US Department of Health
and Human Services, 2013)
“Yes They Can! Program Boosts Number of Women
Construction Workers” (Wall Street Journal, 2019)
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Real Estate Context
•
•
•
•
•
•
•
•

Commercial Real Estate Market Report, 2Q 2019 (NAI
Queens, 2019)
Costar Realty Information Inc. Property Database
LIC Market Impact Study (Cushman and Wakefield, 2019)
LIC Office Market Report (Newmark Frank Knight, 2019)
Market Snapshot (CBRE, 2019)
NYC Life Sciences Overview (Newmark Frank Knight, 2019)
Quarterly Census of Employment and Wages (US Bureau of
Labor Statistics, 2010 to 2018)
Residential Market Report (Modern Spaces, 2019)

General Background
•
•
•
•
•
•
•
•
•
•
•

Amazon HQ2 in Long Island City: What are the market
impacts? (CBRE, 2018)
Anable Basin Rezoning Testimony (Municipal Art Society,
2017)
Community-Centered Development for Anable Basin Sites
(Hunters Point Civic Association, 2019)
Engines of Opportunity: Reinvigorating New York City’s
Industrial Zones for the 21st Century (New York City
Council, 2014)
LIC Neighborhood Snapshot Q3 (LIC Partnership, 2019)
LIC Neighborhood Snapshot Q4 (LIC Partnership, 2019)
Life Sciences Feasibility Study (LIC Partnership, 2018)
Long Island City Comprehensive Plan (LIC Partnership,
2016)
Long Island City Development Project MOU (NYS Urban
Development Corporation, 2018)
Long Island City: An Investment Strategy (NYCEDC, 2018)
NYC Tech Ecosystem (HR&A, 2016)
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