
BRIDGE
P R O P E R T Y  A D V I S O R S

EXCLUSIVE OFFERING MEMORANDUM



Note this is a confidential brochure intended solely for your limited use and benefit in determining whether you wish to express and further interest in the purchase or lease of 
110-06 Beach 110th Street (the “Property” or “Site”). Bridge Property Advisors NY LLC (“Bridge”) has been retained as the exclusive advisor in the sale or lease of the Property by 
its owner (“Owner”).

Select Information. This brochure has been prepared by Bridge for use by a limited number of parties, and contains only selected information pertaining to the Property. As such it does 
not purport to provide a necessarily comprehensive or an accurate summary or description of the Property or any of the related documents, nor contain all of the information which pro-
spective investors may need or desire. Additional information and an opportunity to inspect the Property will be made available to interested and qualified parties for which the conditions 
detailed herein shall also apply. Nothing herein or subsequently provided shall be construed as tax, legal or other professional advice or analysis and should not be relied upon as such. 
 
Indemnification. Recipients should understand that neither Owner nor Bridge nor any officer, employee, or affiliate of Owner shall have any liability to recipient or any of their 
representatives or related parties resulting from use of or reliance upon this brochure, any related materials or any other communications. Furthermore, prospective purchasers 
shall indemnify, defend and hold harmless Owner and Bridge from and against any loss, liability, damages, claims, costs, cases of action or other matters arising out of, caused 
by or relating to the recipient’s use of said material. Accuracy. Analysis and verification of the information contained in this brochure and that provided subsequently is solely 
the responsibility of the prospective purchaser. No representation is made by Owner or Bridge nor any of the respective officers nor employees as to the accuracy or complete-
ness of such information, and nothing contained herein is, or shall be relied on as, a promise or representation as to the current or future performance of the Property or as to 
the status of the Property since the date of preparation of this brochure. Although the information contained herein is believed to be correct, Owner, Bridge and its employees, 
disclaim any responsibility for inaccuracies, and expect prospective purchasers to exercise independent due diligence in verifying all such information. Further, Bridge, Owner 
and its officers, representatives and employees, disclaim any and all liability for representations and warranties, expressed and implied, contained in, or for omission from, 
this brochure, or any other written or oral communication transmitted or made available to the recipient at any time. Information was obtained from sources we believe to be 
reliable. However, we have not verified its accuracy and make no guarantee, warranty or representation about it. It is submitted subject to the possibility of errors, omissions, 
changes or other conditions, prior sale, lease or financing, or withdrawal without notice. We include projections, opinions, assumptions or estimates for example only, and they 
may not represent current or future performance of the property. You and your tax and legal advisors should conduct your own investigation of the property and transaction. 
 
No Obligation. Owner and Bridge each expressly reserve the right, at their sole discre- tion, to reject any or all expressions of interest or offers regarding the Property, 
and/ or terminate discussions with any entity at any time with or without notice. Owner shall have no legal commitment or obligations to any entity reviewing this 
brochure, or making an offer to purchase the Property, unless and until such offer is approved by Owner, a written agreement for the purchase of the Property has 
been fully executed, delivered and approved by Owner and its legal counsel, and any conditions to Owner’s obligations thereunder have been satisfied or waived. 
 
Confidentiality. This brochure, its contents, related materials and communications between Bridge and you are of a confidential nature, except such information which is or 
becomes a matter of public record or is provided in sources available to the public. By accepting the brochure, you agree that you will hold and treat it in the strictest confi-
dence, that you will not photocopy or duplicate it, and that you will not disclose this Offering Memorandum or any of the contents to any other entity (except to outside advisors 
retained by you if necessary, for your determination of whether or not to make a proposal and from whom you have obtained an agreement of confidentiality) without the prior 
written authorization of Owner or Bridge, and that you will not use the brochure or any of the contents in any fashion or manner detrimental to the interest of Owner or Bridge. 
 
Special Environmental Statement. It is essential that all parties to real estate transac- tions be aware of the health, liability and economic impact of environmental factors on real 
estate. Bridge does not conduct investigations or analyses of environmental matters and, accordingly, urges its clients to retain qualified environmental professionals to determine 
whether hazardous or toxic wastes or substances (such as asbestos, PCB’s and other contaminants or petrochemical products stored in underground tanks) or other undesirable 
materials or conditions, are present at the Property and, if so, whether any health danger or other liability exists. Such substances may have been used in the construction or 
operation of buildings or may be present as a result of previous activities at the Property. This work is to be done solely at the expense of the prospective purchaser.

Various laws and regulations have been enacted at the federal, state and local levels dealing with the use, storage, handling, removal, transport and disposal of toxic or hazardous 
wastes and substances. Depending upon past, current and proposed uses of the Property, it may be prudent to retain an environmental expert to conduct a site investigation and/
or building inspection. If such substances exist or are contemplated to be used at the Property, special governmental approvals or permits may be required. In addition, the cost of 
removal and disposal of such materials may be substantial. Consequently, legal counsel and technical experts should be consulted where these substances are or may be present.
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TAX MAPPROPERTY FACTS

Address: 110-06 Beach 110th Street

Block_Lot: 16183_21

Stories: 4

Gross Building SF: 38,700

Lot Dimensions: 380’ x 200’

Lot SF: 76,000

Zoning (Current): R4

Total Buildable SF (Resi. / CF): 57,000 / 102,600
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Bridge Property Advisors has been exclusively retained to ground lease 110-06 Beach 110th Street (the “Property” or “Site”), a development 
opportunity located in the heart of Rockaway Beach, Queens NY. The waterfront site located on Beach 110th Street and Rockaway Beach 
Boulevard has a 76,000 square foot (380’ x 200’) footprint.

The site boasts unfettered views of the ocean with 200 feet of beach frontage. It is within walking distance to the “A” train on Beach 116th 
Street and the NYC Ferry on Beach 108th Street. The site is approximately 9 miles to JFK Airport and 16 miles to LaGuardia Airport.
 
The property owner is seeking to enter into a ground lease with a developer to work on a potential rezoning and development of the site. 
While this site is currently zoned R4, there have been several large-scale rezonings within proximity to this site and given the scale of the 
site and its proximity to local infrastructure, this site would be a good candidate to apply for rezoning to increase the allowable building 
density on the site.
 
With large-scale, transformative rezonings in the area and over $1 billion invested into the communities’ infrastructure over the past ten 
years, the Rockaway Peninsula is poised for a real estate renaissance with nearly 10,000 residential units in the pipeline. This offering 
presents the opportunity to be a part of the revitalizing oceanfront community and develop a modern, mid-rise residential building on the 
Rockaway Beach waterfront.

EXECUTIVE SUMMARY
The Opportunity
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ZONING MAP
Rockaway Beach, New York
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630 Ninth Avenue
Suite 902
New York, NY 10036
212  714-0280

Development
Consulting
Services, Inc.

Dwg. No:

© Development Consulting Services, Inc.

Scale:

Title:

DCS Project No.:

Date:

Beach 111 St.

1/31/22

Notes:

1. Rezoning and Special Permit: This scheme assumes rezoning from R4 to C1/R7A, MIH,
and a Special Permit for a Large Scale Development. The Special Permit can modify
height and setback (shown here). It could also permit commercial uses, and reduce
parking requirements.

2. AIRS (Affordable Independent Residences for Seniors, not shown here) can be used to
increase the FAR and can, theoretically, also be MIH units. However it is our
understanding that HPD will not certify AIRS for privately financed projects. So, in practice,
AIRS is only available for subsidized developments.

3. Height in a flood zone is measured from different levels depending on various criteria. For
this scheme, the maximum building height is measured from FRCE. For clarity, heights
labeled "Ht." are measured above curb level. A survey is required to determine the BFE
(Base Flood Elevation) and base plane.
Curb Level for this site is estimated to be El. 2' (NAVD88).
FRCE is estimated to be El. 13' (NAVD88).  For developments filed after 4/18/22, FRCE is
either BFE + 2', or lowest adjacent grade + 2', whichever is higher. Sec. 64-11.

4. Ground floor uses are limited to entryways (vestibules), wet-floodproofed uses, and
dry-floodproofed non-residential uses. All residential uses, including lobbies and
mechanical must be above FRCE. Commercial uses within 30' of Ocean Promenade,
entryways, and wet-floodproofed uses may be excluded from floor area. Sec. 64-322.

5. Airport vicinity restrictions appear to limit the maximum building height to 250'. This must
be confirmed by a surveyor. Sec. 61-00.

6. Yards are not required.  Sec. 23-531(b).

7. Residential coverage max. 100% for corner lots, 70% for interior/through lots. Sec. 23-153.

8. Eligible buildings are those which receive height increases in exchange for providing
affordable floor area on site. This scheme shows an eligible building with all the MIH floor
area located on-site. Sec. 23-664(a)(3).

9. Qualifying Ground Floor (QGF) is not required but may permit additional height. QGF
requires 2nd Floor to be min. 13' in height above sidewalk (shown here). Supplemental
requirements for non-residential ground floor do not apply to Eligible Buildings. Sec. 12-10.

10. Height and setback for an Eligible Building with a Qualifying Ground Floor (used here):
Min. base height 60' (El. 42'); max. base height 105' (El. 116');
max. building height 145' (El. 156') or 14 stories;
Minimum setback 10' from a wide street, and 15' from a narrow street, but no less than 7'
from street wall. Optional for street walls beyond 50' from the street line.
Dormers are permitted (not shown). Sec. 23-664.
This scheme assumes height & setback modifications by Special Permit.

11. Street walls, Sec. 23-661(c):
On Ocean Promenade and on narrow streets within 50', a street wall is required for 100%
of the frontage of the zoning lot, at least 70% of the aggregate width of street walls must
be within 8' of the street line. On narrow streets beyond 50' of Ocean Promenade, at least
70% of street walls must be within 15 of the street line.

12. Streetscape Mitigation requirements ensure that buildings in flood zones don't have
excessive blank walls at sidewalk level. A minimum of 1 point of building access mitigation
(such as entrance close to grade, recessed access, wide stairs, covered access, or
multiple entrances); a minimum of 1 point of ground floor level mitigation (such as wall
surface treatment, terraced front yards, or transparency); and a minimum of 3 points total
are required. (None shown.) Sec. 64-50.

13. Parking Wrap & Screening is required. (Not shown.) Sec. 28-41, 25-66, 64-53 & 37-35.

14. Quality Housing requirements and deductions apply. Sec. 28-00.

15. Parking is required for 50% of market-rate and 15% of income-restricted dwelling units.
Parking could be reduced by Special Permit. Sec. 25-23, 25-251, and 74-532.

16. ZSF refers to zoning square feet.  GSF (Gross Square Feet) refers to above-grade floor
area, including mechanical and other deductions that are not zoning floor area.

Assumes Rezoning from R4 to C1/R7A, MIH,
and Special Permits

Lot Area:   76,000 SF

Maximum Permitted Floor Area:
Residential @ 4.6 FAR 349,600 ZSF
AIRS @ 5.01 FAR 380,760 ZSF
CF @ 4 FAR 304,000 ZSF
Commercial @ 2 FAR 152,000 ZSF

Used This Scheme:
Retail (Building A, Note 4) 0 ZSF
Residential (Building A) 164,946 ZSF
Residential (Building B) 92,327 ZSF
Residential (Building C)    92,327 ZSF
Total 349,600 ZSF

Floor-to-floor Heights - Building A:
1 13' Retail & other permitted 

uses (Note 4)
2 13' Lobby & Residential
3-15   10' Residential

156' Building Height

Floor-to-floor Heights - Buildings B & C:
1 13' Parking & other permitted 

uses (Note 4)
2 13' Lobby & Residential
3-15   10' Residential

156' Building Height

Floor sizes - Building A:
1 14,000 GSF Retail & other permitted

uses (Note 4)
2 14,000 GSF Lobby & Res
3-11 14,000 GSF Residential
12-15   10,200 GSF Residential
Total 194,800 Gross Square Feet

Floor sizes - Building B:
1 7,700 GSF Parking & other

permitted uses (Note 4)
2 7,700 GSF Lobby & Res.
3-11 7,700 GSF Residential
12-15     6,050 GSF Residential
Total 108,900 Gross Square Feet

Floor sizes - Building C:
1 7,700 GSF Parking & other

permitted uses (Note 4)
2 7,700 GSF Lobby & Res.
3-11 7,700 GSF Residential
12-15     6,050 GSF Residential
Total 108,900 Gross Square Feet

Gross Floor Area:
Bldg. A 194,800 GSF
Bldg. B 108,900 GSF
Bldg. C   108,900 GSF
Total 412,600 Gross Square Feet

144 Beach 111 Street
Rockaway, Queens
Block 16183
Lot 21

Existing R4 Zone

Rezoning to C1/R7A, MIH

Special Permit for
Large Scale Development

Residential
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1. Rezoning and Special Permit: This scheme assumes rezoning from R4 to C1/R7A, MIH,
and a Special Permit for a Large Scale Development. The Special Permit can modify
height and setback (shown here). It could also permit commercial uses, and reduce
parking requirements.

2. AIRS (Affordable Independent Residences for Seniors, not shown here) can be used to
increase the FAR and can, theoretically, also be MIH units. However it is our
understanding that HPD will not certify AIRS for privately financed projects. So, in practice,
AIRS is only available for subsidized developments.

3. Height in a flood zone is measured from different levels depending on various criteria. For
this scheme, the maximum building height is measured from FRCE. For clarity, heights
labeled "Ht." are measured above curb level. A survey is required to determine the BFE
(Base Flood Elevation) and base plane.
Curb Level for this site is estimated to be El. 2' (NAVD88).
FRCE is estimated to be El. 13' (NAVD88).  For developments filed after 4/18/22, FRCE is
either BFE + 2', or lowest adjacent grade + 2', whichever is higher. Sec. 64-11.

4. Ground floor uses are limited to entryways (vestibules), wet-floodproofed uses, and
dry-floodproofed non-residential uses. All residential uses, including lobbies and
mechanical must be above FRCE. Commercial uses within 30' of Ocean Promenade,
entryways, and wet-floodproofed uses may be excluded from floor area. Sec. 64-322.

5. Airport vicinity restrictions appear to limit the maximum building height to 250'. This must
be confirmed by a surveyor. Sec. 61-00.

6. Yards are not required.  Sec. 23-531(b).

7. Residential coverage max. 100% for corner lots, 70% for interior/through lots. Sec. 23-153.

8. Eligible buildings are those which receive height increases in exchange for providing
affordable floor area on site. This scheme shows an eligible building with all the MIH floor
area located on-site. Sec. 23-664(a)(3).

9. Qualifying Ground Floor (QGF) is not required but may permit additional height. QGF
requires 2nd Floor to be min. 13' in height above sidewalk (shown here). Supplemental
requirements for non-residential ground floor do not apply to Eligible Buildings. Sec. 12-10.

10. Height and setback for an Eligible Building with a Qualifying Ground Floor (used here):
Min. base height 60' (El. 42'); max. base height 105' (El. 116');
max. building height 145' (El. 156') or 14 stories;
Minimum setback 10' from a wide street, and 15' from a narrow street, but no less than 7'
from street wall. Optional for street walls beyond 50' from the street line.
Dormers are permitted (not shown). Sec. 23-664.
This scheme assumes height & setback modifications by Special Permit.

11. Street walls, Sec. 23-661(c):
On Ocean Promenade and on narrow streets within 50', a street wall is required for 100%
of the frontage of the zoning lot, at least 70% of the aggregate width of street walls must
be within 8' of the street line. On narrow streets beyond 50' of Ocean Promenade, at least
70% of street walls must be within 15 of the street line.

12. Streetscape Mitigation requirements ensure that buildings in flood zones don't have
excessive blank walls at sidewalk level. A minimum of 1 point of building access mitigation
(such as entrance close to grade, recessed access, wide stairs, covered access, or
multiple entrances); a minimum of 1 point of ground floor level mitigation (such as wall
surface treatment, terraced front yards, or transparency); and a minimum of 3 points total
are required. (None shown.) Sec. 64-50.

13. Parking Wrap & Screening is required. (Not shown.) Sec. 28-41, 25-66, 64-53 & 37-35.

14. Quality Housing requirements and deductions apply. Sec. 28-00.

15. Parking is required for 50% of market-rate and 15% of income-restricted dwelling units.
Parking could be reduced by Special Permit. Sec. 25-23, 25-251, and 74-532.

16. ZSF refers to zoning square feet.  GSF (Gross Square Feet) refers to above-grade floor
area, including mechanical and other deductions that are not zoning floor area.
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and a Special Permit for a Large Scale Development. The Special Permit can modify
height and setback (shown here). It could also permit commercial uses, and reduce
parking requirements.

2. AIRS (Affordable Independent Residences for Seniors, not shown here) can be used to
increase the FAR and can, theoretically, also be MIH units. However it is our
understanding that HPD will not certify AIRS for privately financed projects. So, in practice,
AIRS is only available for subsidized developments.

3. Height in a flood zone is measured from different levels depending on various criteria. For
this scheme, the maximum building height is measured from FRCE. For clarity, heights
labeled "Ht." are measured above curb level. A survey is required to determine the BFE
(Base Flood Elevation) and base plane.
Curb Level for this site is estimated to be El. 2' (NAVD88).
FRCE is estimated to be El. 13' (NAVD88).  For developments filed after 4/18/22, FRCE is
either BFE + 2', or lowest adjacent grade + 2', whichever is higher. Sec. 64-11.

4. Ground floor uses are limited to entryways (vestibules), wet-floodproofed uses, and
dry-floodproofed non-residential uses. All residential uses, including lobbies and
mechanical must be above FRCE. Commercial uses within 30' of Ocean Promenade,
entryways, and wet-floodproofed uses may be excluded from floor area. Sec. 64-322.

5. Airport vicinity restrictions appear to limit the maximum building height to 250'. This must
be confirmed by a surveyor. Sec. 61-00.

6. Yards are not required.  Sec. 23-531(b).

7. Residential coverage max. 100% for corner lots, 70% for interior/through lots. Sec. 23-153.

8. Eligible buildings are those which receive height increases in exchange for providing
affordable floor area on site. This scheme shows an eligible building with all the MIH floor
area located on-site. Sec. 23-664(a)(3).

9. Qualifying Ground Floor (QGF) is not required but may permit additional height. QGF
requires 2nd Floor to be min. 13' in height above sidewalk (shown here). Supplemental
requirements for non-residential ground floor do not apply to Eligible Buildings. Sec. 12-10.

10. Height and setback for an Eligible Building with a Qualifying Ground Floor (used here):
Min. base height 60' (El. 42'); max. base height 105' (El. 116');
max. building height 145' (El. 156') or 14 stories;
Minimum setback 10' from a wide street, and 15' from a narrow street, but no less than 7'
from street wall. Optional for street walls beyond 50' from the street line.
Dormers are permitted (not shown). Sec. 23-664.
This scheme assumes height & setback modifications by Special Permit.

11. Street walls, Sec. 23-661(c):
On Ocean Promenade and on narrow streets within 50', a street wall is required for 100%
of the frontage of the zoning lot, at least 70% of the aggregate width of street walls must
be within 8' of the street line. On narrow streets beyond 50' of Ocean Promenade, at least
70% of street walls must be within 15 of the street line.

12. Streetscape Mitigation requirements ensure that buildings in flood zones don't have
excessive blank walls at sidewalk level. A minimum of 1 point of building access mitigation
(such as entrance close to grade, recessed access, wide stairs, covered access, or
multiple entrances); a minimum of 1 point of ground floor level mitigation (such as wall
surface treatment, terraced front yards, or transparency); and a minimum of 3 points total
are required. (None shown.) Sec. 64-50.

13. Parking Wrap & Screening is required. (Not shown.) Sec. 28-41, 25-66, 64-53 & 37-35.

14. Quality Housing requirements and deductions apply. Sec. 28-00.

15. Parking is required for 50% of market-rate and 15% of income-restricted dwelling units.
Parking could be reduced by Special Permit. Sec. 25-23, 25-251, and 74-532.

16. ZSF refers to zoning square feet.  GSF (Gross Square Feet) refers to above-grade floor
area, including mechanical and other deductions that are not zoning floor area.

Assumes Rezoning from R4 to C1/R7A, MIH,
and Special Permits

Lot Area:   76,000 SF

Maximum Permitted Floor Area:
Residential @ 4.6 FAR 349,600 ZSF
AIRS @ 5.01 FAR 380,760 ZSF
CF @ 4 FAR 304,000 ZSF
Commercial @ 2 FAR 152,000 ZSF

Used This Scheme:
Retail (Building A, Note 4) 0 ZSF
Residential (Building A) 164,946 ZSF
Residential (Building B) 92,327 ZSF
Residential (Building C)    92,327 ZSF
Total 349,600 ZSF

Floor-to-floor Heights - Building A:
1 13' Retail & other permitted 

uses (Note 4)
2 13' Lobby & Residential
3-15   10' Residential

156' Building Height

Floor-to-floor Heights - Buildings B & C:
1 13' Parking & other permitted 

uses (Note 4)
2 13' Lobby & Residential
3-15   10' Residential

156' Building Height

Floor sizes - Building A:
1 14,000 GSF Retail & other permitted

uses (Note 4)
2 14,000 GSF Lobby & Res
3-11 14,000 GSF Residential
12-15   10,200 GSF Residential
Total 194,800 Gross Square Feet

Floor sizes - Building B:
1 7,700 GSF Parking & other

permitted uses (Note 4)
2 7,700 GSF Lobby & Res.
3-11 7,700 GSF Residential
12-15     6,050 GSF Residential
Total 108,900 Gross Square Feet

Floor sizes - Building C:
1 7,700 GSF Parking & other

permitted uses (Note 4)
2 7,700 GSF Lobby & Res.
3-11 7,700 GSF Residential
12-15     6,050 GSF Residential
Total 108,900 Gross Square Feet

Gross Floor Area:
Bldg. A 194,800 GSF
Bldg. B 108,900 GSF
Bldg. C   108,900 GSF
Total 412,600 Gross Square Feet
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Notes:

1. Rezoning and Special Permit: This scheme assumes rezoning from R4 to C1/R7A, MIH,
and a Special Permit for a Large Scale Development. The Special Permit can modify
height and setback (shown here). It could also permit commercial uses, and reduce
parking requirements.

2. AIRS (Affordable Independent Residences for Seniors, not shown here) can be used to
increase the FAR and can, theoretically, also be MIH units. However it is our
understanding that HPD will not certify AIRS for privately financed projects. So, in practice,
AIRS is only available for subsidized developments.

3. Height in a flood zone is measured from different levels depending on various criteria. For
this scheme, the maximum building height is measured from FRCE. For clarity, heights
labeled "Ht." are measured above curb level. A survey is required to determine the BFE
(Base Flood Elevation) and base plane.
Curb Level for this site is estimated to be El. 2' (NAVD88).
FRCE is estimated to be El. 13' (NAVD88).  For developments filed after 4/18/22, FRCE is
either BFE + 2', or lowest adjacent grade + 2', whichever is higher. Sec. 64-11.

4. Ground floor uses are limited to entryways (vestibules), wet-floodproofed uses, and
dry-floodproofed non-residential uses. All residential uses, including lobbies and
mechanical must be above FRCE. Commercial uses within 30' of Ocean Promenade,
entryways, and wet-floodproofed uses may be excluded from floor area. Sec. 64-322.

5. Airport vicinity restrictions appear to limit the maximum building height to 250'. This must
be confirmed by a surveyor. Sec. 61-00.

6. Yards are not required.  Sec. 23-531(b).

7. Residential coverage max. 100% for corner lots, 70% for interior/through lots. Sec. 23-153.

8. Eligible buildings are those which receive height increases in exchange for providing
affordable floor area on site. This scheme shows an eligible building with all the MIH floor
area located on-site. Sec. 23-664(a)(3).

9. Qualifying Ground Floor (QGF) is not required but may permit additional height. QGF
requires 2nd Floor to be min. 13' in height above sidewalk (shown here). Supplemental
requirements for non-residential ground floor do not apply to Eligible Buildings. Sec. 12-10.

10. Height and setback for an Eligible Building with a Qualifying Ground Floor (used here):
Min. base height 60' (El. 42'); max. base height 105' (El. 116');
max. building height 145' (El. 156') or 14 stories;
Minimum setback 10' from a wide street, and 15' from a narrow street, but no less than 7'
from street wall. Optional for street walls beyond 50' from the street line.
Dormers are permitted (not shown). Sec. 23-664.
This scheme assumes height & setback modifications by Special Permit.

11. Street walls, Sec. 23-661(c):
On Ocean Promenade and on narrow streets within 50', a street wall is required for 100%
of the frontage of the zoning lot, at least 70% of the aggregate width of street walls must
be within 8' of the street line. On narrow streets beyond 50' of Ocean Promenade, at least
70% of street walls must be within 15 of the street line.

12. Streetscape Mitigation requirements ensure that buildings in flood zones don't have
excessive blank walls at sidewalk level. A minimum of 1 point of building access mitigation
(such as entrance close to grade, recessed access, wide stairs, covered access, or
multiple entrances); a minimum of 1 point of ground floor level mitigation (such as wall
surface treatment, terraced front yards, or transparency); and a minimum of 3 points total
are required. (None shown.) Sec. 64-50.

13. Parking Wrap & Screening is required. (Not shown.) Sec. 28-41, 25-66, 64-53 & 37-35.

14. Quality Housing requirements and deductions apply. Sec. 28-00.

15. Parking is required for 50% of market-rate and 15% of income-restricted dwelling units.
Parking could be reduced by Special Permit. Sec. 25-23, 25-251, and 74-532.

16. ZSF refers to zoning square feet.  GSF (Gross Square Feet) refers to above-grade floor
area, including mechanical and other deductions that are not zoning floor area.

Assumes Rezoning from R4 to C1/R7A, MIH,
and Special Permits

Lot Area:   76,000 SF

Maximum Permitted Floor Area:
Residential @ 4.6 FAR 349,600 ZSF
AIRS @ 5.01 FAR 380,760 ZSF
CF @ 4 FAR 304,000 ZSF
Commercial @ 2 FAR 152,000 ZSF

Used This Scheme:
Retail (Building A, Note 4) 0 ZSF
Residential (Building A) 164,946 ZSF
Residential (Building B) 92,327 ZSF
Residential (Building C)    92,327 ZSF
Total 349,600 ZSF

Floor-to-floor Heights - Building A:
1 13' Retail & other permitted 

uses (Note 4)
2 13' Lobby & Residential
3-15   10' Residential

156' Building Height

Floor-to-floor Heights - Buildings B & C:
1 13' Parking & other permitted 

uses (Note 4)
2 13' Lobby & Residential
3-15   10' Residential

156' Building Height

Floor sizes - Building A:
1 14,000 GSF Retail & other permitted

uses (Note 4)
2 14,000 GSF Lobby & Res
3-11 14,000 GSF Residential
12-15   10,200 GSF Residential
Total 194,800 Gross Square Feet

Floor sizes - Building B:
1 7,700 GSF Parking & other

permitted uses (Note 4)
2 7,700 GSF Lobby & Res.
3-11 7,700 GSF Residential
12-15     6,050 GSF Residential
Total 108,900 Gross Square Feet

Floor sizes - Building C:
1 7,700 GSF Parking & other

permitted uses (Note 4)
2 7,700 GSF Lobby & Res.
3-11 7,700 GSF Residential
12-15     6,050 GSF Residential
Total 108,900 Gross Square Feet

Gross Floor Area:
Bldg. A 194,800 GSF
Bldg. B 108,900 GSF
Bldg. C   108,900 GSF
Total 412,600 Gross Square Feet
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Residential
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Notes:

1. Rezoning and Special Permit: This scheme assumes rezoning from R4 to C1/R7A, MIH,
and a Special Permit for a Large Scale Development. The Special Permit can modify
height and setback (shown here). It could also permit commercial uses, and reduce
parking requirements.

2. AIRS (Affordable Independent Residences for Seniors, not shown here) can be used to
increase the FAR and can, theoretically, also be MIH units. However it is our
understanding that HPD will not certify AIRS for privately financed projects. So, in practice,
AIRS is only available for subsidized developments.

3. Height in a flood zone is measured from different levels depending on various criteria. For
this scheme, the maximum building height is measured from FRCE. For clarity, heights
labeled "Ht." are measured above curb level. A survey is required to determine the BFE
(Base Flood Elevation) and base plane.
Curb Level for this site is estimated to be El. 2' (NAVD88).
FRCE is estimated to be El. 13' (NAVD88).  For developments filed after 4/18/22, FRCE is
either BFE + 2', or lowest adjacent grade + 2', whichever is higher. Sec. 64-11.

4. Ground floor uses are limited to entryways (vestibules), wet-floodproofed uses, and
dry-floodproofed non-residential uses. All residential uses, including lobbies and
mechanical must be above FRCE. Commercial uses within 30' of Ocean Promenade,
entryways, and wet-floodproofed uses may be excluded from floor area. Sec. 64-322.

5. Airport vicinity restrictions appear to limit the maximum building height to 250'. This must
be confirmed by a surveyor. Sec. 61-00.

6. Yards are not required.  Sec. 23-531(b).

7. Residential coverage max. 100% for corner lots, 70% for interior/through lots. Sec. 23-153.

8. Eligible buildings are those which receive height increases in exchange for providing
affordable floor area on site. This scheme shows an eligible building with all the MIH floor
area located on-site. Sec. 23-664(a)(3).

9. Qualifying Ground Floor (QGF) is not required but may permit additional height. QGF
requires 2nd Floor to be min. 13' in height above sidewalk (shown here). Supplemental
requirements for non-residential ground floor do not apply to Eligible Buildings. Sec. 12-10.

10. Height and setback for an Eligible Building with a Qualifying Ground Floor (used here):
Min. base height 60' (El. 42'); max. base height 105' (El. 116');
max. building height 145' (El. 156') or 14 stories;
Minimum setback 10' from a wide street, and 15' from a narrow street, but no less than 7'
from street wall. Optional for street walls beyond 50' from the street line.
Dormers are permitted (not shown). Sec. 23-664.
This scheme assumes height & setback modifications by Special Permit.

11. Street walls, Sec. 23-661(c):
On Ocean Promenade and on narrow streets within 50', a street wall is required for 100%
of the frontage of the zoning lot, at least 70% of the aggregate width of street walls must
be within 8' of the street line. On narrow streets beyond 50' of Ocean Promenade, at least
70% of street walls must be within 15 of the street line.

12. Streetscape Mitigation requirements ensure that buildings in flood zones don't have
excessive blank walls at sidewalk level. A minimum of 1 point of building access mitigation
(such as entrance close to grade, recessed access, wide stairs, covered access, or
multiple entrances); a minimum of 1 point of ground floor level mitigation (such as wall
surface treatment, terraced front yards, or transparency); and a minimum of 3 points total
are required. (None shown.) Sec. 64-50.

13. Parking Wrap & Screening is required. (Not shown.) Sec. 28-41, 25-66, 64-53 & 37-35.

14. Quality Housing requirements and deductions apply. Sec. 28-00.

15. Parking is required for 50% of market-rate and 15% of income-restricted dwelling units.
Parking could be reduced by Special Permit. Sec. 25-23, 25-251, and 74-532.

16. ZSF refers to zoning square feet.  GSF (Gross Square Feet) refers to above-grade floor
area, including mechanical and other deductions that are not zoning floor area.

Assumes Rezoning from R4 to C1/R7A, MIH,
and Special Permits

Lot Area:   76,000 SF

Maximum Permitted Floor Area:
Residential @ 4.6 FAR 349,600 ZSF
AIRS @ 5.01 FAR 380,760 ZSF
CF @ 4 FAR 304,000 ZSF
Commercial @ 2 FAR 152,000 ZSF

Used This Scheme:
Retail (Building A, Note 4) 0 ZSF
Residential (Building A) 164,946 ZSF
Residential (Building B) 92,327 ZSF
Residential (Building C)    92,327 ZSF
Total 349,600 ZSF

Floor-to-floor Heights - Building A:
1 13' Retail & other permitted 

uses (Note 4)
2 13' Lobby & Residential
3-15   10' Residential

156' Building Height

Floor-to-floor Heights - Buildings B & C:
1 13' Parking & other permitted 

uses (Note 4)
2 13' Lobby & Residential
3-15   10' Residential

156' Building Height

Floor sizes - Building A:
1 14,000 GSF Retail & other permitted

uses (Note 4)
2 14,000 GSF Lobby & Res
3-11 14,000 GSF Residential
12-15   10,200 GSF Residential
Total 194,800 Gross Square Feet

Floor sizes - Building B:
1 7,700 GSF Parking & other

permitted uses (Note 4)
2 7,700 GSF Lobby & Res.
3-11 7,700 GSF Residential
12-15     6,050 GSF Residential
Total 108,900 Gross Square Feet

Floor sizes - Building C:
1 7,700 GSF Parking & other

permitted uses (Note 4)
2 7,700 GSF Lobby & Res.
3-11 7,700 GSF Residential
12-15     6,050 GSF Residential
Total 108,900 Gross Square Feet

Gross Floor Area:
Bldg. A 194,800 GSF
Bldg. B 108,900 GSF
Bldg. C   108,900 GSF
Total 412,600 Gross Square Feet

144 Beach 111 Street
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Block 16183
Lot 21
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Rezoning to C1/R7A, MIH

Special Permit for
Large Scale Development

Residential
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ACCESSIBILITY TO 
THE CITY VIA THE “A” 

SUBWAY LINE

ONLY LEGAL SURFING
BEACH IN NYC

PROXIMITY TO JFK 
INTERNATIONAL 

AIRPORT 

POPULATION OF 
THE ROCKAWAY 
PENINSULA IS 

~125,0000

FERRY FROM WALL 
STREET PIER 11 TO 
ROCKAWAY 108TH 
STREET TERMINAL

MORE THAN 5.5 
MILLION VISITORS 

ANNUALLY

1 4

From surfers to swimmers to the Ramones, everyone wants to “hitch a ride to Rockaway Beach.” Rockaway Beach, 
being a part of New York City, is truly the only urban beach town in America. It is a year-round resource for residents 
all along the Rockaway peninsula, and it comes alive each summer from Memorial Day weekend through Labor 
Day weekend with millions of visitors.

ROCKAWAY BEACH OVERVIEW
The ‘Rockaways’
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	» In May 2017, the reconstruction of the Rockaway Boardwalk consisting of a 5-mile concrete structure spanning from 
Beach 1st Street to Beach 126th Street, parks, concessions and green space was completed at a cost of $341 million.

	» $145 million public investment to finance seven resiliency projects, including: improving stormwater management 
at Bayswater Park; raising the shorelines in Edgemere and at Rockaway Community Park; replacing six recreational 
facilities along Shore Front Parkway; replacing the seawall at Beach 88th Street Park; and building a resilient park at 
Thursby Basin Park.

	» $336 million coastal resiliency project spanning from Far Rockaway to Neponsit is part of Army Corps-led efforts to 
reduce coastal flood risk on the Atlantic Coast and along Jamaica Bay, consisting of the construction of 14 new stone 
jetties and rehabilitation of five existing jetties and the construction of a reinforced dune system

	» The construction of the Beach 108th Street ferry landing on Beach 108th Street and Beach Channel Drive began in 
January 2017. It was the first of eleven landings that were built in the first phase of NYC’s Citywide Ferry System (NYC 
Ferry). The first ferry service in Rockaway began in May 2017 providing 57-minute rides to Lower Manhattan at the 
same cost as a subway ride.

REVITALIZATION OF THE ROCKAWAYS
Hundreds of Millions of Dollars Invested in Infrastructure
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Rockaway Beach Hotel Rezoning 
In 2016, City Council approved the rezoning of 108-14 Rockaway Beach Boulevard from R5B-C1-3 to R6A-C2-5 to allow for the development 
of the Rockaway Beach Hotel. The Tubridy-owned hotel is a six-story boutique hotel with 53 rooms, a 16,000-square-foot roof top with a 
bar and restaurant, pool, and event space.

1 8

REZONINGS IN ROCKAWAY 
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Far Rockaway Rezoning
In 2017, the City approved the rezoning of 23 blocks of Far Rockaway to revitalize the Downtown area and spur development. Upon the re-
zoning, $288 million were invested into Far Rockaway to improve the infrastructure, parks, community facilities, support for small-businesses 
and more. It also allowed for the development of nearly 2,000 affordable and mixed-income housing units in the Rockaways.

New Infrastructure Includes:
	» A new park on a vacant, city-owned parcel of land
	» A new Queens Library branch at the intersection of Mott and Central Avenues
	» Upgrades to existing schools’ libraries, playgrounds, science labs and auditoriums
	» Expanding existing sidewalks, improving the sewer system for storm resiliency, and building new public plazas
	» Piloting a ferry shuttle that would connect to the existing NYC ferry stop at Beach 108th Street
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$139 Million Street Repair and Infrastructure Upgrade Project
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Peninsula Hospital Rezoning 
The former Peninsula Hospital site in Far Rockaway is an 11-building, mixed-use redevelopment that will comprise 2.2 million square feet 
upon completion. The redevelopment, known as the Edgemere Commons, is the largest affordable housing project by a private developer 
under the de Blasio administration. It will bring 2,050 affordable housing units to the area, 38,000 square feet of publicly accessible open 
space, 77,000 square feet of community spaces, and 72,000 square feet of neighborhood-oriented retail. The project is expected to create 
350 temporary construction jobs, up to 650 permanent jobs, and generate $1.5 billion in economic activity on the Rockaway Peninsula.

Located between Beach Channel Drive and Rockaway Beach Boulevard and Beach 50th and Beach 53rd Streets, the site was purchased 
by Arker Companies, Slate Property Group and Northeast Brooklyn Housing Development Corporation in 2016 and successfully underwent 
the ULURP process to be rezoned in 2019. Ten of the 11 buildings were sold to Tishman and Speyer in 2021. Arker Companies, in and 
Slate Property Group, will break ground on the first Edgemere Commons building in 2022. The remaining ten buildings will be developed by 
Tishman Speyer with a projected final completion date of 2034.
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133 Beach 116th Street 
133 Beach 116th Street is a mixed-use condominium developed by the Marcal Group in 2021. It is comprised of two buildings with a total of 
approximately 128,000 square feet. Approximately 111,000 square feet of residential is allocated over 86 condominium units and approxi-
mately 17,000 square feet is commercial space. The project involved a zoning change to allow a gym as a retail tenant on the ground floor. 

NEW DEVELOPMENTS IN THE AREA



2 52 5



2 6

Arverne East
Arverne East is a 116-acre, master-planned community that will be developed over 10 years on vacant, oceanfront sites between Beach 
32nd Street to Beach 56th Place between Arverne and Edgemere. Construction on the first phase of the project commenced in early 2021. 
The project is a result of a public-private partnership between the City of New York and developers L+M Development Partners, Bluestone 
Organization and Triangle Equities and will be the city’s first zero-carbon development. 

When complete, Arverne East will hold 1,650 units of housing, 1,320 of which will be affordable and 330 will be market-rate, approximately 
180,000 square feet of commercial and office space and approximately 22,000 square feet of community facility space. It will also include 
a 35-acre publicly accessible nature preserve, an urban farm, a restaurant and brewery operated by the Rockaway Brewing Company, a 
boutique hotel, as well as parking, necessary infrastructure improvements, and vital flood protection.
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Rockaway Village 
Phipps Houses is redeveloping an abandoned shopping center into an eight-building mixed-use complex  with 1,700 units of affordable hous-
ing and 120,000 square feet of commercial and community facility space. Additionally, the project is expected to create 590 parking spaces, 
restore the street grid and create a new connection between the A train station on Mott Avenue and the LIRR station on Nameoke Avenue.
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