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3.0  EXISTING CONDITIONS AND PROBABLE IMPACTS 
 
3.1  LAND USE AND ZONING 
 
3.1.1  Existing Land Use in the Project Area 
 
The site is located in the southwest section of Queens Community District #6, which is 
bounded by the Long Island Expressway to the north, the Grand Central Parkway to the east, 
Woodhaven Boulevard to the west, and LIRR’s Babylon line to the south. Woodhaven 
Boulevard just west of the project site divides Community District #6 from District #5, which 
serves the Central Queens neighborhoods of Ridgewood, Maspeth, Glendale, and Middle 
Village. Therefore, the study area includes sections of both community districts. 
 
The distribution of land uses within these districts (as of 2005) is presented in Table 1. These 
data indicate that residential uses occupy much of the two community districts. Single- and 
two-family houses constitute the predominant housing type in both districts, while apartment 
buildings are more prevalent in Community District #6. While the areas adjoining the site to 
the east and north contain low-density housing stock, a high-rise (21-story) apartment 
building is located south of the project site, on the south side of Union Turnpike. 
 

TABLE 1 
2005 DISTRIBUTION OF LAND USE FOR COMMUNITY DISTRICTS #5 AND #6 

PERCENT OF TOTAL LOT AREA LAND USES DISTRICT #5 DISTRICT #6 
Residential Uses 
1-2 Family 
Multi-Family 
Mixed Residential/Commercial 

 
31.8 
9.9 
2.7 

 
49.9 
25.5 
3.0 

Subtotal 44.4 78.4
Industrial 10.1 0.3
Commercial/Office 2.7 7.4
Transportation/Utility 1.7 3.0
Institutions 2.3 5.9
Open Space/Recreation 35.6 2.3
Parking Facilities 1.2 0.6
Vacant Land 1.1 2.0
Miscellaneous 0.9 0.1
TOTAL 100.0 100.0

 Source:  Community District Needs for Fiscal Year 2005, Queens 
  
West of the site are a Sports Authority store and a Home Depot; to the south a Super Stop 
and Shop complex; to the southeast there is an active NYC Department of Transportation 
construction storage facility and parking lot; and automobile-related and other local 
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3.1.2 Existing Zoning in Project Area  
 
Figure 6 shows the existing zoning of the project site and in the immediate study area. The 
project site is located within an M1-1 manufacturing district that encompasses nearly the 
entire superblock, and has historically contained high-performance manufacturing uses. This 
M1-1 district is largely surrounded by residential zones which typically contain low- to 
medium-density housing: an R3-2 district is located to the east and northeast; an R4 district 
extends to the north and west; and an R5 district is located to the south. Both sides of 
Metropolitan Avenue contain 150-foot-deep commercial districts (i.e., C1-2 and C2-2 zones) 
which have been overlaid on the residential zones. These overlay districts permit local 
service and retail businesses (e.g., dry cleaners, florists, restaurants) that are compatible with 
residential uses. Although a wide variety of community facility uses – including schools – 
are permitted as-of-right in the residential and commercial districts, schools are generally 
permitted in M1-1 districts by Special Permit of the Board of Standards and Appeals. 
 
The maximum bulk permitted under zoning in each district is mainly governed by the 
district’s maximum floor area ratio (FAR)1, minimum required open space2, and any required 
yards. The maximum bulk allowed for commercial and manufacturing uses in an M1-1 
district is 1.00 FAR, while the maximum bulk for permitted community facilities (e.g., 
churches) is 2.40 FAR. Developments in M1-1 zones must provide at least a 20-foot-deep 
rear yard; if side yards are provided, they must be at least eight feet wide. Thus, buildings in 
such districts typically take the form of the food processing facility buildings that formerly 
occupied the project site: single-story buildings with large footprints set on paved lots that 
allow for accessory parking and/or loading space. 
 
Residential developments in the R3-2, R4, and R5 zoning districts surrounding the project 
site could be built to a maximum bulk of 0.50, 0.75, and 1.25 FAR, respectively. Community 
facilities in those districts could be built to a slightly greater bulk of up to 1.00 FAR in R3-2 
and R4 zones, and up to 2.00 FAR in an R5 zone. Residential and community facility 
buildings in the C1-2 and C2-2 districts could be built to the same bulk as permitted in the 
underlying residential zones.  However, commercial uses in the C1-2 and C2-2 zones could 
be built only to a maximum 1.00 FAR. The minimum open space and yard requirements 
prohibit zero-lot-line buildings in all of these districts. 

                                                 
 1 The floor area ratio, when multiplied by the lot area (in sq. ft.) of a zoning lot, represents the 
maximum building floor area that can be developed on that lot. 

 2 Minimum required open space is typically expressed as either a percent of the zoning lot that must 
remain uncovered, or in terms of an open space ratio (OSR). The OSR is the ratio of the number of square feet 
of required open space per 100 sq. ft. of building floor area. For example, a building containing 20,000 sq. ft. 
and subject to an OSR of 20 would be required to provide 4,000 sq. ft. of open space on the zoning lot. There is 
no minimum open space requirement for manufacturing zones. 






