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Socioeconomic Conditions 
This chapter considers the potential for the Proposed Project to result in 
significant adverse impacts to the socioeconomic character of the surrounding 
area, which includes its population, housing, and economic activity. 

Introduction 
According to the 2021 City Environmental Quality Review (CEQR) Technical Manual, an analysis of 
socioeconomic conditions may be necessary when a project would directly or indirectly affect land 
use patterns, low-income populations, the availability of goods and services, or economic investment 
in a way that changes the socioeconomic character of the area. An assessment of socioeconomic 
conditions is warranted when a project would result in:  

› Direct displacement of residential population on a development site; 
› Direct displacement of existing businesses or institutions on a development site; 
› Indirect displacement of residential population in a study area;  
› Indirect displacement of businesses or institutions in a study area;  
› Indirect displacement of businesses due to retail market saturation; or  
› Adverse effects on specific industries.  

Specifically, this chapter investigates whether the Proposed Project would cause the direct 
displacement of businesses and residents on the Project Site, the indirect displacement of businesses 
and residents within a defined study area, or adverse effects on a specific industry. 

As detailed in Chapter 1, Project Description, the Proposed Project would redevelop a portion of 
the Creedmoor Psychiatric Center with mixed-use space that includes housing units, retail space, 
community facilities, educational uses, parking, and open space. The Proposed Project is anticipated 
to be completed by 2040, the build year for this assessment. 
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Principal Conclusions 

Direct Residential Displacement 
There are no dwelling units (DUs) on the Project Site, meaning the number of residents directly 
displaced by the Proposed Project is zero. According to the CEQR Technical Manual, if fewer than 500 
residents are directly displaced, there is not expected to be any substantial alteration to the 
socioeconomic character of a neighborhood. Therefore, there would be no significant adverse 
socioeconomic impacts due to direct displacement. 

Direct Business Displacement 
There are no private commercial businesses on the Project Site. All existing facilities at the 
Creedmoor campus would either remain in use on the campus or are vacating in the No-Action 
condition. Therefore, in the With-Action condition, there would be no significant adverse 
socioeconomic impacts due to direct business displacement. 

Indirect Residential Displacement 
The Proposed Project would increase the population of the study area by 34 percent and introduce a 
new population with higher average incomes than the No-Action population in the study area, in 
which rents have not increased over the past 10 years, despite a peak in 2020, and a trend of 
increasing rents in many other neighborhoods of New York City. The detailed indirect residential 
displacement analysis identified approximately 1,070 low-income renter households in the study area. 
Data from the New York State Homes and Community Renewal (HCR) Stabilized Building List 
determined that there are currently 48 rent-stabilized, though non-income restricted, units in the 
study area, in addition to only three regulated units that are income-restricted. Using CEQR Technical 
Manual assessment methods, the detailed indirect residential analysis determined that there are 1,043 
low-income renter households in the study area that are vulnerable to potential displacement. Using 
the study area’s median household size of 3.02 persons, these households account for a population of 
3,150, or 14 percent of the total population in the study area according to the 2020 Census. 

According to the CEQR Technical Manual, if the vulnerable population potentially subject to indirect 
displacement exceeds 5 percent of the study area’s current population, the project may result in a 
significant change to the socioeconomic character of the study area, and a potential significant adverse 
impact may occur. While the vulnerable population percentage in the study area is larger than 5 
percent for the Proposed Project, the CEQR Technical Manual also states that, if it is determined that a 
project, because of its mixed-income composition, would not cause significant changes in the local real 
estate market, it may not have a significant effect on rents for the vulnerable households and therefore 
would not result in a significant adverse indirect residential displacement impact. Because of the 
significant new supply of affordable residential units in the With-Action condition created by the 
Proposed Project, the separate demand dynamics between the rental and ownership markets in the 
study area, and the fact that, historically, changes in the ownership housing market and increases in 
home values in the study area have not significantly affected rental prices or availability in the area, it is 
not anticipated that the Proposed Project would create or accelerate a trend of increasing rents in the 
study area that would indirectly displace vulnerable lower-income renters and therefore, the Proposed 
Project would not have significant adverse indirect residential displacement impacts.  



Creedmoor Mixed-Use Project – DEIS  

3-3 Socioeconomic Conditions 

Indirect Business Displacement 
A preliminary assessment found that the Proposed Project would not result in significant adverse 
impacts due to indirect business or institutional displacement. The primary consideration of the 
CEQR Technical Manual in determining indirect business displacement is whether a development 
may result in significant changes to the local business market, including commercial property value 
increases. The Proposed Project would create approximately 76,000 gross square feet (gsf) of 
neighborhood retail, of which approximately 12,150 gsf may be used for an urgent care facility, 
50,000 gsf for a community recreation center, 16,500 gsf for an older adult center, 8,100 gsf for an 
early childhood center, and 120,000 gsf for a potential new public school. The Proposed Project may 
include an urgent care center at one of the project buildings in lieu of approximately 12,150 gsf of 
retail space. No existing businesses would be eliminated by the introduction of the Proposed Project. 
Outside of the Project Site, the defined study area has existing retail and commercial areas, primarily 
concentrated along sections of Braddock Avenue, Hillside Avenue, and Union Turnpike, which would 
likely benefit from increased consumer draw. 

The Proposed Project‘s development of 76,000 gsf of retail does not meet the 200,000-gsf threshold 
set by the CEQR Technical Manual to constitute substantial new commercial development. Thus, the 
existing businesses in the defined study area are not expected to suffer any significant adverse 
impact from the Proposed Project. 

Adverse Impacts Due to Effects on Specific Industries 
An initial assessment found that the Proposed Project would not result in significant adverse impacts 
due to effects on specific industries. According to the CEQR Technical Manual, analysis is warranted if 
a substantial number of residents or workers depend on the goods or services provided by any 
adversely affected businesses, or if the Proposed Project would cause the loss or substantial 
diminishment of an essential product or service within a specific industry. The Proposed Project 
would include the removal of parts of the former Creedmoor Psychiatric Center. However, the mental 
healthcare services industry is not considered a displaced industry within the study area in the With-
Action condition because the buildings proposed for removal are largely in a state of disrepair and 
are either vacant or not used for their original purpose as mental healthcare facilities. The Proposed 
Project are not expected to lead to the direct displacement of any businesses or employees. Instead, 
the Proposed Project would increase the use of existing retail, healthcare, and service industries. 
Because of the lack of displaced industries, the Proposed Project would not adversely affect any 
certain industry and does not warrant further assessment in this category.  

Proposed Project 
The Proposed Project would facilitate the development on the Project Site of up to 2,775 incremental 
DUs), 76,000 gsf of neighborhood retail space of which approximately 12,150 gsf may be used for an 
urgent care facility, 50,000 gsf for a community recreation center, 16,500 gsf for an older adult center, 
8,100 gsf for an early childhood center, and 120,000 gsf for a potential new public school. 

Under the Proposed Project, of the total DUss that would be developed, 1,249 units, or 45 percent, 
would be affordable rental units. Of the proposed affordable rental units, 393 units would be 
affordable senior housing, 428 would be affordable supportive housing, and the remaining 428 
would be general affordable rental housing. The remaining 1,526 housing units to be developed, 
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comprising 55 percent of the total proposed units, would be designated for homeownership and 
priced at market rates. The new homeownership units would come in the form of multi-family 
buildings, triplexes, and semi-detached homes.  

Methodology 

Introduction 
Assessments of socioeconomic conditions separate the socioeconomic conditions of residents of the 
defined study area from those of its businesses, although Proposed Project may affect them in similar 
ways. The CEQR Technical Manual defines direct displacement as “the involuntary displacement of 
residents or businesses from a site or sites directly affected by a proposed project.” Indirect 
displacement (also known as secondary displacement) is defined in the CEQR Technical Manual as 
“the involuntary displacement of residents, businesses, or employees that results from a change in 
socioeconomic conditions created by the proposed project.” The five areas of socioeconomic focus 
and their thresholds for consideration as outlined in the CEQR Technical Manual are as follows:  

1. Direct Residential Displacement: Would the project directly displace residential population to 
the extent that the socioeconomic character of the neighborhood would be substantially 
altered. Displacement of less than 500 residents would not typically be expected to alter the 
socioeconomic character of a neighborhood. 

The Proposed Project would not be expected to directly displace any residents, thus not meeting the 
500-resident limit of displaced persons that would qualify for a significant impact to the 
socioeconomic character of the neighborhood. Further assessment is not required for this area of 
socioeconomic concern. 

2. Direct Business and Institutional Displacement: Would the Proposed Project directly displace 
more than 100 employees, or would it directly displace a business that is unusually important 
because its products or services are uniquely dependent on its location, is the subject of other 
regulations or publicly adopted plans aimed at its preservation, or that serves a population 
uniquely dependent on its services in its present location? 

The Proposed Project would not be expected to directly displace any businesses or institutions. The 
Project Site covers 59 acres of the full 125-acre Creedmoor campus. The remaining 66 acres would 
continue operation in their current use by the New York State Office of Mental Health (NYS OMH) 
and the New York State Office for People with Developmental Disabilities (NYS OPWDD). Other 
institutions on the Creedmoor campus, such as the Services Now for Adult Persons (SNAP) facility, 
The Living Museum, and a humanitarian relief center are not within the Project Site (The Living 
Museum) or are expected to leave their present location in the No-Action condition (SNAP and the 
humanitarian relief center). Therefore, no jobs would be displaced, failing to meet the benchmark of 
100 jobs that would constitute preliminary consideration. 

3. Indirect Residential Displacement: Would the Proposed Project result in substantial new 
development that is markedly different from existing uses, development, and activities within 
the neighborhood? Residential developments of 200 units or less or commercial developments 
of 200,000 square feet or less would typically not result in significant socioeconomic impacts. 
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The Proposed Project would facilitate the incremental development of 2.75 million gsf square feet of  
new residential development, comprising 2,775 new DUs. Therefore, preliminary assessment of 
Indirect Residential Displacement is required by the CEQR Technical Manual.  

4. Indirect Business Displacement:  Would the Proposed Project result in substantial new 
development that is markedly different from existing uses, development, and activities within 
the neighborhood; or would the Proposed Project add to, or create, a retail concentration that 
may draw a substantial amount of sales from existing businesses within the study area to the 
extent that certain categories of business close and vacancies in the area increase, thus 
resulting in a potential for disinvestment on local retail streets? Projects resulting in less than 
200,000 square feet of retail on a single development site would not typically result in 
socioeconomic impacts. 

The Proposed Project would facilitate the development of approximately 76,000 sf of new 
neighborhood retail space. Since this is below the benchmark of 200,000 sf for new retail space that 
would constitute the need for preliminary analysis, as defined by the CEQR Technical Manual, an 
analysis of indirect business displacement is not warranted. 

5. Adverse Impacts on Specific Industries: Is the project expected to affect conditions within a 
specific industry? An analysis is warranted if a substantial number of residents or workers 
depend on the goods or services provided by the affected businesses or if it would result in the 
loss or substantial diminishment of a particularly important product or service within the 
industry. 

In addition to directly or indirectly impacting the study area’s socioeconomic conditions, a project 
may also affect the operation of a major industry or commercial operation in the area or across the 
greater city. This could include the introduction of new regulations that prohibit or restrict the use of 
certain processes that are critical to certain industries.  

The Proposed Project would include the removal of parts of the former Creedmoor Psychiatric 
Center. More specifically, as discussed in Chapter 1, Project Description, two of the five occupied 
buildings on the Project Site, are currently used by the NYS OMH for general hospital storage 
(Building #78) and personal protective equipment storage (Building #59). The existing storage 
utilized in these buildings would be relocated elsewhere within the Creedmoor campus, outside of 
the Project Site, in buildings that are operated by the NYS OMH. As such, there would be no adverse 
impacts on the delivery of medical services by the psychiatric center. The mental healthcare services 
industry is not considered a displaced industry within the study area in the With-Action condition 
because the buildings proposed for removal are largely in a state of disrepair and either vacant or 
not used for their original purpose as mental healthcare facilities. This was, in part, a result of the 
industry-wide separation of mental healthcare from institutionalized care. On other areas of the 
Creedmoor campus, the NYS OMH and NYS OPWDD will continue operation in their current use. 
Since the Proposed Project would not affect the operation of a major industry or commercial 
operation, further analysis is not warranted. 

Analysis Format 
Following CEQR Technical Manual guidelines, the analysis begins with an initial screen that considers 
threshold circumstances identified in the CEQR Technical Manual that can lead to socioeconomic 
changes warranting further assessment. The socioeconomic analysis for indirect residential 
displacement, the only area of focus that warrants an assessment for the Proposed Project, begins 
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with a preliminary assessment to assess the possibility of significant impact and to determine 
whether a more detailed analysis is appropriate.  

The objective of the indirect residential displacement analysis is to determine whether the Proposed 
Project may either introduce or accelerate a trend of changing socioeconomic conditions that could 
displace a vulnerable population, most notably renters, living in privately held units unprotected by 
rent control, rent stabilization, or other government regulations. According to the CEQR Technical 
Manual, the potential for indirect residential displacement depends on the demographic, housing, 
and socioeconomic characteristics of the defined study area. These characteristics may include: 

› Total population for the defined study area, borough, and city 
› Housing value and rent 
› Median household income and the percent of persons living below the poverty line, based on 

data from the U.S. Census 

In addition to identifying these types of characteristics, the indirect residential displacement analysis 
comprises three general components. 

1. Determine if the Proposed Project would add new population with higher average incomes 
compared to the existing population and any new population expected to reside in the defined 
study area in the No-Action scenario. 

2. Determine if the increase in population caused by the Proposed Project is large enough relative 
to the population size expected to reside in the defined study area in the No-Action scenario to 
affect real estate market conditions for rental properties in the study area. If the population 
increase is greater than 5 percent within the study area as a whole or within any identified 
subareas, then further analysis is warranted. 

3. Consider whether the defined study area has already experienced a readily observable trend 
toward increasing rents and the likelihood of the Proposed Project exacerbating the existing 
trend, if present. 

Household Size Methodology 

In addition, the following assumptions are made regarding household size for affordable supportive 
and affordable senior housing in the defined study area: 

New Affordable Senior Housing 

When analyzing proposed new affordable senior housing in New York City, it is generally appropriate 
to assume that the average household size in new affordable senior housing will be smaller than the 
overall average household size. This is due to the following key considerations: 

› Target Population and Household Composition: Affordable senior housing primarily targets 
individuals 62 and older. Many of these residents are likely to be single individuals or couples, as 
opposed to the broader population, which may include larger family units with children and 
extended family members. 

› Design and Layout: Affordable senior housing units are typically designed to meet the needs of 
smaller households, with a focus on accessibility and ease of living for seniors. These units are 
more likely to be studios and 1-bedroom apartments, rather than larger multi-bedroom units. 
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Therefore, this socioeconomic analysis assumes that the average household size in proposed affordable 
senior housing in the study area in the With-Action condition would be smaller than the study area’s 
overall average household size. While the overall average household size in the 0.5-mile study area is 
3.02, this analysis assumes that the average household size for affordable senior housing is 1.5. 

New Affordable Supportive Housing 

When analyzing the proposed new affordable supportive housing in New York City, it is appropriate 
to consider the average household size in the defined study area. This is due to the following 
considerations: 

› Target Population: The New York City Human Resources Administration and the City’s Office of 
Affordable and Supportive Housing Services specifies that supportive housing is affordable 
housing with supportive services in place for individuals and families who are homeless or are at 
risk of homelessness.1 This population is more likely to include families with children than the 
affordable senior housing. 

› Design and Layout: Affordable supportive housing is designed to create a stable home for 
formerly homeless individuals and families. The facilities, whether in the congregate housing or 
scattered-site housing form, are often designed to be comfortable for full families. 

Therefore, this socioeconomic analysis assumes that the average household size in the proposed 
affordable supportive housing in the defined study area in the With-Action condition would be 
equivalent to the overall average household size in the 0.5-mile study area of 3.02. 

Study Area Definition 
The study area encompasses the Project Site and a specific radius around the site dependent on the 
project size and area characteristics. According to the CEQR Technical Manual, a 0.5-mile study area 
is appropriate for projects that would increase the population by 5 percent within a 0.25-mile radius 
of the Project Site compared to the expected No-Action population.   

As per the U.S. Census, the population of those census tracts generally comprising a quarter-mile 
study area around the Project Site is approximately 3,579 in 2020. Employing the method preferred 
by the CEQR Technical Manual, this analysis uses construction permitting data from the New York 
City Department of Buildings (NYCDOB) to project the 0.25-mile study area population in the No-
Action condition. There will be a net increase of three ownership units and two 4-story affordable 
senior housing projects in the No-Action condition. The ownership units are yet to be constructed 
and are either approved for permitting or approved for construction. The affordable senior housing 
developments are awaiting application approval, and data is not available regarding the number of 
DUs planned. Due to the insufficient data and its status as a potential outlier in terms of unit type 
and volume, the affordable senior housing developments are not included in the projection for the 
2040 population. The additional population in the three new market-rate ownership units is 
calculated using the 0.25-mile study area average household size of 3.41 and vacancy rate of 4.4 
percent.2 Based on these assumptions, the 2040 build year population in the No-Action condition is 
projected to increase by ten people to a total population of 3,589. 

 
1  Nyc.gov/site/hra/help/supportive-housing.page 
2  2020 U.S. Census for the quarter-mile study area. 
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The Proposed Project would add 2,775 incremental DUs to the Project Site. As noted above, these 
comprise 1,526 market-rate ownership units, 428 affordable rental units, 393 affordable senior units, 
and 428 affordable supportive units. Assuming an average household size of 3.41 for the market-rate 
ownership units, affordable rental units, and affordable supportive units, an average household size 
of 1.5 for the affordable senior units, and a vacancy rate of 4.4 percent for all housing types except 
the affordable senior units and supportive units, which would be assumed to have no vacancy, the 
Proposed Project would result in a total population increase of 8,419 persons.  

The Proposed Project would increase the 0.25-mile study area population from 3,589 persons in the 
No-Action condition to 12,008 persons in the With-Action condition. This With-Action population is 
335 percent greater than the 2040 No-Action population. The With-Action population exceeds the 
threshold of 5 percent greater than the No-Action population within a 0.25-mile radius of the Project 
Site. Therefore, pursuant to the CEQR Technical Manual, the study area should be expanded to a 0.5-
mile radius. For the 0.5-mile radius, the existing population is 22,025. In the expanded study area, 
there is one additional planned ownership housing unit, which brings the number of additional units 
to four in the 0.5-mile radius. Applying the updated average household size of 3.02 and vacancy rate 
of 4.3 percent, there would be 12 additional residents in the 2040 No-Action population instead of 
ten. Thus, the With-Action population would be 22,037 in the 0.5-mile study area.  

For the purposes of this socioeconomic analysis and as shown in Figure 3-1, the study area is generally 
bounded to the north by Alley Pond Park and the Douglaston Golf Course, to the east by Little Neck 
Parkway, to the south by Jamaica Avenue and Jericho Turnpike, and to the west by Springfield 
Boulevard. The study area contains at least part of the following U.S. Census tracts: 1567, 1571.02, 
1571.01, 1301, 1621, 554, 560, 1617, 562, 1385.02, 1529.01, 1291.04, 1291.02, and 1551.03. The study 
area is limited to only those U.S. Census tracts that have 50 percent or more of their area within the 
0.5-mile radius. Those census tracts are the following: 1567, 1571.02, 1571.01, 1301, and 1621. 
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Figure 3-1 Socioeconomic Conditions Study Area 
 

The 0.25-mile radius around the Project Site (blue) and the 0.5-mile radius around the Project Site (the study area) 

Preliminary Analysis 

Preliminary Indirect Residential Displacement Assessment 
The purpose of the preliminary assessment is to determine whether a proposed action has the 
potential to introduce or accelerate a trend of changing socioeconomic conditions that may 
potentially displace a vulnerable population to the extent that the socioeconomic character of the 
neighborhood would change. A preliminary assessment of a project’s potential to result in indirect 
residential displacement first considers the following question: 

Step 1: Will the Proposed Project add a new population with higher average incomes compared to 
the average incomes of the existing populations and any new population expected to reside in the 
study area without the project? 

No-Action Condition 

In the No-Action condition, it is estimated that there would be 12 additional residents in the study 
area, by 2030, an increase which is projected to come from new ownership housing. Based on new 
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building permits between 2025 and 2030, it is estimated that there may be 24 additional residents in 
the study area between 2030 and 2040, for a total new population of 36, all in ownership housing.  
As previously discussed, the addition of new affordable senior DUs is not included in this calculation 
because of limited building permit data. Should this data become available between the Draft 
Environmental Impact Statement and the Final Environmental Impact Statement (FEIS), it will be 
included in the FEIS. 

With-Action Condition 

The Proposed Project would facilitate 2,775 incremental residential units, of which approximately 821 
units would be affordable rental units (comprising 428 general affordable units and 393 affordable 
senior units), in addition to 428 units of affordable supportive housing. Together, these affordable 
and supportive housing units account for 45 percent of the proposed 2,775 incremental residential 
units. This analysis assumes that the affordable rental units would be income-restricted with most of 
the units affordable to households earning up to 100 percent of Area Median Income (AMI). The 
affordable supportive units would be available to residents who receive vouchers for publicly funded 
support and services.    

Table 3-1 indicates the median and mean household incomes in the study area as compared to the 
Queens and New York City for the 2006–2010 and 2018–2022 American Community Survey (ACS). 
The median household income for the study area is higher than Queens and New York City. Mean, or 
average, household income in the study area is higher than Queens but slightly lower than New York 
City.  

Table 3-1 Household Income Characteristics (2010–2022) 

Geography 

Median HH Income Mean HH Income 

2006–
2010 

2018–
2022 

Market 
Directionality 

2006–
2010 

2018–
2022 

Market 
Directionality 

Study Area $94,465 $100,064 N/A1 $108,135 $120,041 N/A1 
Queens $74,604 $82,431 Increasing2 $94,732 $109,287 Increasing2 

New York City $67,850 $76,607 Increasing2 $105,106 $122,667 Increasing2 
Notes: 
1 Neither the change nor the direction of the change is statistically reliable. 
2 The market directionality is reportable. The percent change is not statistically reliable. 
Source: U.S. Census Bureau, 2018–2022 ACS 5-Year Estimates (NYC Planning Population FactFinder) 

Table 3-2 shows a distribution of incomes in the study area, Queens, and New York City. There is a 
lower percentage of households earning between $35,000 and $49,000 and between $50,000 and 
$75,000 in the study area as compared to Queens and New York City. The number and percent of 
study area households that earn less than $35,000 annually is not statistically reliable due to a limited 
sample size and is therefore not reported. Meanwhile, the study area has a higher share of residents 
in the top income brackets. Nearly 30 percent of households in the study earn $150,000 or more 
compared to about 23 percent of households in Queens and 25 percent of households in New York 
City as a whole. Accordingly, the potentially vulnerable households in the study area currently coexist 
with the study area’s relatively high percentage of households in the top income brackets. 
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Table 3-2 Distribution of Household Incomes (2018–2022) 

Household 
Income 

Study Area Queens New York City 

Number Percent Number Percent Number Percent 
Less than $35,000 N/A1 N/A2 174,028 21.3% 875,902 26.7% 

$35,000–$49,999 450 6.5% 74,993 9.2% 295,318 9.0% 

$50,000–$74,999 743 10.8% 124,763 15.3% 444,145 13.5% 

$75,000–$99,999 1,179 17.2% 104,087 12.7% 356,109 10.8% 

$100,000–$149,999 1,421 20.7% 149,989 18.4% 503,212 15.3% 

$150,000 or more 2,016 29.4% 188,999 23.1% 808,118 24.6% 

Total 6,871 100.0% 816,859 100.0% 3,282,804 100.0% 

Notes: 
1 The number of households earning less than $35,000 is not statically reliable. 
2 Neither the change nor the direction of the change is statistically reliable. 
Source: U.S. Census Bureau, 2018–2022 ACS 5-Year Estimates (NYC Planning Population FactFinder) 

Table 3-3 shows the percentage of people in the study area with income below the poverty level in 
the past 12 months, based on data from the 2018–2022 ACS. The share of people in the study area 
below the poverty line is 8.6 percent, lower than the share in both Queens (11.7 percent) and New 
York City as a whole (17.2 percent). Table 3-4 outlines the affordability levels for the 2024 New York 
City AMI. 

Table 3-3 Population with Income Below Poverty Level in Past Year (2017–2021) 

Geography Number of Households Percent of Households  
Study Area 1,918 8.6% 

Queens 272,926 11.7% 
New York City 1,459,608 17.2% 

Source: U.S. Census Bureau, 2018-2022 ACS 5-Year Estimates (NYC Planning Population FactFinder).        
Table 3-4 New York City AMI (2024) 

Family 
Size 30% AMI 40% AMI 50% AMI 60% AMI 80% AMI 100% AMI 

Individual $32,610 $43,480 $54,350 $65,220 $86,960 $108,700 
Two $37,290 $49,720 $62,150 $74,580 $99,440 $124,300 

Three $41,940 $55,920 $69,900 $83,880 $111,840 $139,800 
Four $46,590 $62,120 $77,650 $93,180 $124,240 $155,300 

Source: New York City Housing Preservation and Development 

The level of required affordability is based on household size. The average household size in the 
study area is 3.02 people per unit. However, this analysis will not assume this is the average 
household size for all new units. As outlined in the methodology section, this analysis will only 
assume a household size of 3.02 people per unit for the 428 new affordable units and the 428 new 
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affordable supportive units. For the 393 affordable senior units, this analysis will use 1.5 people per 
unit as the average household size.  

For the affordable rental units, the 100 percent AMI is used to calculate projected average income. 
Based on Table 3-4, 100 percent of AMI would be approximately $155,300 for a family of four, 
$139,800 for a family of three, $124,300 for a family of two, and $108,700 for an individual. For the 
affordable units that assume 3.02 people per unit, the projected average income would fall between 
the 100 percent AMI for a three-person household ($139,800) and the 100 percent for a four-person 
household ($155,300). Using the methodology outlined in the CEQR Technical Manual, the projected 
household income in the study area for affordable units would be $140,110. 

For the affordable senior units that assume 1.5 people per unit, the projected average income would 
fall between the 100 percent AMI for a one-person household ($108,700) and the 100 percent AMI 
for a two-person household ($124,300). Using the same methodology as outlined in the CEQR 
Technical Manual, the projected household income in the study area for senior affordable units 
would be $116,500. 

For the purposes of this analysis, the 60 percent AMI is used to calculate projected median income 
for the affordable supportive units. However, it is important to note that tenants of the affordable 
supportive housing do not necessarily earn 60 percent AMI but will receive vouchers through a rental 
assistance program. Affordable supportive units also assume 3.02 people per unit, so the projected 
average income would fall between the 60 percent AMI for a three-person household ($83,880) and 
the 60 percent for a four-person household ($93,180). Using the methodology outlined in the CEQR 
Technical Manual, the projected household income in the study area for affordable supportive 
housing would be $84,066. 

With 856 proposed units, affordable and affordable supportive units would comprise about 69 
percent of new affordable rental units. Meanwhile, the 393 affordable senior units would comprise 
about 31 percent of new affordable rentals. Weighting the projected median household incomes for 
affordable, affordable supportive, and affordable senior units by the number of new units of each 
type, the projected household income for new affordable rental units in the study area can be 
estimated to be $113,476. 

Table 3-5 shows the calculation used to determine the projected household income of new 
affordable rental units. 

Table 3-5   Weighted Average of Household Income in New Affordable Units (2024) 

Unit Rent Type Annual Income 
Number of 

Units 
Aggregate Income by Unit Type 

(Income x No. of Units) 
Affordable $140,110 428 $59,967,080 
Affordable 
Supportive $84,066 428 $35,980,248 

Affordable Senior $116,500 393 $45,784,500 

Total 1,249 $141,731,828 
Weighted Household Income for New Affordable Units: 

(Aggregate Income / Total Units) 
$113,476 

Source: NYC Department of Housing Preservation and Development, 2024. 
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For an estimate of the household income of new ownership housing, the median of 2023 housing 
market sales prices by comparable neighborhood is used. An analysis of ownership housing is 
included in place of the typical analysis of new market-rate rental units outlined in the CEQR 
Technical Manual because there are no market-rate rental units included in the Proposed Project. As 
shown in Table 3-6, for the new ownership housing, household income is calculated assuming a 30-
year mortgage with an 80 percent loan-to-value ratio, compounded monthly with the current interest 
rate of 7.4 percent, and assuming that households spend 30 percent of income on housing as per the 
CEQR Technical Manual. To calculate the monthly cost of housing, the analysis also assumes monthly 
costs for property taxes and homeowners’ insurance. Based on this analysis, the weighted average of 
median household income for new homeowners in the study area is $223,923, which exceeds both 
the new affordable housing income of $113,476 and the existing study area median household 
income of $100,064.  

Table 3-6 Weighted Average of Median Household Income in Existing Ownership Housing 

Area 

Median 
Sales 
Price 

(2023) 

Payment 
(30-Year, 

80% 
LTV) Tax3 Insurance4 

Total 
Month 
Cost 

HH 
Annual 
Income Sales Weight 

Bellerose $815,000 $4,514 $815 $250 $5,579 $223,173 17 21.0% 
Floral Park $771,944 $4,276 $772 $250 $5,298 $211,911 8 9.9% 
Glen Oaks $777,000 $4,304 $777 $250 $5,331 $213,233 4 4.9% 
Oakland 
Gardens $1,088,000 $6,026 $1,088 $250 $7,364 $294,579 19 23.5% 

Queens 
Village $679,900 $3,766 $680 $250 $4,696 $187,836 33 40.7% 

                                           Weighted Average Median Household 
Income: $223,923 

Source: NYC Department of Housing Preservation and Development, 2024. 

The Proposed Project would introduce no additional market-rate rental units into the study area as 
compared to the No-Action condition. However, the Proposed Project would introduce 1,249 
affordable rental units into the study area, whose occupants are projected to have a weighted 
average median household income of $113,476. The Proposed Project will also introduce 1,526 
ownership housing units, whose owner occupants are projected to have a weighted average median 
household income of $223,923.   

As outlined in Table 3-7, the weighted average median projected household income for the new 
population, both renters and homeowners, in the With-Action condition is, $174,212, This estimated 
household income for the new population is greater than the study area’s current median household 
income of $100,064. 

 
3  Property tax calculation assumes 20 percent of assessed value, with assessed value being 6 percent of market value. This is per NYC Property 

Tax Calculator, by SmartAsset. 
4  Home insurance estimate from Clovered: Homeowners Insurance in Queens, NY estimate for home values between $750,000–$1 million, 

clovered,com. 
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Table 3-7 Table 3-7 Weighted Average Income of Proposed Project Housing 

Housing Type 
Projected 

Household Income 
Number of 

Projected Units 
Aggregate Income by Housing 
Type (Income x No. of Units) 

Affordable Rental $113,476 1,249 $141,731,524 
Market Ownership $223,923 1,526 $341,705,933 

Total 2,775 $483,437,457 

Weighted Average Median Household Income for New 
Project Units: 

(Aggregate Income / Total Units) 
$174,212 

Source: NYC Department of Housing Preservation and Development, 2024. 

The Proposed Project would introduce a population with higher incomes than the No-Action 
population, and thus, based on the CEQR Technical Manual guidelines, the preliminary analysis of 
indirect residential displacement proceeds to Step 2. 

Step 2: Determine if the project’s increase in population is large enough relative to the size of 
the population expected to reside in the study area without the project to affect real estate 
market conditions in the study area.  

Table 3-8 shows that, according to the 2020 Census, the study area has a population of 22,025. An 
overview of completed residential construction projects based on data from the NYCDOB shows that 
no additional units have been developed in the study area between April of 2020 and October of 
2024. Between April of 2010 and October of 2024, the study area’s population increased by 4.9 
percent from the population of 20,990 reported in the 2010 Census. Between the 2010 Census and 
the 2020 Census, the study area’s population grew by 4.9 percent. During the same period, the New 
York City population growth was approximately 7.7 percent while the population growth in Queens 
was 7.8 percent. 

Table 3-8 Residential Population (2010–2024) 

Area 2010 Census 2020 Census 

Estimated 
Population 
10/01/24 

Percent 
Change  

2010–2020 

Percent 
Change  

2010–2024 
Study Area 20,990 22,025 22,025 4.9% 4.9% 

Queens 2,230,722 2,405,464 N/A* 7.8% N/A* 
New York City 8,175,133 8,804,190 N/A* 7.7% N/A* 

Source: U.S. Census Bureau and NYC Population FactFinder, 2023. 
Note:   
*Methodology for calculating an estimated 10/01/24 population for the Study Area is described in the paragraph 
above.  Note that a similar methodology was not applied to Queens or New York City as a whole and therefore an estimated 
10/01/24 population for these areas is not provided.  

In the No-Action condition, it is assumed that active NYCDOB permits and the active permit filings 
with NYCDOB as of October 1, 2024, would result in four additional residential units in the study 
area. Based on the permitted and anticipated residential development and assuming a study area 
vacancy rate of 4.3 percent and a median household size of 3.02 persons, the projected population of 
the study area in 2030 would be 22,037 under the No-Action condition. This assumes 3.8 additional 
occupied units and 12 additional residents by 2030, as indicated by current active permits filed with 
NYCDOB. 
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Review of recent ULURP applications and new construction financing by the NYC Department of 
Housing Preservation and Development (HPD) was unable to identify the quantity of additional units 
during the period between 2030 and 2040. However, it is reasonable to assume that additional 
residential units will be added to the study area during this ten-year period. As 3.8 occupied units are 
projected to be added to the study area in the five years between 2025 and 2030 in the No-Action 
condition, it is reasonable to assume that an average of approximately eight occupied units would be 
added to the study area for the ten-year period between 2030 and 2040. Based on the median 
household size in the study area of 3.02 this accounts for an additional 24 residents or a total 
population of 22,061 in 2040 in the No-Action condition. 

The With-Action condition would result in an incremental increase of 2,775 DUs with 7,529 additional 
residents in the study area. As outlined in Table 3-9, this assumes 428 new units of affordable rental 
units, 428 new units of affordable supportive housing, and 1,526 new units of market-rate ownership 
housing, all with an average household size of 3.02, in addition to 393 new units of affordable senior 
housing with an average household size of 1.5. This analysis assumes a vacancy rate of 4.3 percent, 
per the U.S. Census vacancy rate in the study area, applied to the general affordable rental units and 
the market-rate ownership units. Because the affordable senior housing and affordable supportive 
housing both serve special populations, this analysis does not apply a vacancy rate to these units. 

Table 3-9 Population Increase from With-Action Units 

Housing Type 
No. of 
Units 

No. of Occupied Units 
(assume 4.3% vacancy rate) 

Household 
Size Population 

Affordable Rental (General) 428 410 3.02 1,237 
Affordable Senior Rental 393 393 1.5 590 

Affordable Supportive 
Rental 428 428 3.02 1,293 

Market-Rate Ownership 1,526 1,460 3.02 4,410 
Total 2,775 2,691  7,529 

Source: NYC Population FactFinder, 2024  

The incremental population of 7,529 represents a 34.1 percent increase over the No-Action condition 
(see Table 3-10). Based on the guidance of the CEQR Technical Manual, if the population increase is 
greater than 5 percent in the study area, then it should be considered whether the study area has 
experienced a readily observable trend toward increasing rents and the likely effect of the Proposed 
Project on such trends. 

As population growth in the study area in the With-Action condition would exceed the No-Action 
condition by over ten percent, a detailed analysis of indirect residential displacement is 
warranted. This detailed analysis is provided at the end of this chapter. 

Table 3-10 2040 No-Action and With-Action Populations 

  2020 
2040 2040 

% Change No-Action With-Action 
Study Area 22,025 22,061 29,590 34.1% 
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Detailed Analysis 

Detailed Indirect Residential Displacement Assessment 

Existing Conditions and Trends 

Household Income 

Table 3-1 presents median and average income trends in the study area as compared to Queens and 
New York City as a whole. While the median and mean household incomes can be reported for both 
2006–10 in the study area, neither the changes between these periods nor the direction of that 
change can be reported as the margins of error exceed the estimates of the changes. 

Median household income in the study area is over 21 percent higher than the median household 
income in Queens and over 30 percent higher than the median household income in New York 
City. Average household income in the study area is almost 10 percent higher than that of Queens 
but approximately 2 percent lower than the average household income in New York City. 

Household Income Distribution 

Table 3-2 shows household income distribution in the study area as compared to Queens and New 
York City as a whole. In the study area, approximately 67 percent of households make over $75,000 
annually and just over 29 percent of households make over $150,000 annually. In Queens, over 54 
percent of households make over $75,000 annually and just over 23 percent of households make 
over $150,000 annually. Citywide, almost 51 percent of households make over $75,000 annually and 
almost 25 percent of households make over $150,000 annually. 

Population Living in Poverty 

As shown in Table 3-11, in the study area, the percentage of the population living in poverty is lower 
than in Queens as a whole across all age groups. The percentage of children (population under age 
18) that are living in poverty in the study area (10 percent) is less than the percentage of this 
population living in poverty in Queens as a whole (17 percent). The percentage of seniors (population 
age 65 and over) living in poverty in the study area is also lower than the rate in Queens overall. 

Table 3-11 Percentage of Population Living Below Poverty Level by Age Group 
Area Under 18 years 18 to 64 years 65 years and over 

Study Area 10.1% 8.6% 7.1% 
Queens 17.2% 11.6% 17.2% 

New York City 24.5% 15.3% 21.5% 
Source: U.S. Census Bureau 2018–2022 ACS. 
Notes:  
Poverty threshold is set by the U.S. Census Bureau based on family income, family size, and composition. 
Comparisons between percentage of population living below poverty level in the study area and New York City as a whole 
are not statistically reliable. 
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Housing Units, Vacancy, and Tenure 

As shown in Table 3-12, there are approximately 7,275 housing units in the study area, of which 
approximately 94 percent are occupied. In the 2006–2010 ACS, there were approximately 7,453 units 
in the study area with an occupancy rate of 90 percent. The study area’s occupancy rate (94 percent) 
is slightly higher than Queens and New York City overall while its rate of renter-occupied units (33 
percent) is significantly lower than that of Queens (55 percent) and New York City (67 percent). 

Table 3-12 Housing Units, Vacancy, and Tenure 

 
Total Housing Units Percent Occupied 

Percent Renter-
Occupied Units 

Area 2006–2010 2018–2022 2006–2010 2018–2022 2006–2010 2018–2022 
Study Area 7,453 7,275 90.4% 94.4% 27.6% 33.1% 

Queens 832,357 896,825 93.0% 91.1% 54.5% 54.8% 
New York City 3,343,424 3,620,774 91.1% 90.7% 67.0% 67.1% 

         Source: U.S. Census Bureau 2018–2022 ACS. 

Housing Units by Year Structure Built 

As shown in Table 3-13, 40 percent of the housing units in the study area were built prior to 1949, as 
compared to just fewer than half in Queens and New York City overall. From 1950 to 1969, just over 
45 percent of housing units in the study area were built, compared to 33.5 percent in Queens, and 
25.2 percent in New York City. The data for housing units built in the study area from 1970 to the 
present is not statistically reliable due to the small sample size and, thus, cannot be reported. 

Table 3-13 Housing Units by Year Structure Built 

Area  
Total Housing 

Units 
Built 1970 or 

Later 
Built 1950–

1969 
Built 1949 or 

Earlier 

Study Area 
Number 7,275 N/A1 3,276 2,899 

Percent 100.0% N/A1 45.1% 40.0% 

Queens 
Number 896,825 193,037 300,703 403,085 

Percent 100.0% 21.6% 33.5% 44.9% 

New York City 
Number 3,620,774 944,626 912,241 1,763,907 

Percent 100.0% 26.1% 25.2% 48.7% 
Notes: 
1 The number of housing units built before 1970 in the study area, nor the percentage of these units is not statistically 
reliable. 
Source: U.S. Census Bureau 2018-2022 ACS 

Housing Units in Structure 

As shown in Table 3-14, over half of housing units in the study area are in structures with only 1 unit 
and a total of approximately 93 percent of housing units are in structures with fewer than 5 units. 
This makes housing in the study area less dense than the borough of Queens as a whole, where only 
28 percent of housing units are in structures with only 1 unit. The study area is substantially different 
from New York City as a whole, where almost half of housing units are in structures with 20 or more 
units and only 16 percent are in structures with 1 unit. 
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Table 3-14 Units in Structures 

  Units in Structure 

Area  1 2–4 5–19 
20 or 
more Other Total 

Study Area 
Estimate 3,935 2,818 N/A 326 12 7,275 

Percent  54.1% 38.7% N/A 4.5% 0.2% 100.0% 

Queens 
Estimate 253,201 268,949 82,290 290,054 2,331 896,825 

Percent  28.2% 30.0% 9.2% 32.3% 0.3% 100.0% 

New York City 
Estimate 591,900 782,728 475,856 1,763,424 6,866 3,620,774 

Percent  16.3% 21.6% 13.1% 48.7% 0.2% 100.0% 
          Notes: 
          1 The number nor percent of residential structures with between 5 and 19 units in the study area are not statistically reliable. 

Source: U.S. Census Bureau 2018-2022 ACS 

Gross Rent as a Percentage of Household Income 

Table 3-15 shows gross rent as a percentage of household income for renter-occupied units in the 
study area as compared to Queens and New York City. If a household is paying more than 30 percent 
of gross income toward rent, that household is considered rent burdened. If the household paying 
over 50 percent of gross income toward rent, the household is considered severely rent-burdened.  

In the study area, 49 percent of renter-occupied households are rent-burdened, while the percentage 
of not rent-burdened and severely rent-burdened households are not statistically reportable. While 
the exact change over time is not statistically reliable to be reportable, it can be stated that the share 
of households in the study area that were rent burdened increased between the 2006– 2010 ACS and 
the 2018–2022 ACS. 

In Queens overall, 52 percent of renter-occupied households are rent-burdened, and 27 percent are 
severely rent-burdened. In New York City, slightly more than half (52 percent) of renter-occupied 
households are rent-burdened while 28 percent are severely rent-burdened. These percentages have 
experienced very little change between 2010 and 2022. 

Table 3-15 Renter-Occupied Housing Units by Gross Rent as Percentage of Household Income 

 Less than 30% 
(Not Rent-Burdened) 

30% or more (Rent-
Burdened) 

50% or more 
(Severely Rent-Burdened) 

 2006–2010 2018–2022 2006–2010 2018–2022 2006–2010 2018–2022 
Study Area N/A N/A 39.8% 48.8% N/A N/A 

Queens 47.3% 47.8% 52.7% 52.3% 28.0% 27.2% 
New York City 48.6% 47.9% 51.3% 52.1% 27.7% 28.1% 

Note: 
1 The percent of neither not rent-burdened nor severely rent-burdened households in the study area is not statistically reliable. 
Source: U.S. Census Bureau 2018–2022 ACS 
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Market Rents 

As shown in Table 3-16, rents in the study area have not increased over the past 10 years, despite a 
peak in 2020, and a trend of increasing rents in many other neighborhoods of New York City. In 
September 2024, the average median asking rent for market rate apartments in the combined 
Bellerose, Floral Park, Glen Oaks, Queens Village, and Oakland Gardens neighborhoods was 
$2,475.85. Average median asking rents in the study area decreased by less than 1 percent between 
2015 and 2024. This slight decrease is likely due to lower quality rental housing stock in the study 
area and the considerable travel distance from the study area to Manhattan. In Queens as a whole, 
the average median asking rents increased by 1.6 percent, and in New York City rents increased by 
almost 8 percent.  
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Table 3-16 Median Asking Rents for Market-Rate Apartments (2015–2024) 

 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 
% Change 
2015–2024 

Study Area* $2,481.75 $2,482.43 $2,192.39 $2,361.22 $2,404.10 $2,507.61 $2,404.73 $2,460.16 $2,389.76 $2,475.85 -0.02% 

Queens $2,838.46 $2,905.11 $2,752.57 $2,698.65 $2,751.25 $2,731.13 $2,512.83 $2,798.88 $2,980.80 $3,050.00 1.6% 

New York City $3,690.00 $3,703.21 $3,453.22 $3,342.64 $3,504.23 $3,378.29 $3,027.41 $3,665.45 $3,774.64 $3,750.00 7.5% 

Notes: 
*Study area defined as Bellerose, Floral Park, Glen Oaks, Queens Village, and Oakland Gardens neighborhoods in StreetEasy Data Dashboard rent research tool. 
Sample sizes for Study Area (active rental listings): 2015: 31, 2016: 30, 2017: 24, 2018: 22, 2019: 21, 2020: 24, 2021: 36, 2022: 58, 2023: 75, 2024: 68. 
All dollar figures have been adjusted to September 2024 dollars based on the U.S. Department of Labor Consumer Price Index for all urban consumers in the New York–Newark–Jersey City 
region. 
Source: StreetEasy Data Dashboard (https://streeteasy.com/blog/data-dashboard); accessed October 2024. 

  

 

https://streeteasy.com/blog/data-dashboard
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Recent Residential Construction Activity 

Table 3-18 shows new buildings and major alterations (A1) for residential buildings in the study area 
filed or issued since 2020. In the study area, alterations and new buildings resulted in a net increase 
of 4 DUs. All new DUs are single-family houses except for one planned two-family residence. There is 
one demolition of a single-family dwelling at 82-46 247th Street that resulted in the loss of one DU 
from the study area. 

Table 3-17 Certificates of Occupancy and Residential Demolitions 2020–2024 
 Study Area 
 Certificates Net DUs 

Alterations - - 
New Buildings 4 5 
Demolitions 1 -1 

Total 5 4 
          Source: NYC Dept. of City Planning, Oct. 2024. 

Estimates of Potentially Vulnerable Population in Unprotected Units 

A key objective of the detailed indirect residential displacement analysis is to characterize existing 
conditions of residents and housing in order to identify populations that may be vulnerable to 
displacement. Vulnerable populations are defined as people living in privately held units that are 
unprotected by rent regulations, whose incomes or poverty status indicates that they could not pay 
substantial rent increases. The following analyses estimate the percentage of low-income renters in 
the protected and unprotected rental residential units in the study area. 

According to the CEQR Technical Manual, the detailed assessment of indirect residential 
displacement should identify the number and location of protected renter DUs in the study area, and 
ultimately identify the population at risk of indirect displacement due to the proposed actions. The 
number of low-income rental households in the study area was obtained from the 2016–2020 
Comprehensive Housing Affordability Strategy (CHAS) dataset, which identifies the number of low-
income households by 2020 census tract in the study area. The CHAS dataset shows the extent of 
housing problems and needs, specifically for low-income households. CHAS data is based on custom 
tabulations of ACS data that is sent to the Department of Housing and Urban Development (HUD) 
each year and is used by HUD when distributing grant funds, or by local governments deciding how 
to spend HUD funds. Table 3-19 provides the number of low-income households in the study area. 
As shown, there are 1,070 low-income renter households in the study area, with low-income being 
defined as those households making less than or equal to 80 percent AMI. 

Table 3-18 Renter Households Making Less than or Equal to 80% AMI 

Study Area 
Total Renter 
Households 

Households by AMI Range Low-Income 
Renter 

Households Below 30% 30%–50% 50%–80% 
Total 1,955 395 345 330 1,070 

Source: CHAS 2016-2020. 
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The New York State HCR Stabilized Buildings List shows that there are a total of 51 protected units in 
the study area. Table 3-20 provides a breakdown of protected rental DUs in the study area by type. 
After subtracting these protected rental housing units from the total number of renter-occupied 
units within the study area, an estimated 2,224 unprotected rental DUs remain. These unprotected 
rental DUs account for 97.8 percent of total renter occupied DUs in the study area. 

Table 3-19 Protected and Unprotected Rental DUs in the Study Area, 2018–2022 

Protected Rental DUs by Type in Study Area DUs 

Rent-Stabilized Units  51 

New York City Housing Authority Public Housing 0 

Total Protected Rental DUs  51 

Total Protected Rental DUs with Income Requirements  3 

Total Protected Rental DUs without Income Requirements  48 

Total Unprotected Rental DUs in Study Area  2,224 

Total Renter-Occupied DUs in Study Area 2,275 

Unprotected Rental DUs as % of Total Rental DUs 97.8% 

Protected Rental DUs with Income Restriction as % of Total Rental DUs 0.13% 

Protected Rental DUs without Income Restriction as % of Total Rental DUs 2.1% 
Source: U.S. Census ACS 2018–2022, NYS HCR Rent Stabilized Buildings List, NYC Department of Buildings. 

To estimate the number of persons potentially vulnerable to indirect displacement, all income-
restricted DUs were assumed to be occupied with low-income families. The remaining low-income 
population was proportionally assigned between the market-rate housing and the supply of 
protected DUs without income requirements. The low-income population in market-rate housing is 
assumed to be potentially vulnerable to indirect displacement. Table 3-21 estimates the low-income 
population living in unprotected rental housing DUs in the study area. 

Table 3-20 Estimate of Low-Income Population in Unprotected Rental DUs in Study 
Area 

Renter Occupied Housing Units Low-Income Renter Households 

Total Protected 51 Total 1,070 

Income Restricted 3 In income-restricted protected units 3 

Non-income-restricted 48 In non-income restricted protected units 22.5 

Unprotected 2,224 In unprotected units 1,043 
Total potentially vulnerable population in unprotected units (HH Size 3.02) 3,150 

Total potentially vulnerable population in unprotected units as a percentage of 
total population 14.3% 

Source: CHAS 2016 – 2020, US Census ACS 2018–2022, NYS HCR Rent Stabilized Buildings List, NYC Department of 
Buildings 
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The CEQR Technical Manual methodologies and the most current CHAS data indicate that there are 
approximately 3,150, low-income residents in the study area living in unprotected rental housing and 
therefore subject to potential indirect residential displacement. This represents approximately 14.3 
percent of the study area’s population. In the existing condition, the potentially vulnerable 
households in the study area currently coexist with the study area’s relatively high percentage of 
households in the top income brackets. 

No-Action Condition 

In the future without the Proposed Project, it is estimated that, based on currently active NYCDOB 
permits and active permit filings with NYCDOB, there would be four DUs added to the study area by 
2030. As described in this chapter, a review of recent ULURP applications and new construction 
financing by the NYC HPD was unable to identify the quantity of additional units between 2030 and 
2040. However, it is reasonable to assume that additional residential units will be added to the study 
area during this ten-year period. As 3.8 occupied units are projected to be added to the study area in 
the five years between 2025 and 2030 in the No-Action condition, it is reasonable to assume that an 
average of approximately eight occupied units would be added to the study area for the ten-year period 
between 2030 and 2040. Based on median household size in the study area of 3.02, this accounts for an 
additional 24 residents, or a total population of 22,061 in the No-Action condition in 2040. 

It is not anticipated that any of these future residential developments in the No-Action condition 
would include affordable units. 

With-Action Condition 

In the With-Action condition, 2,775 DUs would be developed on the Project Site. Of these units, 45 
percent or 1,249 would be affordable rental units. These would include 428 general affordable rental 
units, 428 affordable supportive units and 393 would be affordable senior units. The remaining 1,526 
housing units to be developed, comprising 55 percent of the total proposed units, would be 
designated for homeownership and be priced at market rates. The new homeownership units would 
come in the form of multi-family buildings, triplexes, and semi-detached homes. The general 
affordable and affordable senior housing would be priced to be affordable to renters earning up to 
100 percent of AMI. The residents of the affordable supportive housing would be receiving vouchers 
but for the purposes of this analysis, it is assumed that they are priced to be affordable for residents 
making up to 60 percent of AMI. The new residential population added to the study area would total 
7,529, which would increase the study area’s population by approximately 34 percent over the No-
Action condition. The total residential population in the study area in the With-Action condition in 
2040 would be estimated to be 29,590. 

As shown in Table 3-21, there are 3,150 low-income residents in unprotected rental DUs in the study 
area, or just over 14 percent of the study area’s population. 

According to the CEQR Technical Manual, if the vulnerable population potentially subject to indirect 
displacement exceeds 5 percent of the study area population, the project may result in a significant 
change in the socioeconomic character of the study area and a potential significant adverse impact 
may occur. While the number of low-income residents in unprotected rental DUs in the study area 
exceeds 5 percent, the CEQR Technical Manual also states that, if it is determined that a project, 
because of its mixed-income composition, would not cause significant changes in the local real 
estate market, it may not have a significant effect on rents for the vulnerable households and 
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therefore would not result in a significant adverse indirect residential displacement impact. Of the 
new DUs created by the Proposed Project, 45 percent, or all proposed rental units, would be 
permanently affordable housing. The new 1,249 affordable units in the With-Action condition would 
increase the supply of protected DUs in the study area by 25-fold and would provide permanent 
rent-protected housing for approximately 3,120 residents, or 99 percent of the total population 
currently living in unprotected rental housing in the study area. 

Another factor that should be noted is that the large portion of the population increase in the study 
area in the With-Action condition that is driven by ownership housing. Ownership housing comprises 
almost 55 percent of the incremental DUs that would be developed in the With-Action condition and 
almost 60 percent of the incremental increase in population. While the substantial amount of 
ownership housing introduced by the Proposed Project is likely to attract higher-income residents, 
rental rates have historically remained stable in the study area while home values have increased (see 
Table 3-21), indicating that the rental and ownership housing markets in the study area function 
independently. Historical data shows that fluctuations in the study area’s ownership housing market 
have not significantly influenced rental prices or availability, due to the distinct demand drivers and 
target demographics of each market segment. 

Table 3-21 Study Area Median Home Sales Value (2013 and 2023) 
 2013 2023 Percent Change 2013–2023 

Study Area Median Home Sales $681,756.96 $1,025,379.65 50.4% 
Notes: 
*Study area defined as Bellerose, Floral Park, Glen Oaks, Queens Village, and Oakland Gardens neighborhoods in StreetEasy 
Data Dashboard rent research tool. 
Sample sizes for Study Area (active rental listings): 2013: 14, 2023: 81. 
All dollar figures have been adjusted to October 2024 dollars based on the U.S. Department of Labor Consumer Price Index for 
all urban consumers in the New York–Newark–Jersey City region. 
Source: StreetEasy Data Dashboard (https://streeteasy.com/blog/data-dashboard); accessed October 2024. 
 

Moreover, the Proposed Project’s inclusion of permanent affordable rental housing directly 
addresses the needs of lower-income renters, enhancing housing options without exerting upward 
pressure on rents. This approach not only mitigates potential displacement concerns but also 
promotes a diverse and inclusive community.  

The Proposed Project would increase the supply of housing in the study area thereby allowing the 
demand for housing in the study area to be met more easily, reducing upward pressure on rents and 
housing prices. The mix of rental units and ownership units in the Proposed Project roughly matches 
the existing mix in the study area; in fact, the Proposed Project includes a somewhat higher 
percentage of rental units, all of which would be affordable, than the unit mix in the study area. 
Currently, 33 percent of the housing units in the study area are rentals; this will increase to 36 
percent with the Proposed Project. 

The study area, in the existing condition, is considerably more affluent than Queens as a whole; see 
Table 3-1 through Table 3-3. The existing vulnerable population, therefore, already co-exists with 
many high-income residents. Further, the first phase of ownership housing in the With-Action 
condition is tentatively proposed to include 110 affordable ownership housing units. 

Given the discrete nature of rental and ownership markets in the study area, the Proposed Project is 
not expected to indirectly displace vulnerable lower-income renters and therefore, the Proposed 
Project would not have significant adverse indirect residential displacement impacts. 

https://streeteasy.com/blog/data-dashboard
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