


 
 
 
 
 
 
 
 
 
 
 
 
Dear Sir or Madam: 

 

In your hands you hold the final report of the Kingsbridge Armory Task Force, a body that was created in 

February 2010 to examine the future reuse and redevelopment of this historic structure. 

 

This task force was made up of respected leaders from all walks of life, ranging from presidents of 

national and citywide organizations to union leaders, from community organizations to former elected 

officials, all transcending political affiliations.  Their expertise and insight on this issue cannot be 

understated. For more than a year this task force, which we have been proud to serve as its co-chairmen, 

has been examining numerous options for the responsible redevelopment of the Kingsbridge Armory, and 

we have not been disappointed.  Our task force heard from representatives from a variety of industries, 

including healthcare, entertainment, education, physical wellness, arena management, cultural, 

environmental and houses of worship. The response to the mission of the task force has been almost 

universally enthusiastic, and many of the ideas and proposals put in front of the task force are reflected 

within this report. 

 

We are grateful not only to the numerous individuals and entities that expressed their considerable 

enthusiasm for and commitment to the redevelopment of the Kingsbridge Armory, but also to those 

individuals who made up the team from New York University’s Robert F. Wagner Graduate School of 

Public Service’s Capstone Program. The Capstone team provided an invaluable service to our task force, 

and we are indebted to them for their efforts. 

 

This extensive report must be used to design a new request for proposals (RFP) for the Kingsbridge 

Armory, and we are willing to work with this administration to make that happen. This new RFP must 

call for a project that not only reflects the needs and desires of the surrounding neighborhoods, but is 

complementary to the existing business community nearby. 

 

The Kingsbridge Armory has the potential to bring about significant community revitalization to the 

northwest Bronx by serving as a destination for the entire metropolitan region, and we are certain that the 

proposals put forward in this report represent a strong first step towards the positive, community-oriented 

future reuse of this borough landmark. 

 

Sincerely, 

 
 
 
 
 
 

Ruben Diaz Jr.   Fernando Cabrera 
Bronx Borough President  City Council Member, 14th District 

 
 

Bronx Borough President Ruben Diaz Jr. 
851 Grand Concourse, Room 301 

Bronx, New York 10451 
(718) 590-3500 

 

 
 

Council Member Fernando Cabrera 
107 East Burnside Ave 

Bronx, New York 10453 
(347) 590-2874 
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I.  

Kingsbridge Armory Task Force 

Executive Summary 

 

NEED FOR A TASK FORCE 

 

The need for the Kingsbridge Armory Task Force was evident after the overwhelming opposition 

to the proposed retail mall originally slated for the site resulted in a December 14, 2009, City 

Council vote of 49 to 1, rebuking of the plan.  

On December 19, 2009, Mayor Michael Bloomberg vetoed that vote, which the City Council 

would later override. 

Prior to the City Council vote, Community Board #7 gave a conditional approval to the proposed 

retail mall.  Those conditions included a legally binding community benefits agreement, a market 

survey of the project‘s impact on the neighborhood and jobs for area residents. 

Arguments against the proposed retail mall at the Kingsbridge Armory, which was put forward 

by the Related Companies, were numerous.  

For starters, the developer failed to include provisions requiring ―living wage‖ jobs—defined as 

$10 per hour with benefits or $11.50 per hour without—for employees at the future mall as part 

of a community benefits agreement regarding its development. Throughout the negotiations over 

the community benefits agreement Borough President Diaz, City Council members, community 

leaders and other concerned parties and stakeholders indicated that they could not and would not 

support the retail development without this provision. 

In addition, the plan lacked any significant analysis on the effect a new retail mall would have on 

the Fordham Road commercial district; a highly contested issue given its proximity to the 

Kingsbridge Armory. Moreover, Bronx leaders questioned the appropriateness of utilizing 

taxpayer subsidies to develop the retail mall, fearing they would create an environment where the 

Fordham Road business owners were, in essence, subsidizing their competitors. 

―Nobody can argue that Fordham Road, which sits three blocks away from the Kingsbridge 

Armory, would not have been devastated by a retail mall. In the summer, shoppers would have 

abandoned Fordham Road for the air conditioning…in the winter; the same would be said for the 

heat.  A covered, climate-controlled shopping mall…the end of Fordham Road as we know it. 
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And all at taxpayer expense,‖ said Borough President Diaz in his 2011 ―State of the Borough‖ 

address. 

Also, it was noted that the developer had put forward an inadequate traffic plan. These concerns 

were among those cited by the City Council in their vote to oppose the retail development. 

During his 2010 ―State of the Borough‖ address, Borough President Diaz explained the need for 

this Kingsbridge Armory Task Force. He noted that those who had stood up against the retail 

development did so in order to ensure that heavily taxpayer-funded development met real 

community needs, including the creation of better jobs as well as being complimentary to 

existing neighborhood businesses. 

―Do not misunderstand me,‖ said Borough President Diaz. ―I welcome development, and I am 

ready, willing and able to work with everyone that wants to do business within our borough. But 

we must raise the standard of that development. We must stand up and demand that major 

projects that receive heavy taxpayer benefits offer more than poverty level jobs. It is time to do 

better.‖  

CREATION OF THE TASK FORCE 

The creation of the Kingsbridge Armory Task Force was announced at Bronx Borough President 

Ruben Diaz Jr.‘s ―State of the Borough‖ address on March 5, 2010. It followed months of 

discussions between Borough President Diaz, his staff, the Bronx Overall Economic 

Development Corporation and other interested parties from across the City regarding the future 

of the Kingsbridge Armory, the need for a Task Force, and the direction that Task Force would 

eventually take. 

As the Kingsbridge Armory lies firmly in his district, City Council Member Fernando Cabrera 

agreed to co-chair the Task Force with Borough President Diaz. On March 22, 2010, Borough 

President Diaz and Council Member Cabrera announced the members of the Task Force, which 

included: 

 

 Majora Carter, economic development consultant 

 Marlene Cintron, president of the Bronx Overall Economic Development Corporation;  

 Paul Foster, chairman of Bronx Community Board #7 

 Jack Kittle, political director of District Council 9 

 Steven McInnis, political director for the New York City District Council of Carpenters;  

 Desiree Pilgrim-Hunter, a board member of the Northwest Bronx Community & Clergy 

Coalition 

 Ned Regan, former state comptroller 

 Jack Rosen, Chief Executive of Rosen Partners LLC 

 Steven M. Safyer, MD, President and CEO of Montefiore Medical Center 
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 Kathryn Wylde, President & CEO of the Partnership for New York City 

 

On October 22, 2010, it was announced that State Senator Gustavo Rivera, whose district 

includes the Kingsbridge Armory, was added to the Task Force. 

 

SUMMARY OF PROCEEDINGS 

The Task Force held eleven sessions from April 28, 2010 to June 14, 2011.  It reviewed a 

comprehensive package of informational materials, heard presentations from a broad array of 

fields, and acquired independent technical assistance to help them with their work.   A 

chronology of meetings and milestones follows: 

April 28, 2010: Tour of the Kingsbridge Armory 

May 28, 2010: Submission of New York University Robert F. Wagner Graduate School 

of Public Service Capstone Program application 

June 29, 2010:  Members met and established an agenda 

July 15, 2010: Members are provided with a comprehensive package of materials for 

their review 

September 14, 2010: Meeting to hear proposed recreational and antique usage concepts and 

discuss further outreach 

October 12, 2010: Task Force hosts a roundtable discussion with Bronx institutions of higher 

education 

October 14, 2010: The Kingsbridge Armory Task Force announced that New York 

University‘s Robert F. Wagner Graduate School of Public Service has 

selected the Kingsbridge Armory for study through its Capstone Program 

(Capstone team) 

November 9, 2010: Meeting includes a discussion with the Capstone team and a roundtable 

discussion with Bronx medical institutions 

December 14, 2010: Meeting is devoted to presentations to representatives from the film 

production and entertainment industry 

January 11, 2011: The primary focus of this meeting was for the Kingsbridge Armory 

Redevelopment Alliance to present its development platform.  The Task 
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Force also met with a religious institution that expressed an interest in the 

site. 

January 15, 2011: The Capstone team presented five initial development model concepts for 

the Task Force‘s consideration 

February 8, 2011: The Task Force prioritizes three of the five Capstone team models for in-

depth study 

May 6, 2011: The Capstone team presents their research findings for three models.  

Copies of the report are provided to each Task Force member for review 

June 14, 2011: The eleventh and final meeting was devoted to final comments and 

questions on the work of the Task Force.  The borough president indicated 

that he would release the complete findings of the Task Force, including 

the full and unaltered New York University Robert F. Wagner Graduate 

School of Public Service Capstone Report   

 

EXPRESSIONS OF INTEREST & OUTREACH 

 

 Institutions of Higher Education: 

Lehman College; Bronx Community College; Hostos Community College; Fordham 

University; Boricua College; College of Mount Saint Vincent; Manhattan College; 

SUNY-Maritime College; and Mercy College 

 Medical Industry: 

Montefiore Medical Center; Albert Einstein College of Medicine; St. Barnabas Hospital; 

& Union Community Health Center 

 Recreation: 

YMCA, New York Velodrome 

 Film Industry: 

Marc J. Makowski Virtual Production & Special EX Studio; The Stanley Kubrick Film 

& Television Complex; Silvercup Studios; Steiner Studios; Broadway Stages; Kaufman 

Astoria Studios; Writers Guild of America East; Motion Picture Studio; & Terramax 

Picture Studio 
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 Community: 

Kingsbridge Armory Redevelopment Alliance & Community Board #7 

 Religious Institutions: 

World Changers Church International 

 Sports and Entertainment: 

New York Sports and Entertainment, LLC; Mark Messier/ Deutsche Bank Hockey 

Facility 

 Antique /Artifact Industry: 

Irreplaceable Artifacts 

 

THE CAPSTONE REPORT  

 Report Summary 

- Living wage jobs 

- Community use space 

- Function as an anchor space for community 

- Decrease unemployment and promote economic development in the Bronx 

 

 Desirable Benefits 

- Destination for visitors to the Bronx 

- Bring new revenue to the community 

- Improve the physical landscape 

- Engage the neighboring school children with educational programs and athletic facilities 

- Environmentally friendly “green” space for cultural expression 

 

 Underlying Development Assumptions 

- The Capstone Team’s final three scenarios specifically aim to revitalize the immediate 

area to benefit the people currently living and working in the community 

- The assumption underlying all three scenarios is that New York City government retains 

ownership of the building and partners with a developer or management company to  
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operate the space.  In these scenarios, capital costs would be assumed by the city but 

passed through in the form of rent over a period of time.   

 

 

Model 1: Sports, Wellness & Entertainment Center 

Drill Floor 

 Athletic Multi-Sport Center 

 Entertainment/Concert Venue 

 

Head House 

 Nonprofit and Locally-Based organization space 

 Community space for after school programs and adult education programs 

 

Basement 

 Rehabilitation facility 

 Health-training center  

 

Model 2: Sustainable Food Industry 

Drill Floor 

 Catering center with fully operational commercial kitchen for culinary arts training 

 Light food processing Space 

 

Head House 

 Dedicated classroom space 

 Workforce training space  

 

Basement 

 Hydro-organic agriculture 

 Cultural green market operating on weekends  
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Model 3: Film Studio 

Drill Floor 

 State-of-the-art film and production facility 

Head House 

 Office space for rent to local businesses and organizations 

 Classrooms and training room for film workforce training 

Basement 

 Artisan market 

 Retail space accessible from Jerome Avenue  

 

 

TASK FORCE CONCLUSIONS 

During its work, the Kingsbridge Armory Task Force met with dozens of individuals interested 

in putting forward redevelopment plans. They included representatives from medical and 

educational fields, film industry, sports, recreation, antique/artifacts, and a house of worship.  

There is an agreement among the members of the Task Force that there was significant interest in 

the armory that would both benefit the community and be an economic engine for the Bronx.  

The breath of representation on the Task Force was diverse and the scope of interest in the 

building broad. 

The Task Force members indicated that future development of the Kingsbridge Armory should 

include a mix of both public and private interest.  A living wage, which is currently being 

decided in the City Council, was also a priority, due to the low-income nature of the surrounding 

neighborhood.  Community involvement must also be part of the development process.  The 

Task Force supported the mixed-use development models researched by the New York 

University Robert F. Wagner Graduate School of Public Service Capstone Program.  

Borough President Diaz emphasized the importance of responsible ―usage‖ of the Kingsbridge 

Armory for the overall benefit of the local community and the Bronx as a whole.  Additionally, 

the borough president noted that several of the city‘s other armories have been redeveloped with 

significant government funding, and it would be inexplicable for such a financing model to be 

precluded from the Kingsbridge Armory. 

It is the belief of the Kingsbridge Armory Task Force that the information included within this 

report must be used to develop a new ―request for proposals‖ for the armory. The Task Force 

will work with the Bloomberg administration, as well as state and federal officials and all other 

interested parties, to make this next step a reality. 
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II  The Kingsbridge Armory Building and Neighborhood 

 Physical Description 

– The armory occupies an entire city block between Jerome and Reservoir 

Avenues, fronting on Kingsbridge Road, with a total area of 522,850 square 

feet, set back from surrounding streets 

– The building is dominated by the 152,800 square foot drill hall, having a 

clear ceiling height of 130 feet 

– The armory has several large areas below grade that can be used for parking  

– The dramatic façade also contains office space 

 History of the Armory  

– The site was acquired in 1884 for use as part of the Jerome Park Reservoir 

– The basin for the reservoir was later reduced and the surplus land made 

available for a concentration of educational, recreational and other public 

uses 

– The armory was designed by the architectural firm of Pilcher and Tachau  

– The Armory was completed in 1918 as the Eighth Regiment Armory 

– The building was designated as a New York City Landmark in 1974 

– The Kingsbridge Armory was added to the National Register of Historic 

Places on December 21, 1982 

– The National Guard vacated the building in 1996, and title passed from New 

York State to New York City 

– The building is currently operated and maintained by the New York City 

Department of Economic Development  
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 The Neighborhood 

Transportation 

– The site is immediately served by the # 4 train of the Jerome 

Avenue/Woodlawn subway line, the D train of the Grand Concourse 

subway line and by seven bus lines 

– By car, the armory is within a half mile of the Major Deegan Expressway 

Land Use 

– A densely developed mixture of residential apartment houses and private 

residences surround the Kingsbridge Armory 

– Kingsbridge Avenue hosts small retail, catering to the local area. 

Regional shopping can be found only three blocks away on Fordham 

Road 

Institutions 

– Educational facilities and open spaces are concentrated immediately to 

the north of the armory, including Herbert H. Lehman College, Dewitt 

Clinton High School, the Bronx High School of Science, the Walton 

Campus, two public schools, the Jerome Park Reservoir and adjacent 

historic parklands 

– Significant community facilities include the James J. Peters VA Medical 

Center , the Jewish Home Life Campus and Monroe College 

Open Space 

– Nearby parks include St. James Park, Mosholu Parkway and Poe Park 
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 Demographics: 

 

Study of Census Tracts within ½ mile of Kingsbridge Armory 

Based on 2010 Census data and American Community Survey 2005-2010 

 

Study Area: 17 Census Tracts within ½ mile of Kingsbridge Armory 

 

 

 

 

 

 

 

14



Kingsbridge Armory Task Force Report June 2011 

 

Demographics Continued 

Breakdown of Race for the 17 Census Tracts within ½ mile of Kingsbridge Armory 

 

Total Population: 86,029  

Demographic Facts 

– Average Household Size of 15 Census Tracts: 2.67 

– Median Age of 15 Census Tracts within ½ mile of Kingsbridge Armory: 

32.8 

– Median Income of 15 Census Tracts within ½ mile of Kingsbridge 

Armory: $32,443 

– The average journey to work for tracts surrounding Kingsbridge Armory 

is 42.3 minutes 
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Poverty Rate 

  

The average poverty rate for individuals in the census tracts surrounding the 

Kingsbridge Armory is 29.9%.  The average poverty rate for families in those 

census tracts is 26.7%.  

 

 

*Please note: U.S. Census Bureau measures poverty based on a threshold of $10,956 for a single person 

and $21,984 for a family of four 
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 Local Businesses and Services 

– Fordham Road Business Improvement District 

• Generally located on Fordham Road, from Jerome Avenue to Third 

Avenue 

• Serves 300 businesses 

• Established in 2004 

– Kingsbridge Business Improvement District 

• Generally located on Broadway from West 230
th

 Street to West 

236
th
 Street 

• Serves 189 businesses 

• Established in 2001 
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III   Kingsbridge Armory Task Force  

Membership 

• Majora Carter was the founder and executive director of Sustainable 

South Bronx from 2001 to 2008 – where she pioneered green-collar 

job training and placement systems in one of the most 

environmentally and economically challenged parts of the United 

States. The recipient of a MacArthur Genius Grant, Ms. Carter is now 

president of her own economic consulting firm. 

• Marlene Cintron is the president of the Bronx Overall Economic 

Development Corporation. Ms. Cintron has an extensive background 

at Fortune 500 companies, in State and Federal government and in the 

not-for-profit sector. 

• Paul Foster was appointed to Bronx Community Board # 7 in 2000, 

and became board chairman in 2010. Mr. Foster was deeply involved 

with the Land Use Committee that dealt with the original Kingsbridge 

Armory project, and brings many years of experience working on 

community issues to the Task Force. Currently, Mr. Foster works for 

the Sophie Davis Program at the City College of New York. 

• Jack Kittle is the political director of District Council 9 of the 

International Union of Painters and Allied Trades.  District Council 9 

is composed of 18 local unions representing painters, bridge painters, 

glaziers, drywall finishers, paper hangers, and other trades in the 

finishing industry. He currently serves as trustee to the Painting 

Industry Insurance and Annuity Funds and is secretary to the Eastern 

Regional Conference of the IUPAT Political Action Committee. 

• Steven McInnis currently serves as the political director for the New 

York City District Council of Carpenters, a position he has held for 

the last twelve years. Mr. McInnis also serves delegate to the District 

Council from Local Union 608, as the Carpenters Union 

Representative on the New York Roadway Improvement Coalition 

and on the executive board of the New York State Democratic Party. 
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• Desiree Pilgrim-Hunter is the President of the Northwest Bronx 

Community & Clergy Coalition, founded in 1974.  Ms. Pilgrim-

Hunter is the lead spokesperson for the Kingsbridge Armory 

Redevelopment Alliance and has served on the Borough President‗s 

Community Advisory Board.  She has also been the President of her 

1,100 plus unit Fordham Hill Oval Co-op Board, where she has lived 

for more than 26 years. 

• Ned Regan served as the comptroller of the State of New York for 15 

years, the state`s chief financial office, from 1979 to 1993. An 

attorney, Mr. Regan was chairman of the NYC Municipal Assistance 

Corporation (MAC), the president of the Levy Economic Institute of 

Bard College, and was a twelve-year trustee of Oppenheimer Mutual 

Funds. He was a trustee on the financial Accounting Foundation 

(FAF) that oversees the FASB and the GASB. He has taught at 

several universities and served on numerous for-profit and nonprofit 

boards, frequently as chair of their audit committees. 

• Gustavo Rivera is the newly elected State Senator for the 33rd 

Senate District in the Bronx. Senator Rivera lives in Kingsbridge 

Heights and represents Kingsbridge, Riverdale, Van Cortlandt, 

Norwood, Bedford Park, East Tremont, Crotona as well as 

other neighborhoods in the northwest Bronx. Senator Rivera was 

originally born in Santurce, Puerto Rico, and moved to New York 

in 1998 to pursue a doctoral degree in Political Science at the 

Graduate Center of the City University of New York. Prior to running 

for State Senate, Gustavo Rivera worked as a college professor at 

Pace University, where he taught classes in politics and government. 

He has also worked for U.S. Senator Kirsten Gillibrand, State Senator 

Andrea Stewart-Cousins, then Mayoral candidate and former Bronx 

Borough President Fernando Ferrer as well as SEIU and the Obama 

for America campaign.  

• Jack Rosen is the founder and chief executive of Rosen Partners 

LLC, a leading residential and commercial real estate development 
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firm operating worldwide. Mr. Rosen was appointed by President 

Clinton to the U. S. Holocaust Memorial Council, and was a member 

of the NASA Advisory Council 

• Steven M. Safyer, MD, is president and CEO of Montefiore Medical 

Center in New York City. Montefiore is the University Hospital and 

Academic Medical Center for the Albert Einstein College of 

Medicine.  In 2006 Dr. Safyer was named Chair of the Bronx 

Regional Health Information Organization Board. 

• Kathryn Wylde is the president and CEO of the Partnership for New 

York City, a nonprofit organization of New York City business 

leaders established by David Rockefeller in 1979.  An internationally 

known expert in housing, economic development and urban policy, 

Ms. Wylde serves on a number of boards and advisory groups , 

including the Federal Reserve Bank of New York, the Mayor‗s 

Sustainability Advisory Board, NYC Economic Development 

Corporation, NYC Leadership Academy and the Research Alliance 

for NYC Public Schools. 
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Kingsbridge Armory Task Force Meetings Summary 

April 28, 2010   

The Kingsbridge Armory Task Force  is convened at the Kingsbridge 

Armory and given a tour of the facility by New York City Economic 

Development Corporation staff, including the drill floor, head house, two 

basement levels, and surrounding neighborhood.  The borough president 

asks the Task Force members to help identify reuse options for the armory. 

May 28, 2010 

The borough president submits an application to the New York University 

Robert F. Wagner Graduate School of Public Service for consideration under 

their Capstone Program, a year-long analysis, research and financial 

feasibility study.   The borough president believes securing Capstone will 

assure that the Task Force has both strong academic research and analysis 

resources as well as an independent perspective to support its work.  

June 29, 2010 

The second meeting of the Task Force included a discussion on the findings 

of the tour and thoughts on potential reuses, management and development 

models, construction and operational financial considerations, as well as the 

city‗s economic climate.  The reuses discussed included affordable 

recreation, concert and banquet halls, a street green market, higher 

educational and health facilities, residential or hotel feasibility, and green 

manufacturing.  The Task Force members suggested consideration of 

cooperative ownership or a condominium model of ownership and 

recommended a multi-use facility development model.  There was also a 

discussion on the city‗s financial problems and the overall investment 

climate, as well as concerns about generating adequate cash flow for 

maintenance and operations.  The Task Force members requested a 

comprehensive package of background information to assist them in their 

evaluation. 
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July 15, 2010 

The members of the Task Force were sent a comprehensive background 

package reference information, including the Uniform Land Use Review 

Procedure materials with Community Board #7 and borough president 

recommendations, City Planning Commission and City Council  resolutions, 

as well as the executive summary of the final environmental impact 

statement; demographic statistics indicating neighborhood age, income and 

household size; a retail business profile of the Kingsbridge and Fordham 

Business Improvement Districts; examples of the adoptive reuse of similar 

facilities; The Related Companies‘ Shops At The Armory plan; the 

Community Board #7 atrium concept; the Northwest Bronx Clergy and 

Community Coalition platform summary; building plans; concept proposals 

and photographs submitted by the YMCA, Irreplaceable Artifacts and New 

York Sports and Entertainment, LLC, as well as a chess center proposal 

submitted by a local teacher. 

September 14, 2010 

The third meeting of the Task Force focused on reuse presentations by the 

YMCA and International Artifacts, as well as a discussion on inviting 

institutional representatives from the higher education and health fields, the 

largest employers in the county, for a roundtable discussion on the reuse of 

the armory.   

The YMCA presented a proposal for a portion of the facility, primarily the 

drill floor.  Their proposal is based on its operation and management of the 

formerly underutilized Park Slope Armory, which opened in 2010 as 

multipurpose athletic and educational center.   As part of the agreement with 

the city, which provided the construction funding and continues to own the 

building, local schools have use of the facility during school hours and the 

YMCA generates the operational funding.  A homeless shelter continues to 

operate in a portion of the building.   

Irreplaceable Artifacts presented a proposal for a portion of the facility, 

primarily the drill floor.  The proposal consisted of establishing a year round  
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―Retail Through the Arts‖ complex within the armory that included 

displaying recovered materials from older buildings, such as glass, 

metalwork, masonry, woodwork and fixtures; creating a market to sell them 

within the historic context of the armory and creating a employment training 

for those interested in the recovery of artifacts field.  The concept would also 

combine art, antiques, arts and crafts, food and produce vendors, as well as 

facilitate incubator space for entrepreneurs in the field.  

September 28, 2010 

The Capstone Program accepts the Kingsbridge Armory as a project.  Under 

the Capstone Program, a team of faculty and students from New York 

University will identify alternative uses for the armory through a year-long 

planning study that will advise the Task Force.  The project will include 

research, analysis and financial feasibility of three sustainable and socially 

beneficial reuse development models.  

October 12, 2010 

The fourth meeting of the Task Force was a roundtable discussion with 

representatives of higher educational institutions on their ideas for the reuse 

of the armory, including Hostos and Bronx Community Colleges, Fordham 

University, Monroe College, College of Mount Saint Vincent, Lehman 

College, Mercy College, SUNY Maritime, Manhattan College, and Boricua 

College.    

There was a consensus that colleges individually could not handle the scope 

of the work needed to outfit the armory and that a collaborative effort was 

essential, particularly for acquiring federal grants. Suggestions offered 

included research space or a science park that would facilitate taking product 

to market, space for training programs, a health hub with opportunities for 

students to secure internships leading to permanent employment, and 

recreational/physical fitness facilities for colleges without adequate facilities 

of their own.   There was a consensus that medical facilities coupled with 

educational institutions would have an advantage in pursuing federal 

funding. 
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November 9, 2010 

The fifth meeting featured an introduction of the New York University 

Robert F. Wagner School of Public Service Capstone team to the Task Force 

members.  The primary focus of this meeting was a roundtable discussion 

with representatives from the borough‘s medical industry, including 

Montefiore Medical Center, Albert Einstein College of Medicine, St. 

Barnabas and Union Community Health Center.  The consensus was that 

medical use was not likely because of the shift from hospitals to ambulatory 

care.  Research was seen as too expensive.   

There was support for a multi-purpose facility that encompassed general and 

public health education, as well as training leading to employment, possibly 

sponsored by the healthcare industry.  The group indicated a need to help 

expand the healthcare system into wellness or disease prevention system, 

particularly given the borough‘s rates of asthma and obesity.  The members 

also believed that national funding for community public health workforce 

training was feasible. The borough president indicated his financial capital 

support for healthcare facilities. 

December 14, 2010 

The sixth meeting of the Task Force was largely devoted to hearing 

expressions of interest from the film production industry. Several studios 

were in attendance, including Steiner Studios, Broadway Studios, Silvercup 

Studios, Kaufman Astoria Studios, and South Bronx EFX.  The 

overwhelming consensus was that there was a significant need for space of 

the magnitude offered by the Kingsbridge Armory to accommodate big 

movies.  Large productions have left New York City because of the lack of 

sufficiently large enough locations and facilities.  The studios all reported a 

need to expand their production space.   

While new job creation numbers are low, representatives underlined the 

positive impact the production industry has on local businesses.  One studio 

pointed out that they do business with 125 local merchants.  The Bronx is 

not competing for the any portion of the $5 billion that New York City 
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receives annually for film and TV production.  Industry representatives also 

indicated that a film production complex could also have an educational 

component such as at the Ghetto Film School. 

New York Sports and Entertainment, LLC also presented at this meeting, 

and expressed interest in the drill floor to establish a 5,000 to 6,000 seat 

arena for minor league hockey, New York Liberty Women’s Basketball.  

The facility would generate 120 to 150 events a year and employ 30 to 50 

full-time and 200 to 400 part-time staff. 

After the presentations, the Task Force members discussed energy 

efficiency, permanent job generation opportunities, the need for training 

programs, as well as federal investment incentives (EB5) 

January 11, 2011 

The agenda for the seventh Task Force meeting included presentations by 

World Changers Church International and the Kingsbridge Armory 

Redevelopment Alliance (KARA).   KARA was convened in 2005 by the 

Northwest Bronx Community and Clergy Coalition and the Retail, 

Wholesale and Department Store Union.  KARA’s redevelopment principles 

include education (four schools), quality jobs that provide living wages with 

benefits, affordable entertainment and recreational facilities for 

neighborhood youth and residents, community space for social services and 

cultural programming, a mix of commercial retail with opportunities for 

small Bronx based businesses, and an environmentally sustainable design 

and minimal traffic impact.  Additionally, linkages with health services and 

employment training programs were underlined. 

KARA recommended a not for profit management/ownership community 

development model corporation model to manage the facility with the city 

retaining ownership. Preferred anchor tenants included a college, job 

readiness, and health and wellness institution.  KARA also supports a 25% 

construction jobs target for Bronx residents and apprenticeships leading to 

jobs in the building trades.  KARA seeks a community benefits agreement 

that reflects the community needs in proportion to government investment. 
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World Changers Church International, an Atlanta based church, with 6,000 

members in the New York City area expressed an interest in acquiring the 

armory.  The Word Changers Church has regular services in Manhattan with 

an average attendance of 2,900.  The church proposes to create a 3,500 to 

4,000 auditorium with administrative offices.  Additional services proposed 

include daycare, after school, and summer camp programming; a 

gymnasium facility; a food and clothing bank; a career center; a recording 

studio; and a drama department.  All would be open to the public, regardless 

of church membership. 

January 15, 2011 

The Capstone team from NYU submits five initial concepts for the 

redevelopment of the Kingsbridge Armory.  The Task Force members are 

provided copies of this initial report and are asked by the borough president 

to recommend three of the five preliminary development concepts explored 

by the Capstone students for in-depth study and the final report before the 

next meeting. 

February 8, 2011 

At this eighth meeting, the borough president reports on the outcome of the 

Task Force preference for further Capstone team study.  These are Concept 

II, the film studios, film office/ production space and post production space 

on the drill floor with rental offices, workforce training center for the film 

industry in the head house and a cultural artisan market in the basement. 

Concept III, the green technology manufacturing, local food manufacturing 

and processing, multi-purpose rental/training/catering/demonstration on the 

drill floor, green auditing workforce training, classroom space and science 

center in the head house, and hydroponic gardens in the basement.  

There was a consensus that Concepts IV and V appeared interchangeable 

and Capstone agreed to combine them.  As combined they include the multi-

sport facility/entertainment complex with large-scale performance space, a 

professional hockey rink, as well as arts/cultural exhibition space on the drill 

floor, community/nonprofit office and programming space in the head 
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house, and for-profit rehabilitation center and health training center in the 

basement.  

The Task Force members were advised that the Capstone team was a 

consultant to the Task Force and that their report analysis is meant to help 

guide the decision making process.  The Capstone Report would not 

necessarily be the recommendation of the Task Force.  The report, which 

will focus on feasibility and financial impact, would be completed in May.   

May 6, 2011 

The tenth and penultimate meeting of the Task Force was devoted to a 

presentation on their research-based perspective on potential uses for the 

Kingsbridge Armory.  The team directed its efforts toward creating mixed-

use scenarios for the armory that would meet the needs of the community 

and the city.  As per the agreement with the Capstone team, financial models 

and accompanying data for three scenarios for the development of the 

armory were provided.  

The borough president released the Capstone Report and asked the Task 

Force members to review it for the next and last meeting in June, along with 

all of the other expressions of interest, after which he would release the final 

Task Force report. 

June 14, 2011 

The eleventh and final meeting was devoted to final comments and questions 

on the work of the Task Force.  The borough president indicated that he 

would release the complete findings of the Task Force, including the 

complete New York University Robert F. Wagner Graduate School of Public 

Service Capstone Report.   
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In October 2010, a Capstone team from the Robert F. Wagner Graduate School of Public 

Service at New York University (NYU Wagner) was engaged by the Office of the Bronx Borough 

President to independently research options for the redevelopment of the Kingsbridge Armory in 

the Bronx. The Kingsbridge Armory has stood largely vacant since the Eighth Regiment Armory 

of the National Guard departed in April 1996. In 2007, the New York City Economic 

Development Corporation (NYCEDC) issued an RFP to redevelop the space and selected a 

proposal by The Related Companies to transform the Armory into a shopping center. After much 

opposition by community members and local elected officials, led by the Bronx Borough 

President, the proposed redevelopment was not approved by the City Council during a 2009 

Urban Land Use Review Process (ULURP) vote.  

This document looks at the history of the Kingsbridge Armory in the context of the demographics 

and economic landscape of the Kingsbridge section of the Bronx. It outlines baseline criteria for 

any future redevelopment of the space that must or should be met through any response to an 

RFP. Finally, it suggests three possible mixed-use redevelopment scenarios for the Armory, 

named according to the suggested use for the main drill hall: a sports, wellness and 

entertainment center; a sustainable food industry center; and a film studio. All models feature 

additional uses in other sections of the building. Each financial model demonstrates the square 

footage to be allocated to each function; the estimated capital costs and the average rent needed 

to cover those costs for each scenario (see chart below); a discussion of how the model meets the 

baseline criteria set by the Capstone team; and a description of the economic impact and 

externalities created by the redevelopment scenario.  

 

Redevelopment Model Estimated Capital Cost 
Average rent per square foot 

required to break even 

Sports, Wellness & 

Entertainment Center 

$171,385,243 $32.40 

Sustainable Food 

Industry Center 

$142,673,873 $26.97 

Film Studio $126,146,793 $23.84 

EXECUTIVE SUMMARY 
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Objective 

The Role of the Capstone Team 

The objective of the Capstone team is to provide the Office of the Bronx Borough President and 

the Kingsbridge Armory Task Force with an objective, research-based perspective on potential 

uses for the Kingsbridge Armory. From the beginning of the client engagement in October 2010, 

the team has directed its efforts toward creating mixed-use scenarios for the Armory that would 

meet the needs of the community and the city. In keeping with the agreement between the 

Capstone team and the Client, the team herewith provides financial models and accompanying 

data for three scenarios for the redevelopment of the Armory.  

Each of the Capstone team members independently elected to work on the Capstone proposal put 

forth by the Office of the Bronx Borough President. Each was guided by an interest in economic 

development, city planning, and the borough of The Bronx. The team members bring a wide 

array of experience in the fields of finance, public policy, city government and urban 

redevelopment. The team has used analytical skills and unbiased viewpoints in order to provide 

the Office of the Bronx Borough President with proposals for redevelopment. These proposals 

meet the needs of more than one group of stakeholders and would differ from any single-use 

model that might be proposed by a private developer. 

Site Description and History 

The History of the Kingsbridge Armory 

 

The Armory was designed by the firm of Pilcher and Tachau, with construction taking place 

between 1912 and 1917.
i
 Once construction was completed, the Eighth Coast Artillery of the 

United States Military utilized the facility. The Armory includes a total of 575,000 square feet 

(522,850 gross usable space) with an impressive 152,500 square foot drill hall.
 
It stands 130 feet 

tall and 600 feet wide. It occupies more than one complete City block from 195
th

 street to West 

Kingsbridge Road and from Reservoir Avenue to Jerome Avenue. Two buildings located to the 

north of the Armory on the same lot are not a part of the space analyzed here. The two buildings 

are currently utilized by the National Guard and controlled by the State of New York.
ii
 

 

As its military role diminished by midcentury, the Armory became the setting for many other 

activities, including dog shows, boat shows, boxing matches and film shoots. In the 1980s, part 

of the building became a homeless shelter.
iii

 The National Guard vacated the building in 1996. 

Currently, the Armory is owned by the City of New York and operated by NYCEDC. The 

Armory is rented for film and television production use and serves as a storage facility for anti-

graffiti trucks.  

 

The majority of the Armory has not been utilized for quite some time, resulting in the need for 

abatement. The City of New York recently replaced the entire roof and conducted some 

abatement of the Armory at a cost of $30 million. However, there is a substantial amount of 

water located in the sub levels of the structure and major repairs are needed in many parts of the 

INTRODUCTION 
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building’s floors, walls, and physical structure. Very general estimates by NYCEDC put the 

current operating cost to the city at approximately $300,000 annually. 

 

The Kingsbridge Armory has city, state and federal landmark status, which has implications for 

development due to the fact that there are restrictions as to what can be done to the physical 

structure of the Armory.
iv

 

   

The Armory is currently zoned in an R6 residential area. R6 Residential Districts are medium 

density areas that encourage wider lot developments to build low and narrow and smaller lot 

developments to build high.
v
 

 

Neighborhood Description 
 

The Armory is located in the Kingsbridge neighborhood of the Northwest Bronx, which has a 

mixture of commercial and residential structures. Commercial retail and services in the area are 

predominantly located along Kingsbridge Road as well as on Jerome Avenue. See Appendix A 

for Retail Survey. 

 

There are numerous multi-floor apartment buildings as well a mix of two and three story 

detached residential homes.  

 

There is a subway station, the 4 train, located adjacent to the Armory on Jerome Avenue. A 

subway stop for the B/D trains is located three blocks to the east at the intersection of 

Kingsbridge Road and the Grand Concourse. There are also several bus stops located within one 

block of the Armory including: BX 1, 2, 3, 9, 22, 28 and 32. By roadway, the Armory is 

accessible via Jerome Avenue from the Mosholu Parkway and from the Major Deegan 

Expressway (I-87) via West Kingsbridge Road. 

 

Numerous learning institutions are located in close proximity of the Armory. They include: 

Lehman College; Monroe College; four high schools; and two elementary schools. 

 

Community & Demographics 

 

According to The Kingsbridge Armory: Background and Reuse Proposals document supplied by 

the client, the Kingsbridge Armory sits within ½ a mile of 15 census tracts in the Bronx 

community. Within these tracts there is a total population of 87,885 people. Of these, 63% are 

Hispanic or Latino, 21% are Black or African American, 8% are White, 5% are Asian, and 2% 

are of two or more races. The U.S. Census measures poverty based on a threshold of $8,794 for 

individuals and $17,603 for a family of four. Within the 15 tracts surrounding the Armory, 

33.9% of individuals live at or below the poverty level and 31.8% of families are at or below the 

poverty level. The median income measured is $28,431 and the average journey to work is 42.9 

minutes. As of February 2011 preliminary data, current unemployment in the Bronx is 12.7%.
vi

 

 

Based on data found in the Northwest Bronx Community & Clergy Coalition and the 

Community Development Project of the Urban Justice Center Report, ―Boom for Whom,‖ the 

Northwest Bronx top industries employ 93% of the working population. The top ten industries 

employing the greatest number of workers are: 
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1. Education, health, and social services (29.6%) 
2. Retail (10.5%) 
3. Finance, real estate, rental, and leasing (8.6%) 
4. Professional, scientific, management, administrative, waste management (8.5%) 
5. Arts, entertainment, recreation, accommodation, and food services (7.9%) 
6. Transportation, warehousing, utilities (6.5%) 
7. Other services (6.4%) 
8. Manufacturing (6.4%) 
9. Construction (4.5%) 
10. Public administration (4.5%) 

 

The report also indicates the prevalence of a wide range of establishments, including, but not 

limited to: general automotive repair, car washes, consumer electronics repair and maintenance, 

barber shops, beauty salons, dry cleaning and laundry services, parking garages, and religious, 

civic, and social organizations. 

 

In addition to the information found in the Northwest Bronx Community & Clergy Coalition and 

the Community Development Project of the Urban Justice Center Report, the Capstone team 

surveyed businesses within the parameters set by the Office of the Bronx Borough President (see 

Appendix A). Our findings remain consistent with that of the Northwest Bronx Community & 

Clergy Coalition’s report. Out of a total of 126 businesses surveyed in the proposed area, 25% 

(32) of the businesses are retail, while 19% are restaurants or fast food facilities. The third largest 

industry is other professional services, which includes real estate, tax service, psychics, banks, a 

travel agency and other specialized services. The next largest industry is beauty/nail salons, 

making up 15% of the surrounding community businesses. The remaining industries make up 

10% or less of the businesses and include delis, grocery stores and bodegas, pharmacies, and 

fresh food markets. 

 

The Kingsbridge neighborhood also has numerous social service organizations, including: 

Paradise Transitional Housing; New York City Financial Empowerment Center and Single Stop 

Benefits Screening at the New York Public Library, Bronx Library Center; Concourse House 

Housing Development; Kingsbridge Heights Neighborhood Improvement Association; Episcopal 

Social Services; Sedgewick Avenue Group Home; Tolentine Zeiser Community Life Center; 

Bronx Community Re-Entry Center; The Alex Frank Children & Family Services; Safe Horizon 

Services Agency; Association for the Help of Retarded Children: Family & Clinical Services; 

Inwood House; FEGS Health and Human Services System; St. Dominic’s Home; and St. James 

Recreation Center. 

Redevelopment Process 

The Importance of Redevelopment 
 

The Kingsbridge Armory is a landmark building and a focal point for the Kingsbridge 

community. The potential is great for the Armory to be able to meet some of the needs of the 

community in a variety of ways. The space can provide the community with a place that serves 

as a hub for recreation, education, and entertainment. The Armory can also be a place that 

holds opportunities for new jobs to be created in the neighborhood and where other social 

services are available for the community. Lastly, local merchants and restaurants can benefit 
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from an increase of patrons to the neighborhood. Empty, the Armory is a drain on city and 

community resources.  

 

Previous RFP and Process 
 

The Armory has remained vacant and much debate continues to center around how it should be 

utilized. Former Mayor Giuliani attempted to have the Armory turned into a retail center and 

athletic facility. Creating a mixed-use facility that generates income for the City as well as 

benefits for the community have been driving forces for the redevelopment process.  

In 2007, three developers expressed interest in the Armory: Atlantic Development Group, 

Rosenshein Associates and the Related Companies. The Related Companies was chosen to 

redevelop the Armory with the expectation, through a Community Benefit Agreement, that 

included a stipulation to hire local workers and pay them a living wage of at least $10 an hour.  

By the time the Related Companies’ response to the RFP was submitted, the City had already 

completed repairs and abatement totaling over $30 million to replace the roof of the Armory. 

However, due to concerns with the redevelopment project, in September 2009, Bronx Borough 

President Ruben Diaz, Jr., made a formal recommendation to not approve the Related 

Companies' application. In December 2009, the City Council voted it down during the Uniform 

Land Use Review Procedure. Concerns addressed by the Bronx Borough President and City 

Council included the inability of the developers to guarantee a living wage for all workers, 

parking shortages as well as traffic congestion that would be a result of the redevelopment of the 

Armory as proposed by The Related Companies.
vii

 Other concerns addressed in terms of the 

proposal were the lack of community benefits from the shopping center and the negative impact 

it would have on local merchants.
viii

  

The Kingsbridge Armory has essentially remained vacant since the vote. Bronx Borough 

President Ruben Diaz, Jr. engaged the Capstone Team to look at potential redevelopment options 

for the Armory and create relevant financial models in October 2010.  
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The Capstone team established a set of criteria to help facilitate its of diverse financial models 

considered for the redevelopment of the Armory. The team identified criteria that must be met in 

the redevelopment of the space, as well as criteria that the team found desirable in making the 

Kingsbridge Armory a dynamic space, representative of the future of the Bronx. If criteria meet 

the expectations of the stakeholders, they should be considered as part of any future RFP 

process.  

 

The team felt that the Kingsbridge Armory redevelopment must meet the following criteria: 

1. It must create living wage jobs in the community if any government subsidies are 

directed toward the redevelopment. A job in which an employee is paid at least $10 per 

hour with benefits ($11.50 without benefits)
ix

 is considered to have a living wage. It must 

also work toward decreasing the level of unemployment in the borough. There should 

exist a mechanism through which local residents can achieve upward economic mobility 

(e.g., through training and/or skill-building).  

2. It must include community uses and/or space for community organizations that provide 

direct social services to the surrounding community. The minimum that should be 

allocated for community use is 20% of the programmable space of 390,200,
x
 which 

equals approximately 78,000 square feet. Community uses are defined as spaces that are 

open and accessible to the community as public spaces and/or provide a social, economic, 

health or cultural service directly to the community.  

3. It must function as an anchor space for the surrounding community and community 

members should readily have access to the facility and the services that it provides. The 

building must include space that is open and accessible to any community member.  

4. It must align with current policies and strategic plans for overall economic development 

in the Bronx, including decreasing unemployment, attracting new businesses to the 

Bronx, and bringing new funding and opportunities to existing Bronx businesses.  

5. It must align with ―green‖ practices as much as possible and be environmentally 

sustainable. Environmentally sustainable industries conserve resources in order to 

provide for future generations, are energy efficient and skill-enhancing for workers.
xi

 

 

In addition, it is desirable to the Capstone team that the redevelopment of the Kingsbridge 

Armory meets the following criteria: 

 

1. It should serve as a destination for outsiders visiting the Bronx. 

2. It should bring net new revenue to the community and not displace significant revenue 

from surrounding businesses and organizations. 

3. It should improve the physical landscape and social environment of the neighborhood. 

4. It should have at least one function through which it can engage the neighboring 

schoolchildren in educational programs, such as classroom space, athletic space, or 

activity space. 

5. It should include a space for cultural expression, through the arts or other types of media. 

 

The Capstone team will identify how each of the three financial models will meet the criteria.

GOALS AND CRITERIA 
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Capstone Process  

The Capstone team from NYU Wagner has been engaged to develop three financial models for 

the redevelopment of the Kingsbridge Armory in the Bronx, along with baseline criteria that will 

help in creating any future Request for Proposals to redevelop the space. 

 

The project was split into three phases. In Phase 1, the team focused on (1) a market survey, 

which included an accounting of local businesses in the area immediately surrounding the 

armory and demographic analysis, (2) research of successful models for similar 

redevelopment/adaptive reuse projects, and (3) stakeholder interviews.  

1. Neighborhood Research:  The team became familiar with the Kingsbridge 

neighborhood, including its history, current demographics, and economic landscape. A 

retail survey of the area directly surrounding the Armory was conducted. See Appendix 

A. The team also explored other large-scale redevelopment projects in communities 

across the Bronx, and familiarized itself with the process by which large public spaces 

are rehabilitated in New York City.  

2. Research and Case Studies:  The team conducted research using available public 

information on several mixed-use redevelopment projects. The research focused broadly 

on the conversion of large, city-owned spaces into functioning and sustainable generators 

of economic activity across the country. The research and related case studies provide 

information on those projects deemed most applicable to the Kingsbridge Armory 

redevelopment, either because of the scope of the project or because it occurred in an area 

similar to the Kingsbridge neighborhood in demographics and economic characteristics. 

See Appendix B.  

3. Interviews:  The Capstone team has conducted interviews with members of the 

Kingsbridge Armory Task Force; NYC policy and economic development experts; and 

stakeholders from the various industries explored. See Appendix C.  

In Phase 2 of the Capstone project, the team continued to interview stakeholders and experts in 

the field. Based on this initial research, the Capstone team crafted five redevelopment models 

rooted in the belief that each model must incorporate both community and enterprise uses, and 

that community uses must be subsidized with greater government and philanthropic funding. 

Each model also provided a general indication of how each of four areas of the Armory could be 

used: the drill hall, the head house, the basement, and the sub-basement. The five models initially 

proposed and submitted to the client on December 13, 2010 are as follows:  

Model 1 
This scenario presented the Armory as a space for culture and for the community, locally as well 

as throughout the city. The Drill Hall would accommodate large-scale exhibitions from museums 

around the world, or serve as a permanent annex for one of the existing museums in the city. The 

peripheral spaces would host a rental space/catering hall and a Cultural Artisan Market. The 

local surrounding community would have the opportunity to access industries in art and culture 

PROCESS OF SELECTING THREE PROPOSALS 
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through art education, gallery showings, and artist workshops. A religious institution was also 

included as a possible tenant for the drill hall space and surrounding community spaces. 

Model 2 
In Model 2, the drill hall would be turned into a state-of-the-art film and production facility. Bi-

level offices and multi-purpose spaces would be built at multiple points along the Armory wall. 

The Head House would be redeveloped to include office spaces for rent to local businesses and 

organizations, as well as classrooms and training rooms for the film workforce training facilities. 

Space on the basement level would be set-aside as workshop space for the film studio and on 

weekends serve as a destination cultural artisan market. The sub-basement would feature 

parking, storage, and mechanical space. 

Model 3 
In this scenario the drill hall space would be converted into light manufacturing space and into a 

multi-purpose congregation and catering hall. Hydroponic gardens on the basement level would 

generate simple produce for the catering hall as well as local schools, government agencies, 

hospitals, local bodegas and/or grocery stores. The Head House space would be split, one side as 

offices for a manufacturing center and the other as space for community uses – classroom space 

for horticultural and science programming for area school children and space for workshops, 

such as green auditing workforce training. Seasonal outdoor gardens would be tended by local 

high school and elementary school children, and a green market would be placed outdoors.  

Model 4 
In Model 4, half of the drill hall would be used as a professional hockey rink for private and 

public use. The rink could be rented as practice space for athletics and other events such as 

birthday and corporate parties. The other half of the drill hall would be converted into a state of 

the art rehabilitation center for patients that have had joint repair/replacement surgery. The head 

house would consist of rooms for community usage including health and wellness education or 

programming, and there would also be office space available for rent. In the basement level, the 

majority of the space would be designated for a for-profit rehabilitation center, containing 

numerous rooms with exercise equipment, as well as other equipment needed for patients 

recovering from injuries or surgeries. In the sub-basement there would be parking and storage 

space. 

Model 5 
In this scenario the drill hall space would be mainly used as a multi-sport athletic center 

containing basketball, soccer, volleyball courts and gymnastic space. The remaining space would 

be rented for large-scale performances, such as Cirque du Soleil, theater shows, and the circus or 

exhibition space for use as an annex of a current NYC cultural institution. The Head House 

would be used for office space for nonprofit and community organizations, as well as community 

space for after-school programs and adult education programs. The basement level would feature 

a recreational/game center. The theater might also be renovated to feature weekend movies or 

local theater performances. 

The Task Force was asked to choose the three models that they would like to see the Capstone 

team research further. The Bronx Borough President’s Office then tallied all of the votes from 

Task Force members. On February 2, 2011 the client selected three of the five initial concepts for 

the Capstone team to pursue: Model 2, Model 3, and a combination of Models 4 and 5. 
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Phase 3 of the Capstone team project marked the end of most stakeholder interviews and 

research. The team’s focus was redirected towards finalizing the following items for each of 

three proposals to be presented to the client and the Task Force on May 6, 2011: (1) Concept 

statement for redevelopment, (2) Financial Model, and (3) Assessment of non-financial criteria.  
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The purpose of this section is to illustrate the options by describing how the space would be used 

in each case. The Capstone team conducted more in-depth research and interviews to inform 

these decisions.  

Usable square footage was calculated based on the floor plans provided to the Capstone team by 

the Office of the Bronx Borough President, which indicate a gross square footage of 522,850. 

We have furthered calculated the total square footage available for lease as 390,200, which is the 

gross square footage minus 42,800 square feet of storage/mechanical space, 74,950 square feet of 

corridors/hallways, and 14,900 square feet of balcony seating on the drill floor level. We have 

depicted the usable square footage in the floor plans in Appendix D, which are based on the 

"Space Available" documents drawn by Mayers & Schiff Associates. 

The final three options are as follows: 

MODEL 1: SPORTS, WELLNESS & ENTERTAINMENT CENTER 

In the sports, wellness and entertainment center scenario, the drill hall space would be used as an 

arena that facilitates both athletic and large-scale entertainment events. The Kingsbridge Armory 

Task Force was presented with the possibility of a hockey rink, though the space would be 

conducive to other sporting events such as basketball. Stadium seating would be fixed in the 

space, though the floor could easily be covered and the space converted into a concert venue for 

large-scale concerts or events such as graduations, circus or theater events, religious services, 

civic events, trade shows, or other ceremonies.  

 

The arena space would not take up the full expanse of the drill hall floor. For example, a hockey 

rink with seating, storage and locker rooms only needs 75,000 square feet of space. The arena 

would be located centrally in the drill hall to preserve the vertical expansiveness that one 

experiences walking from the Head House into the drill hall. A portion of the wing space on the 

western side of the drill hall would be used for storage and equipment, locker rooms, and as a 

backstage area for when the venue is converted into a concert space. Space would also be made 

for concession stands and other retail, either at the top of the arena seating or in the wings of the 

drill hall. The remainder of the drill hall space on the eastern side would feature a multi-sport 

athletic center, including an arcade and a field house with basketball and volleyball courts, a 

gymnastic space, and a climbing wall. 

 

The Head House would be used for office space for nonprofit and locally-based organizations 

and companies, as well as community space for after-school programs and adult education 

programs. The basement space would include a rehabilitation facility with a swimming pool and 

a health-training center. The theater might also be renovated to feature movies or local theater 

performances. 

 

This redevelopment model could benefit from the following tax incentives: 

 

 New Market Tax Credit 

 Jobs Now and Economic Development Fund (EDF) 

SPECIFICATION OF THE THREE OPTIONS 
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 IDA Commercial Tax Incentives 

 Federal Work Opportunity Tax Credit (WOTC) 

 Employee Wage Tax Credit 

 Energy Cost Savings Program (ECSP) 

 Investment Tax Credits 

 Zone Capital Credits 

 Commercial Expansion Program 

 

In this model, the space is broken down by the following square footage: 

 

Designated Use 

Area Allocation 
(square feet)  

Head House  

Subsidized Nonprofit Office Space                 14,270  

Youth Programming                 14,270  

Drill Floor  

Hockey Rink & Arena (with locker 

rooms)                 75,000  

Field House 

   (Basketball/Volleyball/Gymnastics)                 25,000  

Arcade/Game Space                 10,000  

Rock Climbing Wall                 10,000  

Retail                 32,800  

Basement  

Rehab Facility (with swimming pool)                 55,600  

Health Training Center                 19,800  

Theater                 10,000  

Sub-Basement  

Parking               123,460  

Storage/Mechanical                 42,800  

  

Corridors/Hallways                 74,950  

Balcony                 14,900  

Total 522,850 

 

 

MODEL 2: SUSTAINABLE FOOD INDUSTRY 
 

The scenario features an innovative event space meant to provide the community with much 

needed conference and special occasion space. The catering center serving the event space would 

have a fully operating commercial kitchen, making it a competitive destination for events 

throughout the city. Such equipment would allow it to double as a small business incubator, 

training local employees for careers in the culinary arts and catering business. Another portion of 

the drill floor will serve as light processing space for regional and local farm produce, for 

example, washing, slicing and packaging local apples. Further, the DOE could enter a public-
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private partnership and procure some or all of the food being processed in this space. (A private 

company could also operate the food-processing center independently.) Regardless, a food 

processing center would provide well-paying manufacturing and service jobs to the community. 

In addition, one acre of indoor vertical, hydro-organic agriculture would produce as many as six 

acres of fresh produce to be sourced to local grocery stores and bodegas. Produce from this 

source could be profitably sold at wholesale prices and would retain a longer shelf life, making it 

attractive for bodega owners to stock. 

 

There would also be a small area of retail open to the general public on the drill floor, which 

could operate as social-venture businesses employing and training local residents while also 

providing income to support the Armory’s community programs. An example of this can be seen 

in Common Ground’s rehabilitation housing development in the Times Square building where a 

Ben and Jerry’s is located in the commercial space on the first floor of the building.
xii

 Businesses 

in the Armory would be solicited to enhance the offerings in the Kingsbridge area.  

 

The basement would feature a segment of office space, as well as an area dedicated to a cultural 

and green market. The green market would initially operate on weekends, and expand into 

weekdays as demand for goods grows to a sustainable level. 

 

The local school-aged population would benefit from food and science demonstrations with 

dedicated classroom space in the Head House and a greenhouse on the flat portion of the roof. 

Other space in the Head House would serve as space for workforce training and green auditing 

training for the local community.  

 

This redevelopment model could potentially benefit from the following tax incentives: 

 

 New Market Tax Credit 

 Jobs Now and Economic Development Fund (EDF) 

 IDA Commercial Tax Incentives 

 Federal Work Opportunity Tax Credit (WOTC) 

 Employee Wage Tax Credit 

 Energy Cost Savings Program (ECSP) 

 Investment Tax Credits 

 Zone Capital Credits 

 Commercial Expansion Program 

 Excelsior Jobs Program 

 

In this model, the space is broken down by the following square footage: 

 

Designated Use 

Area Allocation 
(square feet) 

Head House  

Green Auditing Training           9,513  

Workforce Training Center           9,513  

Science Classrooms           9,514  

Drill Floor  

Fruit/Vegetable Processing         20,000  
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Catering and Event Space         52,740  

Commercial Kitchens           7,000  

Urban Agriculture/Hydro-organic Gardens         43,560  

Retail         29,500  

Basement  

Artisan/Green Market         55,600  

Office Space         19,800  

Sub-Basement  

Parking       133,460  

Storage/Mechanical         42,800  

Roof  

Greenhouse           2,000  

  

Corridors/Hallways         74,950  

Balcony         14,900  

Total 524,850* 

*Additional 2,000 square feet in this model is due to Greenhouse. 

 

 

 

MODEL 3: FILM STUDIO 
 

In this scenario, the drill hall would be turned into a state-of-the-art film and production facility. 

The drill hall already includes several features that would accommodate a studio, including high 

ceilings for vertical sets and overhead mechanical; space to build out multiple stages; and 

multiple entry points for trucks and large equipment. Because film and television sets are re-

created with each show, very little infrastructure build-out would be necessary to get this model 

running. The Kingsbridge Armory already has the distinction of being one of the largest open 

spaces in which to shoot films in the city and by leaving the space somewhat raw could 

capitalize on the demand for large spaces by big-budget productions. The drill hall could easily 

be repurposed as a full time studio by cleaning up the space, enhancing the electrical grid, and 

building out approximately 20,000 square feet of enclosed, insulated space in a wing of the drill 

hall, offering easy access to rooms for scripting, dressing, makeup, and other production 

facilities. There is increasing demand for large-scale production space as production studios take 

advantage of New York State’s 30% tax credit. In fact, at the time of printing this document, two 

productions with budgets of over $250 million have expressed interest in renting the Armory for 

an extended period.
xiii

   

 

The Head House redevelopment would include office spaces for rent to local businesses and 

organizations, as well as classrooms and training rooms for film workforce training facilities. 

The Bronx lacks a comprehensive film education program at its local colleges and universities; a 

portion of the rental space could be rented to schools expanding their film programs, giving them 

the benefit of working close to actual production and creating opportunities for collaboration 

between the school and the film studio.  

 

While the film studio would keep the Armory active during the workweek, it would come alive 
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on the weekends as a destination cultural artisan market on the basement level, in which vendors 

from around the city would sell locally made goods, crafts, and furniture. Traditional, permanent 

retail spaces would also be built in the basement level, accessible from the Jerome Avenue 

entrance. The theater space would be reactivated and used for film screenings, theater 

performances, and community events. Some additional space on the basement level would be 

set-aside as workshop space for the film studio, and the sub-basement would feature extensive 

parking, storage, and mechanical space.  

 

This redevelopment model could potentially benefit from the following tax incentives: 

 

 New Market Tax Credit 

 Jobs Now and Economic Development Fund (EDF) 

 IDA Commercial Tax Incentives 

 Federal Work Opportunity Tax Credit (WOTC) 

 Employee Wage Tax Credit 

 Energy Cost Savings Program (ECSP) 

 Investment Tax Credits 

 Zone Capital Credits 

 Commercial Expansion Program 

 

In this model, the space is broken down by the following square footage: 

 

Designated Use 

Area Allocation 

(square feet) 

Head House  

Workforce Training Center          9,513  

Office Space          9,513  

Classroom Space          9,514  

Drill Floor  

Film Production Studio       152,800  

Basement  

Cultural Artisan Market         25,000  

Film Workshop Space         19,800  

Retail         30,600  

Theater         10,000  

Sub-Basement  

Parking 123,460  

Storage/Mechanical         42,800  

  

Corridors/Hallways         74,950  

Balcony         14,900  

Total 522,850 
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Below are the financial models for each of the three scenarios, which calculate projected costs 

and how much the city would have to charge per square foot to break even.  

The assumption underlying all three scenarios is that New York City government retains 

ownership of the building and partners with a developer or management company to operate the 

space. In these scenarios, capital costs would be assumed by the city but passed through in the 

form of rent over a period of time. To cover capital costs, the team has estimated that a 30-year 

maturity tax-exempt bond with a 4.51% interest rate will be issued.  

We feel that this type of public/private partnership is the best way for the city to make certain 

that the use of the Kingsbridge Armory is in keeping with the wants and needs of Bronx 

residents and government. These models do not provide the city with revenues in the form of 

property taxes but does provide revenue in the form of rent. While these are the assumptions 

adopted by the Capstone team for the purpose of presenting concise models, the city could of 

course pursue the possibility of a private developer assuming a significant amount of the total 

capital costs under a long-term lease. 

It also assumes that annual building operating expenses will be approximately 20% of the debt 

service amount plus the debt service itself (this is a first year cost that might increase with 

Consumer Price Index-related inflators over time).
xiv

 Building operating expenses are defined 

here as payroll, insurance, cleaning services, utilities, maintenance and repair, and management 

fees.
xv

 

The final assumption is that the city would be able to collect rent on 390,200 square feet of space 

(see page 12 and Appendix D). We have determined the average rate per square foot for all 

rentable spaces; it would, however, be at the discretion of the city or the property manager to 

determine which rents to increase and which to subsidize (i.e., what rent to charge to each 

tenant). For example, the city might decide to subsidize nonprofit space by charging commercial 

tenants a higher rate than indicated in the model. Another example: if the community determined 

that parking should be provided free of charge, the property manager could cover the difference 

by increasing rent charged to other tenants. For context, a Bronx Update published by NYCEDC 

quoted $21.39 as the average square foot rental rate for office space in the Bronx in 2008.
xvi

 

MODEL 1: SPORTS, WELLNESS & ENTERTAINMENT CENTER 

Designated Use Capital Costs 

Subsidized Nonprofit Office Space  $      3,068,193  

Youth Programming         3,068,193  

Hockey Rink & Arena (with locker rooms)        30,000,000  

Field House: 

Basketball/Volleyball/Gymnastics         5,602,000  

Arcade/Game Space         2,500,000  

Rock Climbing Wall            720,000  

FINANCIAL REQUIREMENTS OF EACH OPTION 

46



 

The Kingsbridge Armory: 

Redevelopment Models and Analysis                                                                                                         19 
 

Retail         4,225,952  

Rehab Facility (with swimming pool)         16,235,200  

Health Training Center           2,376,000  

Theater           5,000,000  

Parking         12,152,168  

Storage/Mechanical         5,514,352  

Corridors/Hallways         9,656,558  

Balcony         1,919,716  

Soft costs 49,346,912 

Abatement 20,000,000 

TOTAL  $  171,385,243*  

*See Appendix F for breakdown of sources  

  

 

Total annual operating costs for this model are $12,640,784, which includes $2,106,797 in 

building operating expenses plus $10,533,987 worth of annual debt service payments. Based on 

this the city would need to charge a minimum average rent of $32.40 per square foot throughout 

the space to break even. 

 

 

MODEL 2: SUSTAINABLE FOOD INDUSTRY 

 

Designated Use Capital Costs 

Green Auditing Training  $      2,045,390  

Workforce Training Center         2,045,390  

Science Classrooms         2,045,605  

Fruit/Vegetable Processing         2,000,000  

Catering and Event Space        15,822,000  

Commercial Kitchens         2,120,000  

Urban Agriculture/Hydro-organic Gardens            800,000  

Retail 3,800,780 

Artisan/Green Market         7,163,504  

Office Space         4,257,198  

Parking 13,136,468 

Storage/Mechanical         5,514,352  

Greenhouse         1,000,000  

Corridors/Hallways         9,656,558  

Balcony         1,919,716  
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Soft costs 49,346,912 

Abatement 20,000,000 

TOTAL $ 142,673,873*  

*See Appendix F for breakdown of sources  

  

 

Total annual operating costs for this model are $10,523,132, which includes $1,753,855 in 

building operating expenses plus $8,769,277 worth of annual debt service payments. Based on 

this the city would need to charge a minimum average rent of $26.97 per square foot throughout 

the space to break even. 

 

 

MODEL 3: FILM STUDIO 

Designated Use Capital Costs 

Workforce Training Center  $      2,045,390  

Office Space         2,045,390  

Classroom Space         2,045,605  

Film Production Studio         5,000,000  

Cultural Artisan Market         3,221,000  

Film Workshop Space         4,257,198  

Retail 3,942,504 

Theater         5,000,000  

Parking 12,152,168 

Storage/Mechanical         5,514,352  

Corridors/Hallways         9,656,558  

Balcony         1,919,716  

Soft costs 49,346,912 

Abatement 20,000,000 

TOTAL  $ 126,146,793*  

*See Appendix F for breakdown of sources  

 

Total annual operating costs for this model are $9,304,152, which includes $1,550,692 in 

building operating expenses plus $7,753,460 worth of annual debt service payments. Based on 

this the city would need to charge a minimum average rent of $23.84 per square foot throughout 

the space to break even. 
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PERFORMANCE OF EACH MODEL ON BASELINE 

CRITERIA 

 

This section includes a statement of economic impact and description of how each model 

addresses the needs of the surrounding community, as well as a description of how the model 

meets baseline criteria for future RFP as established by the Capstone team.  

  

The team describes major takeaways for each scenario based on the research and models, and 

outlines any additional items that the Kingsbridge Armory Task Force might want to consider in 

regard to each scenario and the industries involved. While there are plenty of examples of 

neighborhood economic revitalization through gentrification, the Capstone team’s final three 

scenarios specifically aim to revitalize the immediate area to benefit the people currently living 

and working in the community. 

MODEL 1: SPORTS, WELLNESS & ENTERTAINMENT CENTER 

Economic Impact & Jobs 

 

This scenario would create approximately 420 new jobs in the Kingsbridge Armory alone. The 

largest space, the arena and athletic areas, would employee an estimated 290 permanent staff (50 

full-time, 240 part-time). Median hourly wages would range from $9.89/hour for recreation 

attendants to $103,313 annually for a manager. For the remainder of the space, jobs would 

include: 30 jobs in the retail area (median wage $10.79/hour for salespeople - $20.88/hour for 

managers); 50-60 jobs in the office space (median wage $13.58/hour for clerks - $28.21/hour for 

managers); 4-10 jobs in the theater space (median wage $11.88/hour for attendants - $80,563 

annually for managers), depending on the operating organization; 20 jobs in the rehabilitation 

facility (median wage $12.42/hour for physical therapy aides - $32.46/hour for occupational 

therapists); 5 jobs in the health training center (median wage $28.20/hour); and 6 parking 

attendant jobs (median wage $9.94/hour). 

In addition, 33 jobs would be created on-site for day-to-day operations including, 3 Operations 

management positions ($52,143 - $77,066 annually), 15 maintenance and janitorial positions 

(median wage $14.14/hour - $19.74/hour) and 15 security positions (median wage $12.61/hour).  

 

[All labor statistics for each model in this document are drawn from the New York State 

Department of Labor and are based on the Occupational Employment Statistics Survey of 

Employers, as of August 2010. The figures used in this document are median wages.
xvii

]  

 

Displacement of significant revenues in the community by this project are not projected because 

there are no businesses in the immediate proximity of the Kingsbridge Armory operating athletic 

facilities, entertainment spaces, event spaces, or theaters, among others.  

  

Baseline Criteria 
 

The redevelopment of the Kingsbridge Armory into an athletic/entertainment venue meets a 

number of the baseline criteria developed by the Capstone team in the near term. While it does 

not automatically guarantee living wage jobs for all positions, it works toward decreasing the 
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level of unemployment in the borough and offers programs through which workers can receive 

training and skill building. The estimate is that this model will bring approximately 270 jobs that 

will inherently pay a living wage and that for the remaining jobs; pay would be at the discretion 

of the operator for the space. The Capstone team recommends that the city negotiate a 

community benefits agreement that requires a living wage for at least 75% of the jobs created in 

this model.  

 

It will bring net new revenue to the community by bringing people from outside the 

neighborhood for concerts and events, and does not directly compete with any entertainment 

facilities located nearby. It will have a positive economic impact on the community in the near-

term through labor needed to build out the space and through the local spending on food and 

supplies that will take place through that process; long-term positive economic impact will be 

through the creation of new jobs in the space and through the local spending of those employees 

and visitors to the space. Through the creation of new jobs and the possibility of bringing new 

businesses to the Bronx, it is in keeping with Bronx overall economic development policies.  

 

Approximately 158,000 square feet will be set aside for subsidized community space and space 

for organizations that provide direct service to the community through education, athletics, 

recreation, and the arts. With such a diverse array of uses, the Kingsbridge Armory will be open 

and functional in at least some capacity at all hours of the day and will act as a dynamic space 

where people from the community come and go with frequency. It is potentially sustainable in 

the long run, should the arena be frequently booked and the other spaces accessible at 

competitive rates. The space should be built according to the environmental and sustainability 

standards of the borough though it is not inherent to the model.  

Externalities 
 

The negative externalities associated with this model include increased traffic in the surrounding 

area from visitors to the surrounding area, especially on the occasion of athletic events or 

concerts in the arena; the potential for increased noise in the area on concert nights, from music 

and from any generators brought in to support the space; and increased usage of the Kingsbridge 

Armory subway station.  

 

The positive externalities include increased spending locally by individuals attending events at 

the Armory, and any associated jobs created through this increased spending; opportunities for 

youth to engage in positive after-school and evening activities; and health benefits for people that 

make use of the sporting and wellness facilities.  

 

Major Takeaways for this Model 
 

Of the three models proposed by the Capstone team, the Sports, Wellness & Entertainment 

Center model would create the largest number of jobs in the shortest amount of time. As stated, it 

would attract people from both inside and outside of the borough to the Kingsbridge 

neighborhood, and local businesses would benefit as a result. The ability for the arena space to 

be converted for other events is a huge plus for this model and could offer a significant source of 

revenue for off-season periods. It also has the potential to fill a gap in the convention center and 

large event space landscape of the city.
xviii

 This model also provides training space for 

professional and community sports leagues as well as professional and college teams. In 
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addition, this model provides a space for children to be active, while having fun in a safe 

environment. Moreover, national and local policymakers are focusing more on increasing 

children’s physical activity; for example, Michelle Obama’s Let’s Move initiative. However, 

many of the types of jobs created through this model are not significantly different from those 

created through The Related Companies proposal, which was not successful with community 

members. The Capstone team believes that some of the lower paying positions in the arena and 

retail spaces could be offset by those working in the rehabilitation center, where wages increase 

significantly and there are opportunities for training and advancement in a growing field.  

 

MODEL 2: SUSTAINABLE FOOD INDUSTRY 

 

Economic Impact & Jobs 

 

The sustainable food scenario would create approximately 180 new jobs in the Kingsbridge 

Armory alone, including an initial 42 jobs in the food processing space at an average 

annual wage of $33,522
xix

; 27 jobs in the retail space (median wage $10.79/hour for salespeople 

- $20.88/hour for managers); 20 jobs in the catering and event space (median wage $12.62/hour 

for wait staff - $57,215 annually for managers); 50-60 jobs in the office space (median wage 

$13.58/hour for clerks - $28.21/hour for managers) and classroom space (median wage $47,453 

annually for instructors). Because the commercial kitchen will serve as a small business 

incubator, many individuals will be trained to work in the catering and event space. It is expected 

that the urban agriculture piece can operate as both a for-profit and non-profit space with 17 

employees: a director, associate director, operations manager, development associate, 

community relations manager, 3 employment training staff, 3 farm managers and 6 farm staff. 

Average wages for employees in an urban farm range from $12/hour to $16/hour for labor and 

retail workers and $75,000 annually for farm managers.
xx

 

  

In addition, 23 jobs will be created on-site for day-to-day operations including, 3 Operations 

management positions (median wage $52,143 - $77,066 annually); 10 maintenance and janitorial 

positions (median wage $14.14/hour - $19.74/hour); and 10 security positions (median wage 

$12.61/hour).  

 

There is currently one additional food processor in the Bronx that processes some regional 

produce, Baldor Specialty Foods. This business is located at Hunts Point and recently expanded 

its operations, opening a new processing plant. Despite this, we do not anticipate significant 

displaced revenues from this project. There is a stated demand from the regional agricultural 

community for more light processing space for their produce to meet growing consumer demand 

of such products. The event space is unique in that it will provide low cost meeting space for 

local community groups. There is nothing of the kind in the area. However, the rooms used for 

special events would compete not just with other catered event spaces in the Bronx, such as 

Wave Hill, the Bronx Botanical Gardens, Marina del Ray, but with New York City event spaces 

of comparable size.  

 

Baseline Criteria 
 

The redevelopment of the Kingsbridge Armory into a sustainable food center meets a number of 
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the baseline criteria developed by the Capstone team, but has a longer-term vision than the 

athletic/entertainment center.  

 

The sustainable food center provides new jobs and includes opportunities for skill building 

through green auditing training and workforce training, as well as through the catering/event 

space. Approximately 140 of these jobs will likely guarantee a living wage by the nature of the 

industry. It brings net new revenue to the Kingsbridge neighborhood in the form of a new 

industry, though the green market may displace some revenue from surrounding food purveyors. 

It both brings new businesses to the community and also includes opportunities for local small 

businesses to incubate and seek funding. The event space fits with the Bronx economic 

development efforts to grow the hospitality industry and attract business for conferences, trade-

shows, and large-scale events.  

 

Approximately 93,140 square feet will be set aside for subsidized community space and space 

for organizations that provide direct service to the community through education and workforce 

training programs. With such a diverse array of uses, the Kingsbridge Armory will be open and 

functional in at least some capacity at all hours of the day and will act as a dynamic space where 

people come and go with frequency.  

 

Lastly, this model meets "green" practices and goals for sustainability, promotes the 

consumption of local, organic produce.  

 

Externalities 
 

Negative externalities associated with this model include increased traffic and pollution from 

trucks bringing produce to and from the market and processing space; and displaced revenue 

from the Morton-Williams across the street once food is available for sale to the public (and once 

the outside green market opens). Processing revenues will also be displaced from the processing 

taking place at Baldor Specialty foods as well as catering spaces in the Bronx. 

 

The positive externalities include increased spending locally by individuals working at the 

Armory, and any associated jobs created through this increased spending; opportunities to 

engage the local school population through food and science related programming; increased 

accessibility to healthier food options; and the potential for the Kingsbridge neighborhood to 

establish itself as the go-to area for this kind of food processing.  

 

Major Takeaways for this Model 
 

A green development model is timely and forward thinking. Sustainability and green practices 

are being touted by public figures from Christine Quinn's recent FoodWorks agenda to Michelle 

Obama's healthy food initiatives. 

 

There is growing demand for processed, whole foods and New York state regional farmers 

would like to tap into that demand. Further, this model could address the call for healthier food 

options for New York City's schools. Recent food initiatives with the Department of Education 

have provided lightly processed whole foods, such as carrots and apples, to students as a 

substitute for unhealthy, fast food options. However, these regional foods have historically been 
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processed outside of the five boroughs and then distributed to New York City. A food processor 

of this kind would bring economic benefit directly to the Bronx. 

 

A green development of this scale will establish New York City as a cutting-edge, environmental 

leader and the Bronx will take center stage in this innovation. The Capstone team believes that 

the event space would become a destination in its own right, especially on weekends as the 

cultural and green market comes alive with activity and local flavor. 

 

MODEL 3: FILM STUDIO 

 

Economic Impact & Jobs 

 

This scenario would create approximately 150 jobs in the Kingsbridge Armory alone, including 

6-10 permanent office staff for the film studio (median wage $53,616 - $77,066 annually); 50-60 

jobs in the office space (median wage $13.58/hour for clerks - $28.21/hour for managers) and 

classroom space (median wage $47,453 annually for instructors); 25 jobs in the retail spaces 

(median wage $10.79/hour for salespeople - $20.88/hour for managers) and 25 in the cultural 

artisan market (median wage $32,509 annually); 4-10 jobs in the theater space (median wage 

$11.88/hour for attendants - $80,563 annually for managers), depending on the operating 

organization; and 6 parking attendant jobs (median wage $9.94/hour). Film productions would 

bring in up to 300 jobs during production periods, including up to 50 production assistants that 

could pull from the Film Workforce Training Center program (production assistant median wage 

$100-200/day).
xxi

  

In addition, 23 jobs will be created on-site for day-to-day operations including, 3 Operations 

management positions (median wage $52,143 - $77,066 annually); 10 maintenance and janitorial 

positions (median wage $14.14/hour - $19.74/hour); and 10 security positions (median wage 

$12.61/hour). 

 

Significant displaced revenues from this project would not occur because there are no businesses 

in the immediate proximity of the Kingsbridge Armory operating film studios, and we have 

heard from local schools and universities that there is a shortage of classroom and education 

spaces.  

 

Baseline Criteria 
 

The redevelopment of the Kingsbridge Armory into a film studio meets a number of the baseline 

criteria developed by the Capstone team, though in some cases this will take place over the long 

term. While it does not automatically guarantee living wage jobs, it works toward decreasing the 

level of unemployment in the borough and offers programs through which workers can receive 

training and skill building. Approximately 95 of the jobs created will inherently be living wage 

jobs. It will bring net new revenue to the community by bringing people from outside the 

neighborhood for to work in the space, and to concerts and events in the basement theater space, 

and does not directly compete with any entertainment facilities located nearby. It will have a 

positive economic impact on the community in the near-term through labor needed to build out 

the space and through the local spending on food and supplies that will take place through that 

process; long-term positive economic impact will be through the creation of new jobs and 

increased activity at businesses immediately surrounding the Armory.  
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Approximately 55,000 square feet will be set aside for subsidized community space and space 

for organizations that provide direct service to the community through education, workforce 

training, and cultural expression. Please note that this model provides less than 20 percent of the 

space for community use, given the need to utilize the entire drill floor for the production studio. 

With such a diverse array of uses, the Kingsbridge Armory will be open and functional in at least 

some capacity at all hours of the day and will act as a dynamic space where people come and go 

with frequency. It is sustainable in the long run should the state continue to offer the 30% tax 

credit to productions that are executed in New York.  

 

Externalities 
 

Negative externalities associated with this model include increased traffic in the surrounding area 

during film shoots and on weekends when the cultural artisan market is open. In addition, 

parking could be an issue as there is no way to guarantee that employees will park in the 

underground lot, unless the studio and office renters rent parking spaces in bulk as part of their 

leases. Extra generators might be brought in for large-scale shoots that produce noise and 

pollution.  

 

The largest positive externality is the increased patronage of local businesses. Film studios in 

Queens and Brooklyn indicate heavy uses of neighborhood stores including hardware stores, 

supply stores, restaurants, and clothing stores, among others. This is also a prime opportunity for 

the borough to corner a portion of the film and television industry in New York City, as film-

related businesses tend to agglomerate near studio locations.  

 

Major Takeaways for this Model 
 

There is enormous demand for more film and production studio space in New York City, 

especially since New York State renewed the 30% tax credit in August 2010. A recent article in 

Crain's New York Business notes that TV pilots alone have spent $120 million in the city to date 

in 2011.
xxii

 The Bronx is primed to take a portion of the revenue generated by the film industry 

because of the uniqueness of the Kingsbridge Armory as a large-scale studio. A significant 

portion of this revenue would be generated indirectly in the borough, when production 

companies spend money locally on goods and services while in residence at the Armory.  

  

Turning the drill floor into a film studio requires a longer-term vision when it comes to jobs for 

the borough. Most production jobs are union jobs, which require special training and patience for 

positions to open up. However, many of the individuals with union production jobs started their 

careers in the film industry as production assistants, which are readily available and can be 

secured through city-sponsored training programs. Production assistant jobs are low paying but 

can lead to secure jobs in a growing industry over time, providing a great opportunity for young 

people from the Bronx to build careers.  

  

Other functions of the building are opportunities to keep the building alive and accessible during 

periods when productions are not in full force. An artisan market is a great way to attract people 

from all over the city to the Armory and could create some additional connections between local 

artisans and the film industry. Office, classroom and retail space would keep additional portions 

of the building occupied on weekdays and weekends. 
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The Capstone team believes any of the three options detailed above would improve the overall 

economic and social setting of the community and the Bronx. All of the options would make the 

Kingsbridge section of the Bronx a destination for tourists as well.  

Tradeoffs 

In Model 1: This model provides the most community access and it could have a positive impact 

on the health of the people in the area. It would provide people of Kingsbridge with a centralized 

location to interact and socialize with one another. In this model, there will be more jobs created 

than in the other two models; however, there is no guarantee they will pay living wage. An 

inherent tradeoff exists in this model in that the creation of a greater number of jobs also leads to 

a lower percentage of high paying jobs.  

In Model 2: Compared to Model 1, this model features higher paying jobs, though fewer in 

number. The building function also includes more sustainable and green practices, which are a 

focus for Bronx policymakers. There is a possibility that this model could displace some 

revenues from other local establishments. Another concern will be with the waste (sewage) that 

is created from the food processing plant and the additional cost created by proper disposal 

techniques. 

In Model 3: This model will provide high paying jobs; however, the highest paying jobs require 

union membership and a specific skill set. There are strong incentives currently available for 

companies to shoot and produce their films in New York. If the State decides to no longer 

provide these incentives to the film industry, it would make the location less desirable for 

companies to choose to shoot in New York and result in a decrease in demand for locations in 

the area. A benefit is increased spending at surrounding businesses. There is no guarantee that 

local community members will be hired during film and video productions.  

All of the models include skill-building and training programs that would have a positive impact 

on the community. People in the community would have access to the building to use the facility, 

and all provide space for either schools or youth programming. The chart below summarizes how 

each model meets the criteria.  

SUMMARY OF FINDINGS 
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In summary, the Capstone team has provided in this document three financial models and 

accompanying data for the suggested redevelopment of the Kingsbridge Armory. All figures 

were acquired during research into available literature and through interviews with the field, 

without the benefit of assessing the actual Armory site. Should the Office of the Bronx Borough 

President decide to further pursue one of the models (or portions of the models), further 

investigation will be required. 
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APPENDIX B: Case Studies 

There are many good examples of the rehabilitation of armories and similar large-scale spaces in 

New York City and beyond that have successfully incorporated community uses. While the 

Kingsbridge Armory is unique in size and the current situation of the surrounding community, 

studying other redevelopments can spark meaningful ideas about reusing abandoned or run-down 

publicly owned spaces. The following literature review describes conversions that have 

successfully incorporated community themes, including notable redevelopments of New York 

City armories, and, where possible, the stated financing methods used to achieve each goal. 

 

COMMUNITY USES 
There are several examples of large-scale buildings and armories that have been redeveloped 

with the intent of enhancing the community. While many conversions have utilized private, 

revenue-generating components, there are examples of armories used solely for community 

purposes. The Marshall Street Armory in Lansing, Michigan is a good example. It uses the large 

interior space to create efficiencies and synergies in the non-profit sector. Like the Kingsbridge 

Armory, this armory is also located in the proximity of local schools. 

The Bronzeville Armory in Chicago, Illinois is situated in an area that has similar economic 

challenges as the Kingsbridge area in terms of under-employment and historically high crime 

rates. This conversion celebrates the culture of the local community by housing a museum of 

cultural artifacts from the African-American regiment the armory served in addition to its main 

purpose as a military school. Further, the redevelopment utilized financial and practical support 

from a broad range of sources, from local to federal government support to private and 

foundation philanthropy. 

 

The BankNote building, located in Hunts Point, Bronx, is an example of a mixed-use facility 

aiming to meet cultural and educational needs of the Hunts Point community. Although not an 

armory, it is a historic landmark and measures at a close scale to the Kingsbridge Armory. It 

should be noted that much of the space has not been leased. In November 2010, the city opened 

the Sunshine Small Business Incubator in the building.
xxiii

 

 

Marshall Street Armory – Lansing, MI 

―A Collaborative Non-Profit Headquarters Development‖ 

History: The 41,000 sq. ft. Marshall Street Armory in Lansing was built in 1924. It has served 

several purposes since being used actively by the military. It is currently situated next to a 

middle school in Lansing, Michigan. The Greater Lansing area has a regional population of 

approximately 456,000. The region has a diversified employment base with healthcare and 

education providing the most jobs.
xxiv

 

 

Redevelopment: A local real estate entrepreneur and native of Lansing -- Pat Gillespie of The 

Gillespie Group -- took an interest in the Armory and is redeveloping the site into low-overhead 

space for non-profit organizations. Many details of the original building are being kept intact 

during the conversion. The developers also highlight sustainable practices in their 

redevelopment.
xxv

 

 

Current Use: The Armory provides a space for local and statewide nonprofits to promote 

collaboration, effective practices, and shared resources.
xxvi

 The redeveloped armory opened in 
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early 2011 and several non-profit organizations have already signed long-term leases with the 

Gillespie Group, including the Michigan Nonprofit Association, Capital Area United Way, 

Capital Region Community Foundation, Food Bank Council of Michigan, and the Michigan 

Association of United Ways.
xxvii

 

 

The Chicago Military Academy - Bronzeville, Chicago 

History: The Eighth Regiment Armory is a Chicago Landmark, built in 1915, and was the first 

armory built for an African-American military regiment in the United States. The armory served 

as a center for the social life of the neighborhood and hosted events until it was closed in the 

1960s. It lay dormant for many years until redevelopment commenced in 1999.
xxviii

 

 

Redevelopment: The Chicago Public Schools (CPS), in conjunction with the Mayor’s Office, 

Chicago Park District, Illinois National Guard, and Department of Defense, established a plan to 

renovate the Armory building. In 1999, the building was purchased by the Chicago Public 

School System. The Chicago Military Academy at Bronzeville is now the only public military 

high school representing all four branches of the armed forces and run by the Army's Junior 

Officer Training Corps.
xxix

 

 

Financing: Former United States Senator Carol Moseley-Braun (D-Ill.) included $10 million in 

the $270 billion Defense Appropriation Bill that was approved by the United States Senate to 

renovate the Bronzeville Armory.
xxx

 Chicago spent $24 million on the project and an additional 

$10 million came from donations.
xxxi

 In addition to city, state and federal agencies, support for 

the project came from local private colleges, minority business associations, foundations, and the 

Tuskegee Airmen and Civil Air Patrol. 

 

Current Uses: The Chicago Military Academy serves as the anchor of the Bronzeville 

revitalization effort. Both public and private entities have played major roles in the project. The 

Academy is the site of the National African-American Military Museum, which will display 

artifacts and memorabilia of the black commanded ―Fighting Eighth‖ Illinois National Guard 

Regiment and other honorable veterans. The curriculum is designed to build leadership skills and 

to provide students with exceptional post-secondary qualifications. The Academy will include a 

mandatory Junior Reserve Officer Training Corp. instructional component and a mandatory four-

year college preparatory curriculum.
xxxii

 

The BankNote Building - Bronx, New York 

History: The BankNote Building in the Hunts Point section of the Bronx was built in 1909 and 

boasts a total size of 405,000 square feet. It is comprised of three interconnected buildings and 

one adjacent building. The BankNote was originally the home of the American Bank Note 

Company, a currency printing company. The company moved out of the building in 1985 and 

since that time the BankNote has housed several industrial companies and warehouses. The 

building has historic landmark status.
xxxiii

 

 

Redevelopment: The BankNote was acquired by Taconic Investment Partners and Denham 

Wolf Real Estate Services in 2007. The $25 million redevelopment project was completed in 

2010 with the intent of being a mixed-used facility. The sustainable design of the building 

includes large energy efficient windows and skylights. There is a green roof located on one of 

the wings of the building.
xxxiv
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Financing: The $25 million project was supported by i-Star Financial and the New York City 

Investment Fund. The project fund is managed by DLJ Real Estate Capital Partners, Inc., a unit 

of Credit Suisse.
xxxv

 

 

Current Use: The developer’s vision was to create a space that stayed true to the building’s 

historic structure while creating an urban center for commercial, cultural, educational, retail and 

community usage. Currently, the Arthur Aviles Typical Theatre at the Bronx Academy of Art 

and Dance (BAAD!) are located in the BankNote building along with other tenants that include 

LightBox photography and film studio, Sustainable South Bronx, and the Wine Cellarage. There 

is still a large amount of commercial and retail space that is vacant in the building. There is a 

significant amount of support from local government for the BankNote.
xxxvi

 

 

Lessons for the Kingsbridge Conversion 

 While a school building is not feasible for the Kingsbridge Armory, any re-use option 

that includes some benefit for the local school-age population and respects the identity of 

the local community will likely receive support from the surrounding community. 

 Market conditions have changed since investment in the redevelopment of the Bank Note 

building as evidenced in its low occupancy rate, especially for loft office space. 

 

 

SPORTS/RECREATION FACILITIES  
Several New York City armories have been successfully re-purposed as sports and recreation 

facilities. The operating revenues for these facilities are typically generated through user fees, 

sponsorships, and, in the case of the Park Slope Armory, gym membership dues. In addition to 

recreational facilities, the Washington Heights Armory provides a range of services to the local 

community including student preparatory and technology classes. 

 

Similar to the Kingsbridge area, which is surrounded by schools, the Park Slope Armory in 

Brooklyn not only attracts YMCA members on a daily basis, but also is utilized by schools in the 

community who lack gymnasium space for students. 

 

The Washington Heights Armory in Manhattan is a balanced representation of the community’s 

history and culture. In the early 1900s, professional American sports teams, such as the New 

York Yankees, New York Mets, and New York Giants, played at the Polo Grounds before they 

had stadiums of their own, giving the community a strong sports presence. Today the community 

consists mainly of Hispanics and while no professional American sports team play in 

Washington Heights, this armory brings together both children and adults of the community 

while drawing in regional attention with its state-of-the-art track. 

Chelsea Piers and Aviator Sports and Events Center are two significant examples of successful 

redevelopments through public/private partnerships. 

 

Park Slope Armory - Brooklyn, NY 

History: The Park Slope Armory was built in 1895 to house the 14th Regiment New York State 

Militia. In the 1980’s a 70-bed women's shelter was housed in the armory and remains in use 

today. It was placed on the National Register of Historic Places in 1994. After the state of New 

York gave the city control of the armory, steps were taken to renovate the space. 
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Redevelopment: Proposals for the redevelopment of the armory included a sports center, Police 

Department outpost, museum of Brooklyn military history, and a combined residential/ 

commercial structure that would host occasional antique shows.
xxxvii

 Ultimately, the Prospect 

Park YMCA was the winning bidder and is the current facility service operator of the armory, 

which opened at the beginning of 2010. 

 

Financing: The renovation project was completed in 2007 and cost $16 million. The capital 

campaign was financed with $8.2 million from the Office of the Mayor, $6 million from the City 

Council, and $2 million from the Brooklyn Borough President’s Office. Operating revenue for 

the facility is generated through donations, sponsorships, events or fees for the track area, 

memberships, and fees for the use of room space.
xxxviii

 

 

Current Uses: Currently, this multipurpose space serves the surrounding Park Slope 

community, including public schools. The 60,000 square foot drill hall now includes a 1/8-mile 

track and four multipurpose courts for basketball, soccer and volleyball. The rest of the facility 

houses group exercise space, cardio exercise machines, and strength training equipment. As the 

facility service operator, the YMCA is responsible for operating, managing and maintaining the 

space.
xxxix

 This new YMCA center provides recreational space for local schools, senior 

programs, exercise programs for kids and parents, and art programs, among other offerings. 

 

Washington Heights Armory - New York, NY 

History: The Armory was built in 1909 as a training center for the National Guard. However, 

due to its location in northern Manhattan, it became a center for many of the city’s large events, 

including track and field competitions. Due to economic crises of the 1980’s and the subsequent 

increase in the homeless population, the Armory was converted into a shelter with over 1,800 

beds. By 1987 it was no longer used for track and field events.
xl

 

 

Redevelopment: In 1993 the Armory Foundation was created to rehabilitate the site from a 

homeless shelter into a resource for the community. Construction began on what is now the flat 

surfaced MONDO track in 1993 and by 1997 the installation was complete and the Armory 

became a world-class facility.
xli

 

 

Financing: To date more than $700,000 of federal funding has been secured for programming 

through the Armory Foundation.
xlii

 

 

Current Uses: Today, the Armory Foundation serves young people and adults in the community 

through the following programming: 

 The New Balance Track and Field Center – 60,000 sq ft arena with an Olympic sized 

track. 

 The National Track and Field Hall of Fame – a museum and interactive sports/fitness 

center. 

 The Charles B. Rangel Technology & Learning Center – children are taught literacy 

through computer-based programs, older teens are taught technical skills. Computer 

skills, GED and ESL classes are held for adults that live in the community. 

 The Armory College Preparation Program – classes and assistance is provided to 

students to obtain admission to college. 
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 Men’s Shelter – there are still 200 beds for homeless men that are managed by Armory 

staff in collaboration with NYC Dept of Homeless Services. 

 

Chelsea Piers – New York, NY 

History: In 1910, Chelsea Piers, at the time owned by the New York State Department of 

Transportation (now owned by the Hudson River Park Trust), was built to serve as a New York 

port on 28-acres of the Hudson River waterfront. Over the next 50 years, it served as a terminal 

for luxury liners, an embarkation point for soldiers departing to fight in World Wars I and II, and 

as a cargo terminal.
xliii

 

 

Redevelopment: From the late 1960s into the 1970s, Chelsea Piers became desolate and 

neglected, until in May 1992, a newly formed company, Chelsea Piers Management, Inc., 

submitted a bid and proposal to develop the area. The Chelsea Piers Sports and Entertainment 

Complex opened in August 1995, becoming a major sports and entertainment center in 

Manhattan. 

 

Financing: The total renovation cost of the Chelsea Piers redevelopment project was $100 

million, which was privately financed through loans and a long-term lease, subsidized by the 

State of New York. A majority of the waterfront project is privatized through visitor admissions 

and fees for activities at the piers.
xliv

 

 

Current Uses: Chelsea Piers contains BlueStreak sports training facility, gymnastics, rock 

climbing, basketball, volleyball, indoor turf fields, batting cages, studios, toddler gyms, 1,200 

square foot putting green, 200-yard driving range, two ice skating rinks, a health club and a spa. 

The Sports Center Health Club occupies 150,000 square feet, and contains 25-yard pool, ¼ mile 

indoor track, two fitness studios, 10,000 square foot indoor climbing wall, indoor sand volleyball 

court, boxing ring, 3 basketball/volleyball courts, and more than 20,000 square feet of cardio and 

strength training equipment.
xlv

 In addition, Chelsea Piers can be rented for film and television 

productions, photo and commercial shoots, event marketing, and weddings at their two on-site 

locations. 

 

Aviator Sports and Events Center – Brooklyn, NY 

History: Aviator Sports and Events Center is a multi-purpose, 25-acre facility in Brooklyn. It is 

housed in the historic hangars of Floyd Bennett Field, New York City’s first municipal airport.
xlvi

 

 

Redevelopment: In 1972, Floyd Bennett Field became inactive and unused. In the fall of 2006, 

Aviator Sports and Events Center was opened. Four airplane hangars were redeveloped creating 

a recreation and entertainment complex for the community.
xlvii

 The center is part of the national 

park system: Gateway National Recreation Area. 

 

Financing: The center is managed through a collaboration partnership between a private sports 

management company and the National Park Service (NPS). Corporate partnerships with the 

Aviator Sports and Events Center include the U.S. Army, Waste Management, Capital One 

Bank, conEdison, Metropolitan Recycling, University Sports Medicine, New York Aviators, and 

National Park Service.
xlviii

 

 

Current Uses: This large space hosts indoor events, athletics, and recreation space, and two 
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outdoor turf fields with full catering and food service and parking for over 5,500 cars.
xlix

 

Approximately 1.5 million visitors come through this facility annually. Being housed in a former 

airplane hangar, it has high ceilings, amazing architecture, and full of history, much like the 

Kingsbridge Armory. The interior space is 170,000 square feet and accommodates: 

 Two indoor turf fields for Soccer or Lacrosse 

 20,000 sq. ft. multipurpose field house, which can accommodate: 

 2 Basketball courts 

 2 Volleyball courts 

 Boxing ring and stage options 

 15,500 sq. ft. gymnastics/dance center 

 15,000 sq. ft. performance exercise center 

 2 NHL regulation ice rinks 

 35’ tall rock climbing wall 

 

Besides sports, the center also rents space for corporate and social events, weddings, and 

concerts. 

 

Lessons for the Kingsbridge Conversion 

 The large drill floor space is well suited for sports and wellness purposes. 

 Membership fee revenue for a recreational center will be limited because of the 

demographics of the surrounding area. An alternative financing source for this conversion 

is important. 

 Events have the capacity to draw visitors from outside of the Bronx. 

 

SUSTAINABLE FOOD INDUSTRY 
While local depression-era markets, such as the Essex Street Market, have provided an arena for 

local and small business owners to sell their wares, the city has been criticized for not 

encouraging such markets to provide better access to local, healthy food options.
l
 These critics 

argue that neighborhood public markets should have a more prominent role in Mayor 

Bloomberg’s sustainability plan (PLANYC2030).
li
 However, the city’s newest conversion, the 

La Marqueta Market in East Harlem, is poised to do just that. 

 

Essex Street Market - Lower East Side, New York City 

History: The Essex Street Market is housed in a 15,000 square foot industrial space on the 

Lower East Side and is managed by NYCEDC. The market began in 1940 as part an initiative by 

Mayor Fiorello H. LaGuardia to create indoor retail markets and ease congestion on city streets. 

Historically, the market served Jewish and Italian immigrants. 

 

Redevelopment: A private developer took over the Essex Street Market space in 1992 in the 

hope of revitalizing the space. When the developer’s vision failed to materialize, NYCEDC 

gained control of the building and in 1995, commenced a $1.5 million renovation of the space. In 

2006, NYCEDC was leasing the space to vendors for $27 per square feet.
lii

 

 

Financing: In 1995, NYCEDC renovated a portion of the market for $1.5 million. An unused 

area of the building, ―building D‖, has not been renovated, but is leased by NYCEDC as event 

and film space.
liii
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Current Uses: The market still caters to local residents, now predominantly Latino and young 

professionals, and hosts a diverse mix of businesses from bodegas and butchers to artisanal 

cheese mongers.
liv

 According to NYCEDC’s website, the Market serves a vital community 

function as a social environment where residents of the surrounding area come to ―connect and 

share ideas.‖ 

 

La Marqueta - East Harlem, New York City 

History: Like Essex Street the market was opened during Fiorello La Guardia’s term as mayor in 

the 1930’s as a centralized area for local pushcart vendors. Due to the influx of Puerto Rican 

immigrants into the East Harlem neighborhood in the 1950’s, the market specialized in exotic 

and Caribbean products.
lv

 

 

Redevelopment: Redevelopment concepts have been floated for La Marqueta since the 1970’s. 

The current redevelopment is the brainchild of Irwin Cohen, developer behind the Chelsea 

Market. He conceived the idea to convert the space into a mile long specialty food market.
lvi

 The 

specific proposal calls for a 22-block open-air market along Park Avenue from 111th to 133rd 

Streets.
lvii

 In January, the Economic Development Corporation unveiled a new tenant at the 

market, a 4,000 foot kitchen incubator meant to help small business entrepreneurs start food-

related businesses, operated by Hot Bread Kitchen, a social enterprise that trains immigrant 

women in commercial and artisanal baking.
lviii

 The incubator includes two production kitchens, 

two prep kitchens, a chocolate kitchen, a specialty production space and dough room, as well as 

dry and cold storage facilities. In addition, there is a demonstration kitchen available for classes 

and other events. 

 

Financing:  The Hot Bread Small Business Incubator was opened with $1.5 million of support 

from the NYCEDC. Local residents can rent the incubator for $10 per hour. 

 

Current Uses: To date, the Hot Bread Kitchen incubator occupies 4,000 square feet of the 

potentially 80,000 square feet market.
lix

 The city council hopes to continue development at the 

site, but there are no definite development plans.
lx

 

 

Lessons for the Kingsbridge Conversion 

 Food policy and ensuring access to fresh produce is high on the city’s policy agenda. The 

re-purposing of space for food and market uses is likely to be viewed favorably by City 

Council. 

 The redevelopment should take advantage of the cultural and ethnic diversity of the area 
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APPENDIX C: Interview Summaries 

The Capstone team conducted initial interviews with major stakeholders, industry experts, and 

people with extensive experience in NYC's economic development issues. Many view the project 

from different perspectives. The entities we conducted interviews in our research are: 

KARA; Majora Carter Group; Office of Bronx Council Member Fernando Cabrera; Office of 

State Senator Gustavo Rivera; Partnership for New York City; New York City Economic 

Development Corporation; Washington Heights Armory; Park Avenue Armory; NYC 

Department of Cultural Affairs; Mayor's Office of Film & Media; NYU Steinhardt; NYU Schack 

Institute of Real Estate; NYU Wagner Graduate School of Public Service; NYU Steinhardt 

Nutrition, Food Studies and Public Health; Broadway Stages; New York City Council; New 

Amsterdam Market; Home Town Farms, San Diego, CA; Cornell University Dept. of Food 

Science & Technology /New York State Agricultural Experiment Station; Market Creek Events 

& Venues, San Diego, CA; Greenhouse Project, New York Sun Works, Inc.; Environmental 

Health & Safety, Harvard University.  

Listed below are the most significant wants, needs, suggestions, and considerations suggested by 

each group. 

Community Stakeholders 

 Retail space can be used to support/sustain community usage of the building. 

 There should be at least 60,000 to 70,000 square feet devoted to community space. 

 Bronx has good small business longevity—a small business incubator is needed. 

 There are no recreation centers, especially for local youth. 

 There is need for affordable job training centers. 

 There is need for a community bookstore. 

 The redevelopment should create a couple of hundred jobs for the community. 

 The film industry may increase community business revenues through its local buying 

power. 

 

Local Business Leaders 

 An ideal usage for the Armory would be a multi-use space that meets needs in community, 

climate, and poverty with different levels of entry for other jobs. 

 Ideas for the redevelopment include, urban produce, food manufacturing that supports New 

Yorkers, production of goods that support the local economy, and incubation space that 

supports new entrepreneurs (i.e. The Ghetto Film School). 

 The Greenpoint Manufacturing Design Center is an example of the idea of shared facilities 

and purposes. 

 Possible funding sources to explore include: IDA, State (financing for community 

development); CBDG (city finances operating budget with this as a result difficult to 

obtain); landmark funds; syndicate historic tax credits.  

 

NYC Armory Administrators 
 

 There may be federal capital funding available for redevelopment. 
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 Research Federal Historic Landmark tax credits. 

 It may be easier to fund education than sports because people are excited about education. 

 The space is used five months out of the year while the armory is rented for other purposes 

the remaining seven months. 

 The armory hosts an event for vendors and caterers to come check out the armory and 

increase the chances of them hosting an event there. 

 

City Agencies 
 

 Studio space needs NYS Tax Incentives in addition to lots of space, high ceilings and air 

conditioning. 

 The redevelopment should fit into the tax incentive code. 

 The redevelopment should also have offices and other areas for staff to do work. 

 

Academia 

 Consider the cost per square foot of any reuse idea. 

 Understand current market conditions and rental rates.  

 Think about what sustainable means for the Bronx community. 

 It is important to define what the term ―local‖ means for food processing. Such centers 

could be constrained by the fact that the most locally produced foods are not in season all 

year round.  
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APPENDIX D: USABLE SPACE AVAILABLE CHART 

 

Yellow highlights indicate space not available for lease.  
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APPENDIX E: Initial Industry Research 

 
I. Multi-Purpose/Arts and Culture Center 

Within the arts and cultural industry are some practical and accommodating uses that the 

Capstone team decided to explore for the purpose of reusing the space in the Armory: cultural 

flea markets, artist studio/rehearsal space, and light manufacturing for NYC artisans. Flea 

Markets are a site for tourists as well as a regular destination for residents within the city. 

Depending upon the specialty of the market, people will travel across boroughs and often bi-city 

to experience what a flea market has to offer. Some examples of popular flea markets in New 

York City include: The Annex/Hell’s Kitchen Flea Market, The Brooklyn Flea Market, The 

Market NYC, and the Green Flea. Each of these flea markets specializes in a particular area of 

interest, such as antiques, fashion, furniture and crafts, and fresh foods. Although they have a 

common theme of reusable and handcrafted items, creating a unique identity helps to distinguish 

the flea market as well as appeal to a selective market. Given the rich culture in the area, a 

cultural flea market would be ideal in this space. Our vision is that the Kingsbridge Armory 

could be to NYC what the Marche aux Puces is to Paris: a destination in its own right. 

Alternatively, one of the most pressing issues in the cultural community is the lack of affordable 

studio and rehearsal space. A cultural space devoted to the creation of artwork is a great way to 

attract a diverse industry to the Northwest Bronx area. It is well known that cultural centers often 

lead the shaping of dynamic neighborhoods. Creating such a space would also create a revenue 

stream for the development, while also housing an industry that can, in the future, contribute to 

the local youth and residents of the community through tutorial and/or art/resident training 

programs. 

 

II. Film Studio 

The location of a major film studio at the Kingsbridge Armory would be an economic boon to 

the retailers and businesses in the surrounding area, especially when large-scale productions are 

in session. Film crews rely on local businesses for food and catering, gifts, equipment, 

transportation, and tools and hardware, among other things. Less tangibly, the location of a film 

studio would bring a level of excitement and prestige to the area based on the celebrity-factor. It 

could also serve as a way to engage with schools and universities with film programs in the 

surrounding area. Universities could have a resource through which to expand their film 

programs. Public schools could connect through arts education classes; the NYC Department of 

Education released a film- and media-centered version of the Blueprint for Teaching and 

Learning in the Arts in 2009 because of a rise in interest in teaching through film.  

There is a significant need for large-scale soundstages in New York City. Currently, Sony 

Pictures has a two-year rental contract with the Marcy Street Armory, so that the space is 

available to them year round regardless of whether or not they are in production.
lxi

 In late 2010, 

the city's soundstages did not have enough space to accommodate a $300 million production of 

The Avengers, which moved the bulk of its production to New Mexico.  

The Mayor’s Office of Film, Theatre and Broadcasting was created in 1966 to encourage 

filmmakers and directors to use the real New York City as the backdrop and production center 

for films. During the Bloomberg administration, the office has expanded in size and has 
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expanded the tax incentives available to companies that film in New York. Several large, vacant 

industrial properties across the city have been converted to film studio and production spaces, 

though in some cases the studio space was built from scratch on unused land. Silvercup Studios 

is the notable exception, being built in the landmark Silvercup Bakery building in Queens. 

However, it also offers a good example of the quickly expanding industry, as Silvercup Studios 

has already expanded once to Silvercup East, and a $1 billion facility called Silvercup West has 

been proposed (though this is currently stalled.)  

The studio known as Broadway Stages in Brooklyn is an excellent example of the ability of a 

film studio to transform a neighborhood into a thriving economic area. Broadway Stages 

currently operates over twenty stages in Brooklyn and Queens housed in former factory 

buildings and is building an additional seven stages north of its main campus in the Greenpoint 

neighborhood of Brooklyn. As it has grown its presence in the neighborhood, the studio has 

mounted solar panels on several of its rooftops, undertaken neighborhood beautification and 

street level landscaping projects, and turned one of its rooftops into an urban farm run by a local 

nonprofit. By its own estimates, three television shows shooting one episode every eight days 

have a collective operating budget of $12 million. These same shows spend approximately 

$25,000 per week locally on everything from lumber to hardware to beauty products to coffee. 

Broadway Stages has created a map of local businesses that is given to production companies 

renting the space in order to facilitate more local spending.  

In addition to bringing net new revenue to the Bronx, since the film industry currently does not 

have a strong presence in the borough, the redevelopment of the Kingsbridge Armory into a film 

studio has the potential to create new jobs for the surrounding community. New York City 

provided start up funds and ongoing support for the ―Made in New York‖ Production Assistant 

Training Program, currently located in Brooklyn. The program provides four weeks of free 

training, followed by two years of job placement. Production Assistants make an average of 

$100-$200 per day. Currently, the city is hoping to expand the program to provide more 

specialized training in areas that might lead to union jobs. The Armory’s Head House would be 

an ideal place to roll out an additional training program in close proximity to an actual studio. 

While these are not necessarily living wage jobs, they are almost an unofficial prerequisite to 

higher level jobs in the industry, which are often union jobs and offer unskilled laborers an 

opportunity to be trained in a specific skill set.  

 

It is important to note that while the film industry has the potential to revitalize a neighborhood 

and generate economic activity, it is a heavily subsidized industry. Currently, New York State 

subsidizes the film industry to the tune of a 30% tax credit if 75% of the production takes place 

within the state. The tax incentive outlines location requirements in order for a production to 

receive the tax credit, which includes heating and air conditioning, though armories are exempt 

from this requirement. Interviews suggest that when the tax credit briefly expired in the summer 

of 2010, bringing film production in New York State to a halt, so resources would need to be 

invested to make certain that the tax credit was sustained for many years to come. New market 

and historic tax credits would also be an incentive for the film industry to utilize the space in the 

Kingsbridge Armory. Lastly, there historically seems to have been little incentive to do post-

production in the New York City area as Los Angeles offers an experienced and accessible post-

production talent pool. However, more recent state tax credits related to post-production and the 

increase in filming that takes place in New York City has increased the amount of post-

production taking place locally.  
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While the current studio spaces in New York City are not armory spaces, the San Francisco 

Armory offers an example of an armory space reconstituted for use by the film industry. In that 

instance, the studio space is purely for pornographic film use. Community uproar erupted in 

2006 after Kink.com purchased the San Francisco Armory for $14.5 million. The San Francisco 

Armory, vacant since 1975, is a 200,000 sq. ft. landmarked structure located in the Mission 

District, which is a diverse area of ―hipster and homeless.‖
lxii

 Kink.com uses the armory as its 

production studio. Local community members were disappointed that the armory would not be 

used for a community-focused purpose. Previous bids had included a non-profit rehabilitation 

clinic, a mainstream film studio, a gym, and a mixed-use residential/office project including low-

income housing.
lxiii

 While we do not advocate this kind of usage in the Kingsbridge 

neighborhood, it demonstrates a successful redevelopment project that is self-sustaining and has 

brought other business to the area.  

 

III. Sustainable Food Industry 

 

There is a burgeoning green awareness in New York City. To date, this has included a broad 

range of activities from urban farming to green markets for local and regional farmers to the 

―greening‖ of current infrastructure and support of new green tech industries. Current city policy 

is quite favorable to green initiatives – both green technology and urban and regional agricultural 

initiatives. The Mayor has exemplified his interest in sustainability through the PlaNYC 

initiative announced on Earth Day 2007. He has also pursued a vigorous public health agenda, 

including food calorie labeling, proposed soft drink taxes, the healthy bodega initiative and 

improved school food options. City Council, as exemplified through Christine Quinn’s recently 

announced FoodWorks program, aims to capitalize on the ―locavore movement‖ to improve 

public health, create new jobs, and support regional agriculture. NYCEDC has several programs 

and incentives in place to attract new green tech businesses. A recent decision model for the 

NYCEDC on development of the Kingsbridge Armory concluded that the city explore a green 

technology and urban agriculture model for the space.
lxiv

 

 

Some options for the Armory’s redevelopment, in this industry, include a food and science 

center, food processing space, green technology manufacturing, hydroponic gardens, catering 

space, and seasonal gardens and youth market. A Food and Science Center would support 

sustainable, regional food production and/or green manufacturing as well as horticultural 

education. In the area of food processing, the City Council has expressly stated a need for large 

industrial spaces for regional food processing. The food processing industry provides well 

paying jobs to residents with little formal education. These jobs are often union protected and are 

not as sensitive to recession as other industries; since demand for food remains stable and may 

even increase. Wages average $14 per hour nationally.
lxv

 

 

In looking at catering/event/multi-purpose space, several large industrial buildings have been 

converted into such spaces with great success. A local example is The Foundry in Long Island 

City, Queens. This building, a converted 19th century foundry, is rented for weddings, 

receptions, fund raisers, meetings, dinner parties, cocktail parties, birthday parties, corporate 

parties, high school proms, performances, recitals and art exhibits, film and video shoots and 

photography.
lxvi

 In addition, a dedicated commercial kitchen space would be operated as a small 

business incubator and community food education and demonstration space. For an excellent 
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NYC model see Just Foods, located in Brooklyn, New York. An additional example is Market 

Creek Events and Venues, a new social venture project with the San Diego based non-profit, the 

Jacobs Center for Neighborhood Innovation. Launched in 2008 after the completion of the Joe 

and VI Jacobs Center, Market Creek Events and Venues offers a collection of indoor and outdoor 

spaces, from intimate gatherings to large-scale conferences and events incorporating 

multicultural art and design, presentation technology, and environmentally friendly operations. 

Although competitive with the tourism and hospitality market, Market Creek Events and Venues 

ensure affordability to the community. In addition to providing affordable community space 

Market Creek has a training program for disadvantaged individuals providing workforce 

development training in the hospitality industry. Along with Market Creek Events and Venues 

the Joe and VI Jacobs Center houses leased office space, office space specifically for non-profit 

community organizations, gallery space and retail space. 

According to the FoodWorks initiative, in the next few years the City Council intends to move 

the city’s procurement power to support regional and local food production. Another dedicated 

space, possibly the basement level, could host hydroponic gardens. These gardens would grow 

simple produce to be sourced to local schools, hospitals and surrounding grocery stores/bodegas 

at competitive prices. 

 

Finally, the grounds surrounding the armory and a flat rooftop surface would be cultivated into 

seasonal gardens. During seasonal months, this area would host horticultural training programs 

for local elementary and middle schools. [INSERT NYC Sunworks]Groundwork Hudson 

Valley’s Science Barge in Yonkers, NY is a great model. This program is a prototype urban farm 

operated as an environmental education center. Its local programs include, an outdoor classroom, 

a community supported agriculture program, and a summer youth employment program. In non-

seasonal months, space in the Head House and the demonstration kitchen space, mentioned 

above, would host similar programs. In seasonal months, the grounds would also host a small 

green market providing fresh foods to the community, which can be employed by youth in the 

local area. GrowNYC hosts green markets for youth across the five boroughs and is successful in 

areas such as Brownsville, Brooklyn. 

 

A sustainable food model has significant workforce training opportunities especially in catering 

and hospitality. Moreover, green auditing is a new industry with high wage potential and a 

growing demand. The beneficial, restorative effects of horticultural job training and education 

programs utilizing urban agriculture have been demonstrated across the country. Models include 

Added Value, Red Hook, Brooklyn; Growing Home, Englewood, Chicago; New Amsterdam 

Market, South Street Seaport, NYC; among many others. There are also significant therapeutic 

and educational benefits to the local area school-age population by having an urban agricultural 

and science center nearby. Positive improvements in the area of public health by creating a focus 

on sustainability, green living and healthy food options, and the implementation of the city’s 

healthy bodega program - local vendors pay less for local, healthy food options due to proximity 

of market. 

 

IV. Wellness/Rehabilitation 

 

New York City is a leader in the field of heath care. Patients, of all ages, come to New York City 

to obtain medical advice and treatment. There are also numerous hospitals and institutions of 

higher learning that are headquartered in the Bronx. The hospitals that are located in the Bronx 
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are: Bronx-Lebanon Hospital Center; Calvary Hospital, Jacobi Medical Center; Lincoln Medical 

Center; Montefiore Medical Center; Einstein Medical Center; North Central Bronx Hospital; and 

St. Barnabas Hospital.  

 

The Bronx is already well known for the field of medicine and by creating a facility in the 

Armory that helps rehabilitate patients, the borough will set itself even further apart as an elite 

health care destination. Having an elite facility, such as this one, will make the Armory and the 

Bronx a destination for people to travel to. By creating a center for rehabilitation and wellness in 

the Bronx, it will increase the number of jobs for people in the community. The center will also 

attract patients from outside of the community, which will result in increases in revenues for 

local businesses. 

 

V. Sports/Recreation  

Throughout New York City, the sports industry is continuously growing, through the creation of 

new stadiums and new sports teams. In the professional sports sector, New York City is home to 

various sports grounds, such as Madison Square Garden (Manhattan), Yankee Stadium (Bronx), 

Citi Field (Queens), Flushing Meadows Corona Park (Queens), Keyspan Park (Brooklyn), 

Nassau Veterans Memorial Coliseum (Long Island), Belmont Racetrack (Long Island), and 

Richmond County Bank Ballpark (Staten Island).
lxvii

 Each arena represents major and minor 

league sports, such as basketball, baseball, hockey, boxing, tennis, and horse racing. With New 

York encompassing such a passion and talent for a range of sports, it is only natural to create 

athletic facilities in order for communities to participate in and enjoy these activities. For 

example, major redevelopments, which are primarily themed as athletic facilities in New York 

City are, Chelsea Piers in Manhattan, the Armory Track in Washington Heights, the YMCA 

Sports Complex at Park Slope Armory in Brooklyn, and Aviator Sports and Events Center in 

Brooklyn. Although the Bronx is home to the New York Yankees, several health clubs, and one 

YMCA in Castle Hill, the Kingsbridge community lacks an elite athletic space, which brings the 

community together, while serving their needs. 

The goal would be to turn the Armory into an elite athletic facility with possible partnerships 

with major athletic companies, such as Nike, while still accommodating the local community and 

people beyond the Bronx.  
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AN EXCERPT FROM A PRESS RELEASE SENT OUT BY THE MAYOR’S 
OFFICE REGARDING THE FATE OF THE PARK SLOPE ARMORY 

 [SOURCE: NEWS FROM THE BLUE ROOM, PR-202-04, WWW.NYC.GOV, 7/22/2004] 

“New York City’s armories, many of which are on the National Register of 
Historic Places, are important historical structures, closely tied to the City’s 
cultural and civic growth, and are untapped resources for community space,” 
said Mayor Bloomberg. “Modeled after the successful program at the Fort 
Washington Armory in the Washington Heights section of Manhattan, Take the 
Field plans to makes use of underutilized space at the Park Slope Armory to 
create a community asset with immeasurable benefits for Brooklyn-ites young 
and old. The partnership between Take the Field, DHS and DOE creates an 
exciting opportunity to partner essential social services with community 
resources that greatly improve quality of life for neighborhood residents, and I 
want to thank the Borough President and the Council for their part in making 
this project a reality.” 

K A R A' S  M U LT I - U S E  M O D E L  F O R  T H E  K I N G S B R I D G E  A R M O R Y  
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THE BIRTH OF A  MIXED-USE PUBLIC/PRIVATE RE-
DEVELOPMENT MODEL FOR THE KINGSBRIDGE ARMORY 

The residents of the Northwest Bronx want the following community benefits from the 
redevelopment  of the armory: 

1.  Four small schools on the Armory grounds  

 2000 school seats to relieve overcrowding 
 

2. Good jobs for community residents 
 Wall to wall living wage jobs with benefits and a voice at work 
 Target unemployed and unemployed residents in Community Boards 7 & 8 
 

3. Affordable entertainment, recreational and athletic space for our community 
 Recreational facilities must be affordable to low income residents 

 
 
   
  

K A R A' S  M U LT I - U S E  M O D E L  F O R  T H E  K I N G S B R I D G E  A R M O R Y  
6 / 2 3 / 2 0 1 1  

For the last 15 years, through charettes, public meetings, protests, and 
numerous hearing testimonies the community has spoken.… Saying they want 
to see “Community Serving Re-development” of the Kingsbridge Armory that 
includes “Living Wage” jobs.  
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THE BIRTH OF A  MIXED-USE PUBLIC/PRIVATE RE-
DEVELOPMENT MODEL FOR THE KINGSBRIDGE ARMORY 

4. Community space for social services and cultural programming. Access 
to the grounds outside the armory as outdoor public space. 

 
5. A mix of commercial retail space that will include large and small stores 

that complement the existing businesses along Kingsbridge Road. 
Opportunities for small, independent Bronx-based business in the 
Armory. 
 

6. Environmentally sustainable design and minimal traffic impact 
 
7.  Jobs for the community residents in the construction phase of the 

Armory redevelopment 

The residents of the Northwest Bronx want the following community 
benefits from the redevelopment  of the armory  - Continued From Pg. 3  

94



THE KINGSBRIDGE ARMORY REDEVELOPMENT 
ALLIANCE’S MODEL FOR THE KINGSBRIDGE ARMORY 

Our Multi-Use Model calls for a development with community serving by…(1) keeping 
it in public’s hands, (2) financing it through a public/private partnership and 
(3) managing it through a non-profit, Local Development Corporation, for the life of 
the Armory. 
 

 

 

 

 

 

 

 

 

  

The  multitude of uses are based on our community benefit principles. This type of 
development is not new.  There is legacy of public private/partnerships between the 
City of New York and Community Serving Non-Profits.  The armories have been 
developed in this manner  have the advantage of being located in wealthy 
neighborhoods.  
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ARMORY SHELL 

 
KINGSBRIDGE ARMORY REDEVELOPMENT ALLIANCE:  

MULTI-USE DEVELOPMENT MODEL  
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KINGSBRIDGE ARMORY REDEVELOPMENT ALLIANCE:  

MULTI-USE DEVELOPMENT MODEL  

“WELCOME TO THE BRONX” information 
center 
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Plus mechanical spaces.  

 
KINGSBRIDGE ARMORY REDEVELOPMENT ALLIANCE:  

MULTI-USE DEVELOPMENT MODEL  

* Unusable spaces are sealed off. 
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         MULTI-LEVEL USES IN MAIN DRILL   FLOOR  SPACE 

 
KINGSBRIDGE ARMORY REDEVELOPMENT ALLIANCE:  

MULTI-USE DEVELOPMENT MODEL  
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SUSPENDED TRACK AT BALCONY LEVEL  

 
KINGSBRIDGE ARMORY REDEVELOPMENT ALLIANCE:  

MULTI-USE DEVELOPMENT MODEL  
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INTERNATIONAL MARKET– Food and Craft 
Stalls for Local Entrepreneurs 

 
KINGSBRIDGE ARMORY REDEVELOPMENT ALLIANCE:  

MULTI-USE DEVELOPMENT MODEL  
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Our model is not a contra-model but builds on the suggested uses in Capstone’s 
report.  It is an evolution of it.  KARA’s model uses the drill floor more intensively. 
Our model re-purposes the multi-story structures to house its anchor and 
additional accessory uses.  This allows for the central portion of the drill floor to 
be developed as an open court, enlivened by circulation between the various 
uses, and occupied by a small vendor market.  

While the multi-story construction KARA proposes may be more expensive than 
other proposals presented to the task force, it takes better advantage of the 90-
foot high drill floor, allows for more economical heating, cooling, and ventilation 
of tenant spaces, and will provide a larger number of construction jobs in a 
broader range of trades.  

 
KINGSBRIDGE ARMORY REDEVELOPMENT ALLIANCE:  

MULTI-USE DEVELOPMENT MODEL  
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HOW IS OUR MODEL IS AN EVOLUTION OF CAPSTONE? 

We have read the report and agree with Capstone on several points, including a 
shared emphasis on identifying uses that create social and economic benefits for 
the surrounding community without imposing unacceptable traffic or other 
burdens, or harming local businesses. 
 
We only diverge on the specific ways that these goals are achieved. Since KARA 
had the advantage of working with a single model, rather than multiple 
alternatives, we were able to develop both the proposed space uses and the 
associated rent streams in greater detail. Modeling at this level of detail also 
allowed KARA to account for the impact of a living wage requirement on tenants 
– for example, restaurants – whose wages would typically be lower than the 
levels defined in the requirement ($10/hour plus benefits, or $11.50/hour 
without.) Rents for these users are projected at lower levels than those paid by 
comparable businesses in the area, since in practice, spaces may need to be 
offered at a discount to offset the added cost to businesses of the living wage 
requirement.  
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What is the difference in Development Costs? 

                       Development Cost:  

   Capstone 1   Capstone 2   Capstone 3   KARA    

  

 Sports, Wellness, 
Entertainment 

Center  
 Sustainable Food 

Industry   Film Studio  

 Mixed 
Community and 

Commercial Uses  
Notes / reason for difference 

Building Gross 
Area 

                             
522,850  

                             
524,850  

                             
522,850  

                              
436,000  

Capstone includes about 130,000 SF in sub-
basement for parking (but notes that 
spaces would have to charge $39/day to 
break even) We don't think this is feasible. 
We also think they have severely 
underestimated costs for underground 
parking and other basement and sub-
basement uses such as a pool. 

Total 
Development Cost 

("Capital Cost") 
 $171,385,243   $142,673,873   $126,146,793   $200,000,000  

Capstone's construction cost / square foot 
seem low, given the location and the 
challenge of working inside the armory. 
Their source is for generic one-story 
commercial construction. KARA's number 
may be overly conservative (too high) even 
in light of the more complex multi-story 
uses we propose. More analysis is needed 
of both KARA's and Capstone's models. 

Total 
Development Cost 

/ Square Foot 
 $328   $272   $241   $383  KARA cost / SF based on 522,850 gross SF 

    

We believe that Capstone's estimates of development costs are too optimistic (i.e. too low.) They are based on generic regional construction costs for much 
simpler types of buildings, and do not take into account the complexities of working inside the Armory. They have also not blocked out how the uses they 
propose would actually fit into the Armory, so their space allocation and costs are based on simply filling up the drill floor and other areas with one-story high 
spaces. KARA's model shows how uses should be grouped into multi-story blocks, to create a campus-like environment with good relationships between the 
different uses. KARA's more intensive use of space costs more to build, but will be easier to manage, and will also create more jobs for the building trades. 104
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What is the difference in Cost and Debt Service? 
                              Operating Costs and Debt Service 
  

                          Capstone model assumes that the entire development cost can be debt-financed, and calculates the rents needed to support that debt. KARA model backs  
                          Into debt service by estimating how much debt could be serviced from a rent stream and net operating income based on actual uses, and calculates how 
                           much subsidy (historic tax credits, special appropriations, etc.) would be needed to fill the gap. 

   Capstone 1   Capstone 2   Capstone 3   KARA    

  
 Sports, Wellness, 

Entertainment Center  
 Sustainable Food 

Industry  
 Film Studio  

 Mixed Community and 
Commercial Uses  

 Notes 

Total annual 
debt service 

                       
10,533,987  

                         
9,769,277  

                         
7,753,460  

                          5,726,175  

KARA's "Net income available for debt service" 
allows for a 7.5% vacancy rate, and a 2.5% 
contribution to reserves. Capstone does not 
include these allowances. 

Total building 
operating 
expenses 

                         
2,106,797  

                         
1,753,855  

                         
1,550,692  

                          3,488,000  

Capstone's operating expenses are based on a rule 
of thumb - 20% of debt service. KARA's more 
conservative number is based on $8/square foot of 
leasable and non-leasable occupied space, and 
assumes that building service workers are paid a 
living wage. 

total leasable 
area 

                             
390,200  

                             
390,200  

                             
390,200  

                              301,000  

Capstone's leasable space includes parking - it is 
doubtful that people will pay the $39/day per 
space that would be needed to amortize the cost of 
building underground parking. 

average rent / 
SF needed to 

cover debt 
service 

                                 
32.40  

                                 
29.53  

                                 
23.84  

                                  30.61    

Amount of upfront subsidy needed to make the model work. Could come from 
historic building tax credit, federal or state appropriations, city capital funds, or 
philanthropy - probably will need a mix of all these! 

                     143,779,570  
Conservative assumption, based on commercial 
interest rate of 9% over 20 years 

                     106,836,611  
Optimistic assumption, using the same 4.51% rate 
over 30 years as Capstone 

    

Capstone's models appear to be feasible based on debt financing alone, without an upfront capital contribution from government. However, they appear to have underestimated some 
costs, and omitted others entirely. KARA's analysis may be overly conservative. Further investigation of development and operating costs and assumptions are needed.  

105



K A R A ' S  M U LT I - U S E  M O D E L  F O R  T H E  K I N G S B R I D G E  A R M O R Y  
6 / 2 3 / 2 0 1 1  

What makes our model Financially Feasible? 

                       KARA Armory Model     draft 6/6/11 

                      uses, rents, and conceptual pro forma       
Estimated rents are based on what similar users pay for space in the Northwest Bronx or comparable areas - BUT - are discounted toreflect the impact of a Living 
Wage requirement on tenants. 

        

Tenant  space - total square feet  rent / sq. ft./ year total rent / year 

All rents are 'triple-net' = tenant is responsible for its own utilities, taxes, 
insurance, maintenance, security, etc. The building is responsible only for 
costs of maintaining common spaces.       

        

Anchor (2-year college or similar)                          100,000  $40  $4,000,000  
        

Youth / recreational center                             30,000  $30  $900,000  

Senior Center                             30,000  $30  $900,000  
        

Multiplex Cinema (assume six-plex)                             50,000  $50  $2,500,000  

small shops and restuarants on Jerome Avenue side                             20,000  $50  $1,000,000  
        

International market                             20,000  $20  $400,000  
        
small spaces for artist, community and unique business use (in headhouse 
and turrets)                             30,000  $10  $300,000  
        

Welcome to the Bronx Information Center                               1,000  $20  $20,000  
        

Hydroponic farming in cellar                             20,000  $5  $100,000  
        
Total rental space                          301,000  square feet $10,120,000  
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What makes our model Financially Feasible? 

        

                     Non-rent producing spaces (estimated)       

Building management 
                              5,000      

Mechanical 
                            50,000      

Interior campus / courtyard space 
                            80,000      

        

total revenue and non-revenue space 
                         436,000  square feet   

        

Net rent per year, less vacancy / uncollectable @  
  7.50% $9,361,000  

estimated management & maintenance cost / SF (includes management, 
accounting, insurance  + cost of maintaining common spaces: utilities, 
security, cleaning, etc.) 

  $8                        3,488,000  

        

Net Operating Income     $5,873,000  

2.5% to reserve     $146,825  

NOI available for debt service     $5,726,175  

        

Amount rents could finance under various terms:  years  interest rate total ('principal') 

typical commercial loan                                     20  8% $56,220,430  

tax-exempt bonds                                     30  4.51% $93,163,389  

KARA's Multi-Use Model for the Kingsbridge Armory 6/23/2011 
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What makes our model Financially Feasible? 

        

likely cost to renovate Armory to make it ready for tenants 
(not including tenant improvements)  
For comparison with Capstone's models, this square footage 
includes all spaces, including areas that would be sealed off. 

                         522,850  $383  $200,000,000  

        

amount of public subsidy required to make it work (= total cost 
minus debt that can be financed from rents.)  

 commercial terms    $143,779,570  

 non-profit terms    $106,836,611  

Potential sources of subsidy include the federal historic buildings tax credit, as well as capital appropriations from the city, state, and 
federal governments.  
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WHO WILL MANAGE THE ARMORY? 

Board 

Community 

Stakeholders 

KARA Reps. 

• Residents, 

Congregations, 

• Small Business 

Owners 

• Community 

Based 

Organizations 

Bronx 

Borough 

President 

Non-Profit LDC - is governed by a board including K.A.R.A. 
representatives, other community stakeholders (residents, 
congregations, community based organizations, small business 
owners), representatives of the Developer, representatives of 
the city administration (probably NY EDC), and other elected 
officials (probably the Borough President.)  The board would 
oversee the redevelopment of the Kingsbridge Armory and 
Implementation of the Community Benefits Agreement for the 
life of the project. 
The board will be selected in accordance with the Public 
Authority Accountability Act or 2005. 
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Private 
Developer 
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WHY A COMMUNITY SERVING REDEVELOPMENT 
MODEL?  Builds and sustains 

strong communities; 

 Creates economic 
opportunities in 
low-income 
neighborhoods; 

 Help community-
based organizations 
expand their roles 
as community 
anchors with the 
capacity to link  
residents to job 
opportunities;  

 

 Supports local 
efforts to protect 
and expand 
neighborhood 
investment; 

 Offers high quality 
space at a cheaper 
price/not 
Manhattan; 

 Provides a mix of 
uses; 

 Revenue that can be 
recouped; 

 

H I G H L I G H T S :  
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[SOURCE: ARMORY FOUNDATION WEBSITE, PLAN NYC’S WEBSITE AND NYC DEPT. OF BUILDING DISTRICT SURVEYS] 
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Other Armories: 168th Street Armory  

The Armory Foundation (a non-profit) occupies space donated by the City 
of New York under a tenancy-at-will agreement.  The Foundation is 
responsible for all maintenance cost and leasehold improvements.   

$24 Million in Public and 
Private Donations were 
raised for the renovations. 
In their 2009 returns they 
listed receiving $3,431,258 
in government grants. 
 
The median income per 
household in this community 
is $36,345. 

City Owned, Non-profit Managed,  
Over $3 Million in Government Funding   
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[SOURCE: ARMORY FOUNDATION WEBSITE, PLAN NYC’S WEBSITE AND NYC DEPT. OF BUILDING DISTRICT SURVEYS] 
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Other Armories: Park Slope Armory  
The YMCA  of Greater New York was selected by the City as the facility’s service 
operator, and is now tasked with operating, managing and maintaining the center. 
As part of the agreement with the City, the YMCA will generate revenue through 
donations, sponsorships, events or fees for the track area, memberships, and fees 
for the use of room space that will support the overall  
operations of the Armory including its  
community programs. 

The $16 million renovation project was 
funded by $8.2 million from the Office 
of the Mayor, $6 million from the City 
Council, and $2 million from the 
Brooklyn Borough President’s Office. 
 
The median income per household in 
this community is $80,072. 

City Owned, Non-profit Managed, Over 

$16 Million in Government Funding   
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[SOURCE: ARMORY FOUNDATION WEBSITE, PLAN NYC’S WEBSITE AND NYC DEPT. OF BUILDING DISTRICT SURVEYS] 
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Other Armories: Park Avenue Armory  

On November 14, 2006, the Seventh Regiment Armory Conservancy 
finalized a 99-year lease with the State and assumed control of the 
landmarked building at 643 Park Avenue.  

According to a Senior Project 
Director at the Armory, $100 million 
had been raised by the beginning of 
2009, including a $30 million grant 
from the State of New York and a $5 
million grant from the City of New 
York for infrastructure.  
 
The median income per household in 
this community is $105,760. 

City Owned, Non-profit Managed, Over 

$35 Million in Government Funding   
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Our Armory Can Be Great!  

Capstone’s report stated that:  
 
“The potential is great for the Armory to be able to meet some of the 
needs of the community in a variety of ways.  The space can provide 
the community with a place the serves as a hub for recreation, 
education, and entertainment. The Armory can also be a place that 
holds opportunities for new jobs to be created in the neighborhood and 
where other social services are available for the community.” 
 
We agree.  So if some armories can be redeveloped as public private 
partnerships with the City of New York and be managed by a non-profit 
entity  to assure it’s service to their local communities, then we have to 
ask ourselves: 
 

[SOURCE: NYU’S WAGNER SCHOOL FOR PUBLIC SERVICE’S CAPSTONE PROGRAM’S REPORT TO THE KINGSBRIDGE ARMORY TASKFORCE] 
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WHY NOT 
OUR 

ARMORY? 
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VI Similar Projects 

• Park Slope Armory 

• Fort Washington Armory 

• Park Avenue Armory  
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Park Slope Armory, Brooklyn, N. Y. 

– Built as an armory with a 70,000 square foot drill hall in 1895.The YMCA 

 of Greater New York was selected by the City as the service operator for the 

site, and is now tasked with operating, managing and maintaining the center.  

– As part of the agreement with the City, local schools are given use of the 

facility during school hours. The YMCA will generate revenue through 

donations, sponsorships, events or fees for the track area, memberships, and 

fees for the use of room space that will support the overall operations of the 

armory. 

– The $20 million renovation project, reopened in 2010, was funded by $8.2 

million from the Office of the Mayor, $6 million from the City Council, and 

$2 million from the Brooklyn Borough President‗s Office. 

– ADHS homeless shelter operates in a portion of the building. 
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Ft. Washington Armory, New York, N. Y.  

– Built as a training center for the National Guard in 1909, it became a venue 

for many of the city's biggest events, including track & field meets by the 

1920s. In the 1960s, the armory was the unrivaled center for track & field 

competitions in greater New York. 

– The armory was converted to a homeless shelter, housing over 1,800 beds. 

By 1987, New York track & field had been driven from its historic home. 

– Renovations for the New Balance Track & Field Center at the armory began 

in 1993. The facility includes a pole vault runway, an eight-lane sprint and 

hurdle straightaway, two long jump pits, two high jump areas and a shot put 

area. The arena seats more than 4,000 people in the 60,000 square foot drill 

hall. 

– The building includes the National Track and Field Hall of Fame. It is also 

listed on the National Register of Historic Places. 
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Park Avenue Armory, New York, N. Y. 

– Built by the elite Seventh Regiment between 1877 and 1881, the Park 

Avenue Armory contains interiors designed by Louis Comfort Tiffany, 

Stanford White, the Herter Brothers and other prominent artists of the 

period. 

– The New York City Landmarks Preservation Commission has called it ―the 

single most important collection of 19th century interiors to survive intact in 

one building.‖  

– The building is on the National Register of Historic Places. 

– The 55,000 square foot drill hall is a venue for arts events. 

 

 

 

 

119



Kingsbridge Armory Task Force Report June 2011 

 

 

Other Similar Projects 

 Paramount Theatre, Brooklyn  

– Originally built as a movie theatre 

– Now serves as the athletic center for Long Island University. The 

proscenium is intact with two basketball courts on separate levels in the 

auditorium space. 

 Reading Terminal, Philadelphia, Pa.  

– Originally built as the terminal of the Reading Terminal 

– Adapted as the Reading Terminal Market. 

 Union Station, St. Louis, Mo.  

– Built at a railroad station, Union Station first opened in 1894, but ceased 

operation as an active train terminal in 1978.  Union Station reopened in 

August of 1985 as the largest adaptive re-use project in the United States 

combining retail, dining and hotel facilities.  

 Asphalt Green, New York, N. Y.  

– Built as the municipal asphalt plant 

– Converted to a community athletic facility 

 Chelsea Piers, New York, N. Y.  

– Chelsea Piers is a series of historic piers on the West Side of Manhattan 

in New York City that was a passenger ship terminal in the early 1900s. 

– The piers are currently used by the Chelsea Piers Sports & Entertainment 

Complex.  
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VII  Appendix 

Expressions of Interest and Press Releases 

 

1. YMCA 

2. Marc J. Makowski Virtual Production and Special EFX 

Studio Proposal 

3. Stanley Kubrick Film and Television Complex 

4. World Changers Church International 

5. New York Velodrome  

6. Kingsbridge Armory Chess Center 

7. New York Sports and Entertainment, LLC 

8. Irreplaceable Artifacts 

9. Community Board #7 Recommendations 

10. Press Releases 
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