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INTRODUCTION
[bookmark: _Hlk79565401]Executive Order 11988, "Floodplain Management" requires the National Park Service (NPS) and other federal agencies to evaluate the likely impacts of actions in floodplains. The objectives of the executive order are: (1) to avoid to the extent possible long-term and short-term adverse impacts associated with occupancy, modification, or destruction of floodplains, and (2) to avoid indirect support of development and new construction in such areas wherever there is a practicable alternative. The NPS administers floodplain policy through Director’s Order #77-2:  Floodplain Management (DO #77-2), and Procedural Manual #77-2:  Floodplain Management (PM #77-2).
It is NPS policy to preserve floodplain functions and values and minimize potentially hazardous conditions associated with flooding, including threats to human health/life, risk to capital (NPS) investment, and impacts to natural and beneficial floodplain values. If a proposed action is found to cause adverse impacts in an applicable regulatory floodplain and relocating the action to a non-floodplain location is considered not to be a practicable alternative, then a formal floodplain “Statement of Findings” must be prepared. The “Statement of Findings” must (a) describe the rationale for selection of a floodplain site, (b) quantify flood conditions and associated hazards as a basis for management decision making, (c) disclose the resources and amount of risk associated with the chosen site, and (d) explain flood mitigation plans. The “Statement of Findings” must be available for public review and comment, generally by including it in an applicable National Environmental Policy Act compliance documentation. 
This draft Floodplain Statement of Findings (FSOF) presents the rationale for the rehabilitation and adaptive reuse of historic structures on the Rockaway Peninsula, Queens County, New York. The proposed action includes new overnight accommodations within a historic structure located in a high flood risk area of the 100-year floodplain, as determined by the Federal Emergency Management Agency (FEMA). It also presents the rationale for adding new temporary and permanent improvements at the sole expense of a Lessee. This draft FSOF clearly explains the rationale for site selection, documents how impacts to floodplain natural resources are or will be minimized, and how flood hazard mitigation will be achieved.
PROPOSED ACTION
[bookmark: _Hlk79564450]The NPS proposes to enter into a 60‑year lease for use and occupancy of the Jacob Riis Bathhouse and related buildings, located on the Rockaway Peninsula within the Jamaica Bay Unit of Gateway National Recreation Area (GATE) (Figure 1). In accordance with the implementing regulations for leasing historic properties and areas administered by the NPS (36 CFR 18), the NPS proposes to execute a 60‑year lease to provide a viable leasing opportunity in light of the investment requirements and other relevant factors. 
Leasing of the property would facilitate rehabilitation and reuse of the currently vacant and underutilized Bathhouse complex to bring it back into use as a public facility (Figure 2). The Bathhouse complex would be renovated to include a year‑round boutique hotel, spa and wellness center, brewery, distillery, local restaurant, banquet hall, outdoor pool, lounge, live entertainment venue, rooftop garden, marketplace, arcade, and weekend farmer’s market. First floor and rooftop uses (e.g., night-time concerts, restaurant services) could accommodate about 3,000 people daily; overnight occupancy on the first floor or rooftop is not being proposed. 
[bookmark: _Hlk83721033]Floodplain use and occupancy on the second floor of the Bathhouse is proposed. The second floor dressing rooms (historically used for day-time use only) would be repurposed for year-round use as a 28-room hotel with event hall and support facilities. The total second floor occupancy is approximately 460 people, with egress capacity for approximately 1,340 persons. To mitigate risk to human health and life due to overnight occupation within the 100-year floodplain, the proposed action includes through emergency preparedness planning. Design and engineering plans for the proposed action include structural measures to mitigate risk to property, including flow-through design elements and deployment of a 4‑foot high Aquafence™ floodwall perimeter protection system around the central Beach Pavilion (Figure 3). The Aquafence™ barrier is designed to prevent water from entering the enclosed area, redirecting flood waters to flow-through areas of Beach Pavlion’s east and west wings.
The proposed action includes construction and new development on 1.87 acres of the project site, comprising:
Construction of a one-story addition (0.05 acre) on the landward side of Bay 9 West to support the relocated NPS’ lifeguard station;
Construction of a new trash containment area in the 9,000-vehicle parking lot;
Expansion of curb cuts by 0.03 acres in the parking area;
New construction at the Bathhouse building (0.05 acre); and 
Native plant landscaping on 1.74 acres within the Bathhouse courtyards.
[bookmark: _Hlk79564568]Construction would be initiated upon final project approval and lease execution. Relocation of the NPS’ lifeguard station from the Bathhouse to Bay 9 West is scheduled to be completed by mid-May 2022 to ensure that this public health and safety service is fully operational at the designated swimming beach. All remaining construction activities, including landscape plantings and demobilization, would be completed by Memorial Day 2023.
Site Selection and Financial Investments in Site Improvements
Originally constructed in the 1930s, the Jacob Riis Beach Bathhouse and related historic buildings were purposefully sited to promote high visitation for various seaside recreation opportunities, including sunbathing, enjoyment of ocean air, and an expansive view of the sea. The two story, 30,000 square foot Bathhouse is the most prominent historic structure in Jacob Riis Park and is an excellent example of beachfront recreational architecture of the early twentieth century. During development of the park’s GMP, the Bathhouse and related facilities were identified as a suitable site with high potential to be leased and adaptively reused. In 2016, the NPS sought proposals to revitalize the Bathhouse and related facilities that would cater fully to the diversity of visitors to Jacob Riis Park and provide offerings to a wide spectrum of cultural tastes and price points. By entering into a 60-year lease with the Lessee, the NPS Deciding Official would be confirming that this waterfront property will be used for an activity and in a manner that are consistent with the park’s purposes, as well as meeting additional criteria and standards in accordance with Federal regulations for leasing of historic properties (36 CFR 18). Historic property leasing is among the tools available to the NPS to limit Federal financial investment in areas vulnerable to flooding. 
All improvements shall be undertaken at the Lessee’s sole expense and only with the NPS’ prior written approval. Among the prerequisites of executing a lease, the proposed Lessee must provide sufficient satisfactory documentation to demonstrate financial and managerial capability to fulfill the terms of the lease and must acquire insurance policies in accordance with terms and conditions identified in the lease. The Lessee is required to obtain flood insurance in sufficient coverage amounts up to the maximum amount available through the National Flood Insurance Program and in accordance with the implementation regulations of the Coastal Barrier Resources Act (44 CFR Part 71) because the property is located within an Otherwise Protected Area (i.e., Jamaica Bay Unit NY 60P).
FLOODPLAINS WITHIN PROJECT AREA
[bookmark: _Hlk79565225]Two Federal Emergency Management Agency (FEMA) Flood Insurance Rate Map (FIRM) panels for Queens, New York, show the following floodplain area designations (see Figure 4):
The Beach Pavilion portion of the Jacob Riis Bathhouse complex is located within the 100-year floodplain (100-year flood elevation 12 feet), within a special flood hazard area designated as Zone AE, as shown on FIRM Panel 3604970378F (effective 9/5/2007). Within Zone AE, there is 1 percent annual chance of flooding and 39 percent change of flooding during a 50‑year period. The base flood elevation (BFE) of the 1 percent annual chance floodplain is +12 feet North American Vertical Datum of 1988 (NAVD88). The design flood elevation (DFE) is +13 feet NAVD88. 

The lowest elevation of the Bathhouse is at an elevation of approximately +9.44 feet NAVD88, generally around the center of the building where the Beach Pavilion is located. Based on these elevations, the Regulatory Flood depth at the Beach Pavilion is approximately 2.6 feet. The Beach Pavilion is behind (approximately 50 feet) the LiMWA (Limit of Moderate Wave Action—Zone VE) line, meaning that any breaking waves will be less than 1.5 feet high. The Zone VE flood elevation outside of and adjacent to the site is +13 feet NAVD88, which is also the DFE for the Beach Pavilion.

The Entry Pavilion of the Jacob Riis Bathhouse complex is located above the 500-year flood level, designated as unshaded Zone X.

Construction of the one-story addition on the Bay 9 West building would occur within an area designated as shaded Zone X (FIRM Panel 3604970359F, effective 9/5/2007), which is used to delineate areas between the limits of the 100-year and 500-year floods.

The trash containment area in the parking lot would be in an unshaded Zone X area (FIRM Panel 3604970378F, effective 9/5/2007), which is used to delineate areas above the 500-year flood level.
The mean tidal range along the Atlantic Ocean shoreline at Riis Beach is 4.5 feet, and the spring tidal range reaches 5.4 feet. The mean high water level and mean low water level relative to NAVD88 are +1.5 feet and ‑3.0 feet.
During the geotechnical investigation conducted at the Bathhouse complex during 2020 (Bathhouse Lodge LLC 2020), two piezometers were installed at the Bathhouse site. Piezometer readings indicate that the prevailing groundwater level is currently about 7.8 feet below grade, or +2.2 feet NAVD88. For a design groundwater level, geotechnical investigators recommended using the BFE +12 feet (NAVD88).
JUSTIFICATION FOR USE OF THE FLOODPLAIN
Continued use of the floodplain in support of historic property leasing is justified because there is no practicable non-floodplain location within the Jamaica Bay Unit at GATE.
Flood Hazards
[bookmark: _Hlk79565202]As defined in PM #77-2, the proposal to allow overnight accommodations within a historic structure that is located within the 100-year floodplain qualifies as a Class I Action. The 100-year floodplain occurs at elevations of 12 feet NAVD88 and less within the project area; the Beach Pavilion is at an elevation of approximately +9.44 feet NAVD88. Potential flood risks associated with a proposed action include risk to human health and life. 
The proposed project is in an area subject to inundation, erosion, wave attack, and overtopping (USACE 2019). Since 1815, 23 major storms have been impacted the New York City region, with wide ranging impacts including fatalities and substantial structural damage. In analyzing storm surge for the years 1959 to 2007, Colle et al. (2010) found high tide combined with storm surge and wind speed increases flooding. Storm surge in the New York/New Jersey area usually varies from 0.5 to 1 meter, but has reached 2 meters, as it did in 1985 when Hurricane Gloria made landfall during a low tide cycle. Hurricane Sandy came ashore during a high tide cycle in 2012. No fatalities occurred at Riis Park during Hurricane Sandy in 2012. Flooding rendered the Bathhouse complex unusable (Figure 5). The 9,000‑vehicle parking lot was undercut in areas. The ferry docks, boardwalk, beach pavilion water fountains, lighting fixtures, and historic ships rail were damaged or destroyed. Repairs were completed in recent years with funding from the Sandy Recovery Improvement Act of 2013 (Public Law 113‑2). This work consisted primarily of addressing storm damage and reconfiguring certain features such as the first floor roll‑up doors, passageways, and windows to allow future storm surges to flow through the building, thereby mitigating the impact force of future storm surges. 
The risk to federal capital investment is minimal because all proposed improvements to the historic structures would be undertaken at the Lessee’s sole expense. There is no risk to natural and beneficial floodplain values because the cumulative amount of new permanent infrastructure would be small, above ground, and in previously disturbed and developed areas.  
No risk to natural and beneficial floodplain values would result because the proposed action does not impact natural flood storage and erosion control, water quality, groundwater recharge, biological productivity, fish and wildlife habitats, or the scenic and scientific values associated with adjacent natural areas.
Mitigation
[bookmark: _Hlk79565686]All necessary emergency preparedness measures will be taken, including disaster preparedness planning. A plan would be developed to identify the emergency evacuation zones within the buildings, including a plan for where staff and visitors would go in the event of evacuation and measures to be implemented in advance of an anticipated storm or flood event. Written plans to accompany the Life Safety Plans (showing exit paths) must include evacuation of all visitors and guests, moving loose objects to the interior of a building, moving valuables from the ground floor to an upper level, and/or securing other exterior objects in place, among others that would be developed prior to opening the rehabilitated facilities. Any emergency preparedness measures would be consistent with NYC Emergency Management guidelines for coastal storms and hurricanes. During hurricane season (June 1 to November 30), extra care and precautions will be maintained to ensure quick response to potentially severe tropical weather. 
Ample notice of severe weather is provided by the National Weather Service and other agencies, making warning and evacuation a practical option for protection of human life at Riis Park. The Lessee would coordinate with the NPS as warranted to minimize risk to human health and safety in accordance with the terms and conditions of the fully executed lease, which includes temporary suspension of use and occupancy of leased properties. The park’s response to severe weather conditions is managed under an Incident Command System approach for preparedness purposes during hurricane season. In keeping with the park’s storm plan and protocols, areas will be closed and evacuated 48 hours before a named storm that the trajectory is within 50 miles of landfall or a prediction of severe coastal flooding.
[bookmark: _Hlk83721850]Design and engineering plans for the proposed action include structural measures to mitigate risk to property, including flow-through design elements and deployment of a 4‑foot high Aquafence™ floodwall perimeter protection system around the central Beach Pavilion. The Aquafence™ system uses ground anchors placed every 16 inches to add stability and enhance the wall’s performance. The Aquafence™ wall would bring the DFE of the central Beach Pavilion to +13.44 feet NAVD88, which meets the DFE requirements for the proposed project. Mechanical equipment within this space, including kitchen, pool, and bathroom/shower equipment, would also be elevated about 3 feet above the DFE. The trash containment area in the east courtyard would be equipped with a floor drain, and the added dumpsters in the parking area would be enclosed within an anchored 8‑foot‑tall fence. The Aquafence™ barrier is designed to prevent water from entering the enclosed area, redirecting flood waters around the perimeter of the Aquafence™ to the east and west wings of the Beach Pavilion. Redirection of flood waters by the Aquafence™ would not result in greater risk to the east and west wings of the Beach Pavilion due to their flow‑through design, which would allow continuous movement of water through the building to adjacent open spaces (e.g., parking lot, lawn areas) regardless of where it originates. As designed, deployment of this system would likely protect the Beach Pavilion from potential damage from the 100-year coastal storm up through the year 2050, with expected sea level rise increases using a high emissions scenario. Approximately 580 linear feet of Aquafence™ would be deployed in advance of flood events; typically, a team of three to four people can install approximately 100 linear feet per hour. Also, the 0.05‑acre addition to the Bay 9 West building would include slatted siding to allow flood waters to pass through and corrugated sheet roofing to protect the building from precipitation and sand.
The risk to capital investment by the Federal government is minimal because all improvements shall be undertaken at the Lessee’s sole expense and only with the Lessor’s prior written approval. Rehabilitation and reuse existing infrastructure minimized the amount of new permanent infrastructure to support the proposed uses. Among the prerequisites of executing a lease, the proposed Lessee must provide sufficient satisfactory documentation to demonstrate financial and managerial capability to fulfill the terms of the lease and must acquire insurance policies in accordance with terms and conditions identified in the lease, including flood insurance.
SUMMARY
Appendixes
Through the FSOF process the NPS has determined that there are no practicable, non-floodplain locations for the proposed action. Potential impacts to human life and health would be mitigated through a combination of non-structural and structural risk mitigation measures. Emergency preparedness planning, storm and flood warning, and coordinated evacuation plans and protocols would be protective of human life. Structural risk mitigation measures, such as deployment of floodwall perimeter system and design elements that allow floodwaters to flow-through ground level portions of the structures, are proposed to be protective of property. The risk to federal capital investment is minimal, and there is no risk to natural and beneficial floodplain values because the cumulative amount of new permanent infrastructure would be small, above ground, and in previously disturbed and developed areas. All improvements, including storm or flood damage, shall be undertaken at the Lessee’s sole expense and only with the NPS’ prior written approval. Therefore, the NPS finds that the proposed action would not have any additional adverse impacts on floodplains and their associated values.
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[image: Project area map, showing Jacob Riis Park on the Rockaway Peninsula within the Jamaica Bay Unit of Gateway National Recreation Area. ]
Figure 1.  Project area map, showing Jacob Riis Park on the Rockaway Peninsula within the Jamaica Bay Unit of Gateway National Recreation Area. 

[image: Diagram of Riis Bathhouse, showing names for specific locations.]
Appendixes
Figure 2.  Areas and structure names for specific locations within the Jacob Riis Bathhouse complex at the Jamaica Bay Unit of Gateway National Recreation Area. The proposed rehabilitation work would include conversion of second floor dressing rooms in the Beach Pavilion to 28 hotel rooms for year-round use.
[image: Diagrams of floodwall protection system deployment area and 4-foot high floodwall unit detail]
[bookmark: _Hlk83387636]Figure 3.  On left: Diagram of the Bathhouse complex, showing where approximately 580 linear feet of floodwall protection system is proposed to be deployed around the Beach Pavilion and waters would flow-through under the east and west wings. On right: Diagram 4-foot high AquaFenceTM module.


[image: FEMA Flood Insurance Rate Maps, showing the project areas and flood zones.]
Figure 4.  FEMA “FIRMette” map for the project site at the Jamaica Bay Unit of Gateway National Recreation Area, showing portions of two Flood Insurance Rate Map (FIRM) panels with an overlay of numbered project work locations. Location 1 is the Bathhouse complex, with the Beach Pavilion located in the special flood area designated Zone AE (100-year floodplain). Location 2 is the Bay 9 West building, located in shaded Zone X (between the 100- and 500-year floodplain). Location 3 is a paved area where a new trash containment area is proposed to be constructed, located in unshaded Zone X (above the 500-year floodplain).
[image: Aerial photo of Jacob Riis Bathhouse complex after Hurricane Sandy, showing overwashed areas where sand was deposited.]
Figure 5.  Aerial photo of Jacob Riis Bathhouse complex after Hurricane Sandy, showing overwashed areas where sand was deposited.
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