
 
1  C 250125 ZMQ 

CITY PLANNING COMMISSION  
July 15, 2026/ Calendar No. 12 C 250125 ZMQ  
IN THE MATTER OF an application submitted by 21-31 Holdings, LLC pursuant to Sections 
197-c and 201 of the New York City Charter for an amendment of the Zoning Map, Section No. 
9b:   

1. changing from an M1-4/R6B District to an R7X District property bounded by a line 100 
feet northerly of 46th Avenue and its easterly prolongation, the southerly prolongation of 
a line 215 feet westerly of 23rd Street, 46th Avenue, and the southerly prolongation of a 
line 340 feet westerly of 23rd Street; and   
 

2. establishing within the proposed R7X District a C2-5 District bounded by a line 100 feet 
northerly of 46th Avenue and its easterly prolongation, the southerly prolongation of a 
line 215 feet westerly of 23rd Street, 46th Avenue, and the southerly prolongation of a line 
340 feet westerly of 23rd Street;   
 

Borough of Queens, Community District 2, as shown on a diagram (for illustrative purposes 
only) dated March 2, 2026, and subject to the conditions of CEQR Declaration E-837. 
 
 

This application for a zoning map amendment (C 250125 ZMQ) was filed on November 22, 

2024, by 21-31 Holdings, LLC, in conjunction with a related application for a zoning text 

amendment (N 250126 ZRQ), would facilitate the development of a new 11-story mixed-use 

building containing ground-floor commercial space and approximately 84 dwelling units, of 

which 21 would be income-restricted, located at 21-31 46th Avenue in the Long Island City 

neighborhood, Community District 2, Queens.  

 

RELATED ACTION 

In addition to the zoning map amendment (C 250125 ZMQ) that is the subject of this report, the 

proposed project also requires action by the City Planning Commission (CPC) on the following 

action, which is being considered concurrently with this application: 

 

N 250126 ZRQ Zoning text amendment to designate a Mandatory Inclusionary   
   Housing (MIH) area. 

 

Disclaimer
City Planning Commission (CPC) Reports are the official records of actions taken by the CPC. The reports reflect the determinations of the Commission with respect to land use applications, including those subject to the Uniform Land Use Review Procedure (ULURP), and others such as zoning text amendments and 197-a community-based  plans. It is important to note, however, that the reports do not necessarily reflect a final determination.  Certain applications are subject to mandatory review by the City Council and others to City Council "call-up."
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BACKGROUND 

The applicant requests a zoning map amendment to change an M1-4/R6B zoning district to 

R7X/C2-5 zoning district, and a zoning text amendment to designate an MIH area coterminous 

with the project area to facilitate the development of a new 11-story mixed-use building with 

approximately 80,850 square feet of total floor area, including approximately 8,000 square feet 

of commercial space on the ground floor and approximately 72,850 square feet of residential 

space on the floors above, which would result in 84 new dwelling units, 21 of which would be 

permanently income-restricted. 

The project area and development site are located in Long Island City and are comprised of 

Block 76, Lot 11. The applicant-owned site has 135 feet of frontage along 46th Avenue and 

approximately 13,500 square feet in lot area. Lot 11 is located in the midblock and is improved 

with a single-story commercial building occupied by a commercial bank and 15 surface parking 

spaces with two curb cuts fronting 46th Avenue. 

The surrounding area includes a mix of residential, commercial, manufacturing, and community 

facility uses. The project area is mapped with an M1-4/R6B zoning district in the northeastern 

portion of the Hunters Point Subdistrict of the Special Long Island City Mixed Use District 

(LIC) just west of the more recently constructed, mixed-use towers within the Long Island City 

central business district (LIC Core) and east of low-rise multi-family residential buildings. 

The area immediately surrounding the project area to the north and west is mapped with M1-

4/R6B districts and is developed with two- to four-story multi-family walk-up residential 

buildings. The area further west on the block is mapped with an R6A/C1-5 zoning district along 

21st Street and is developed with a range of uses including mixed residential and commercial 

buildings and community facility buildings ranging from two to five stories. The project area is 

located adjacent to an R7X/C2-5 district to the east and south and is developed with an 11-story 

mixed residential and commercial building.   

46th Avenue is a 60-foot-wide, mixed-use, east-west corridor that spans east from the East River 

waterfront to Jackson Avenue. While the built character and mix of uses varies throughout, this 

portion is primarily developed with two- to four-story multifamily walk-up residential buildings, 

an 11-story mixed-use multi-family building, and single-story art institution.  
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Jackson Avenue is a 100-foot-wide mixed-use north-south corridor. While the built character and 

mix of uses varies throughout, this portion is primarily developed with mid-rise mixed-use and 

multifamily buildings with ground-floor commercial uses, along with older low-rise commercial 

buildings and neighborhood-serving retail. 

Manufacturing uses in the surrounding area are primarily located east and south of the project 

area and consist of one- to four-story industrial, warehouse, storage, and automotive buildings. 

These uses are interspersed with commercial and mixed-use development throughout the 

surrounding area. 

Public and community facilities in the surrounding area include the Museum of Modern Art 

(MOMA) PS 1 museum located across 46th Avenue and south of the project area, Long Island 

City Courthouse, located two blocks east of the project area, and the Information Technology 

High School, located three blocks north of the project area. Additionally, LaGuardia Community 

College is located 0.7 miles from the project area to the east of Sunnyside Yard. 

Open space in the surrounding area includes a series of public plazas that are located between 

Crane Street and 44th Drive along Jackson Avenue including 46th Avenue Pedestrian Plaza. 

Additionally, Court Square Park is a passive recreation space with seating located two blocks 

east of the project area. Murray Playground, a public open space, is located approximately one 

block northwest of the project area and includes multiple recreational amenities such as 

basketball courts, handball courts, a baseball field, and a dog run. 

The area is well served by public transportation and is within the Inner Transit Zone. The Court 

Square-23rd St station, serving the E, F, G and 7 subway lines, is located one block north of the 

project area. Numerous bus lines also service the area, including the Q63, Q67, and Q102 which 

have nearby stops on Jackson Avenue, while the B32, B62, Q66, Q69, Q100 and Q102 are also 

accessible nearby.  

In 1961, the project area was mapped with an M3-1 zoning district and was subsequently 

rezoned three times. First in 1981 as part of the Borden and Jackson Avenues, 44th Drive and 

East River Rezoning (N 810538 ZRQ), effective December 3, 1981, the Special Hunters Point 

Mixed Use District was established to bring existing residences into conformance and to 

encourage a broader mix of uses in the neighborhood. The project area was rezoned again to M1-

http://www1.nyc.gov/assets/planning/download/pdf/about/cpc/810538.pdf
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4 in 1995 as part of the Long Island City Framework Text (C 950403 ZMQ), effective October 

25, 1995, which also introduced residential districts along major corridors that included Jackson 

Avenue. Lastly, in 2004 the project area was rezoned to M1-4/R6B as part of the Hunters Point 

Subdistrict Rezoning (C 040273 ZMQ), which rezoned a 43-block area of Hunters Point to 

further promote a mix of uses through paired manufacturing and residential districts. 

The project area is located two blocks west of the Long Island City Rezoning (C 250176 ZMQ), 

effective September 3, 2025. The rezoning replaced existing manufacturing and commercial 

districts in selected areas with higher-density mixed-use and residential districts, introduced 

Mandatory Inclusionary Housing (MIH) to support the development of permanently affordable 

housing, and applied contextual zoning districts to better shape building form. The rezoning also 

established new or expanded special purpose district regulations in targeted areas to guide future 

growth, support a mix of residential, commercial, manufacturing, and community facility uses, 

and reinforce public realm and streetscape improvements. 

M1-4/R6B zoning districts are medium-density mixed-use districts that permit a maximum 

residential floor area ratio (FAR) of 2.0, a maximum residential FAR of 2.4 for qualifying 

affordable housing or qualifying senior housing, a maximum FAR of 2.0 for commercial and 

industrial uses, and a maximum FAR of 2.0 for community facility uses. In paired districts, the 

residential envelopes govern building height. Building heights may reach a maximum of 55 feet 

for standard residences and 65 feet for qualifying affordable housing or qualifying senior 

housing. The Hunters Point subdistrict modifies the basic paired district regulations by 

permitting grocery stores without a maximum size restriction and requiring new street walls to 

line up with adjoining buildings. 

The applicant proposes a new 11-story building with a maximum height of 112 feet. The 

building would total approximately 80,850 square feet of floor area with an FAR of 5.98, 

including approximately 84 dwelling units of which 21 would be permanently income-restricted 

units. The ground floor would contain approximately 8,000 square feet of commercial space with 

residential uses on floors two through 11. The building would include 15 parking spaces, located 

in the cellar, to be accessed by a single curb cut on 46th Avenue.  

To facilitate the proposed development, the applicant is seeking a zoning map amendment to 

change the existing M1-4/R6B district to an R7X/C2-5 zoning district on Block 76, Lot 11. 
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The R7X district is a medium-density contextual district with a maximum FAR of 6.0 for 

residential uses with qualifying affordable housing or qualifying senior housing and a maximum 

FAR of 5.0 for community facility uses. Building heights may reach a maximum of 125 feet for 

standard residences or 145 feet for qualifying affordable housing or qualifying senior housing.  

C2-5 districts, which are local commercial districts, allow a maximum FAR of 2.0 for 

commercial floor area. 

In the Inner Transit Zone, no parking is required for residential uses. In C2-5 districts, no parking 

spaces are required, as these areas are well served by mass transit.  

The applicant also proposes a zoning text amendment (N 250126 ZRQ) to designate the project 

area as an MIH area mapped with Options 1 and 2. Option 1 required that at least 25 percent of 

residential floor area be reserved for income-restricted housing units for residents with household 

incomes averaging 60 percent of the Area Median Income (AMI), including a 10 percent band at 

40 percent of the AMI, with no units targeted to households with incomes exceeding 130 percent 

of the AMI. Option 2 requires that 30 percent of residential floor area within the project area be 

income-restricted at an average of 80 percent of the AMI. 

 

ENVIRONMENTAL REVIEW 

The application (C 250125 ZMQ), in conjunction with the related application for a zoning text 

amendment (N 250126 ZRQ), was reviewed pursuant to the New York State Environmental 

Quality Review Act (SQERA) and the SEQRA regulations set forth in Volume 6 of the New 

York Code of Rules and Regulations, Section 617.00 et seq. and the City Environmental Quality 

Review (CEQR) Rules of Procedure of 1991 and Executive Order No. 91 of 1977. The lead is 

the CPC. The designated CEQR number is: 25DCP023Q.  

After a study of the potential impacts of the proposed actions in the Environmental Assessment 

Statement, a Negative Declaration was issued on February 26, 2026. The Negative Declaration 

includes (E) designation (E-129) related to hazardous materials and (E) designation (E-837) 

related to air quality and noise to avoid the potential for significant adverse impacts. The 

requirements of the (E) designation are described in the Environmental Assessment Statement 

and Negative Declaration.  
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Since the issuance of the EAS and Negative Declaration, the applicant team has stated their 

intention to develop an 84-unit building instead of the 70-unit building assessed in the original 

EAS, with 15 parking spaces instead of the originally assessed 22 parking spaces. A revised EAS 

assessing the potential environmental impact of increased unit count and reduction in parking 

spaces, and a revised Negative Declaration addressing these changes was issued on June 12, 

2026. 

 

UNIFORM LAND USE REVIEW 

The application (C 250125 ZMQ) was certified as complete by the Department of City Planning 

on March 2, 2026 and was duly referred to Community Board 2 and the Queens Borough 

President in accordance with Title 62 of the Rules of the City of New York, Section 2-02(b), 

along with the application for a zoning text amendment (N 250126 ZRQ), which was referred for 

information and review in accordance with the procedures for non-ULURP matters. 

This action is eligible for potential review by the Affordable Housing Appeals Board pursuant 

to Section 197-g of the New York City Charter. 

 

Community Board Public Hearing 

On May 7, 2026, Queens Community Board 2 held a public hearing on this application (C 

250125 ZMQ), along with the related application for a zoning text amendment (N 250126 ZRQ), 

and on that day, by a vote of 32 in favor, two opposed, and one abstaining, adopted a resolution 

recommending approval of the application with the following conditions:    

1. Improve lot line treatment (facade continuation or mural by local artist). 

2. Add more greenery / landscaping. 

3. Eliminate parking spaces. 

4. If parking is retained, narrow the curb cut. 

5. Commit to prioritizing arts-related businesses as tenants for the first-floor retail space. 

6. Include a green wall adjacent to the existing house for the height of three stories and 

other treatment above.” 

 

“ 
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Borough President Recommendation 

This application (C 250125 ZMQ), along with the related application for a zoning text 

amendment (N 250126 ZRQ), was considered by the Queens Borough President who held a 

public hearing on May 21, 2026, and on June 5, 2026, issued a recommendation to approve the 

application with the following conditions:   

• There should be a minimum 30% goal to include M/WBE firms, hiring of local resident 

and working with locally-based organizations and community groups for outreach and 

job fairs when hiring and contracting for this project. There should be quarterly reporting 

of these hiring initiatives to the Borough President and Council Member until the hiring 

goal has been reached; 

• The Applicant should follow through on all commitments requested by Community 

Board 2, with particular attention related to hiring local artists for the proposed outdoor 

mural in the front of the building, as well as tenanting the commercial space for local 

artists or arts space; 

• The Applicant should update the Borough President, Council Member and MoMA PS1 of 

the proposed construction schedule to minimize issues to the museum and adjacent 

property owners; and 

• The Applicant team should incorporate pervious pavement, bioswales, and rain gardens 

into their Proposed Development designs, and should plan to go above legal requirements 

with regard to sustainability.” 

 

City Planning Commission Public Hearing 

On June 3, 2026 (Calendar No. 4), the CPC scheduled June 17, 2026, for a public hearing on this 

application (C 250125 ZMQ) and the related application for a zoning text amendment (N 250126 

ZRQ). The hearing was duly held on June 17, 2026 (Calendar No. 25).  

The applicant team, consisting of the applicant’s representative, architect, and environmental 

consultant, testified in favor of the application. The applicant’s representative explained the 

overall proposal and rationale, explaining that the new building would be consistent with the 

medium-to-high density character of the surrounding neighborhood and that the R7X district 

“ 
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would be in accordance with the R7X and R7-3 districts mapped southeast of the project area. 

The applicant’s representative stated that the triangle open space on the property of MoMA PS 1, 

which fronts on Jackson Avenue and 46th Avenue, creates a wider context. The representative 

also noted the area’s transit accessibility with four subway lines within two blocks of the project 

area.  

The applicant’s architect described elements of the new building, such as setbacks, that would 

consider the three-to-four story context of the immediate adjacent lots. The applicant’s 

environmental consultant explained that no thresholds were triggered as part of the EAS and that, 

in accordance with the WRP, the new building would meet all requirements of Appendix G of 

the building code. The building’s design flood elevation would be two feet above the base flood 

elevation for any occupiable space, and wet or dry flood proofing would be provided in the 

parking and storage areas in the cellar. With regards to sustainability measures and stormwater 

flooding, the applicant’s architect acknowledged that the new building would be better suited to 

manage stormwater than the current use of the development site, which is an impervious lot.  

Three property owners who reside on the subject block testified in opposition. They stated the 

need for deeper affordability, referencing the recently-approved OneLIC plan, which mapped 

MIH Option 3, requiring 20 percent of residential floor area to be income-restricted for 

households making an average of 40 percent AMI. They also stated that the scale of the new 

building would be out of context with the immediate surrounding lots which range from three-to-

five stories, and that 46th Avenue faces significant traffic and pedestrian congestion with various 

conflicts, including visitors to MOMA PS 1, the museum’s loading dock on 46th Avenue, a 

Trader Joe’s located on the corner of Jackson Avenue and 46th Avenue, and more. The speakers 

generally stated that they are in support of new housing but that the scale of the building, along 

with the lack of deep affordability, are inappropriate.  

There were no other speakers, and the hearing was closed.  

The Commission received several written testimonies from residents in the immediate 

surrounding area who expressed concerns about the potential environmental impacts of the new 

building, the height of the new building being out of context with the buildings of the subject 

block, increased pedestrian and vehicular traffic and the need for deeper affordability Written 

testimonies included one from MOMA PS 1, who stated their support for the continued growth 



 
9  C 250125 ZMQ 

of LIC while expressing concerns about the height of the proposed building. A petition opposing 

the application was also submitted with 103 signatures of surrounding property owners.  

 

CONSIDERATION 

The Commission believes that this application for a zoning map amendment (C 250125 ZMQ), 

in conjunction with the related application for a zoning text amendment (N 250126 ZRQ), is 

appropriate.  

The Commission believes this application supports the City’s goals to create new housing in 

locations that can support and improve local neighborhoods. Together, these actions will 

facilitate the development of a new 11-story mixed-use building with approximately 80,850 

square feet of total floor area, including approximately 8,000 square feet of commercial space on 

the ground floor and approximately 72,850 square feet of residential space, which will include 84 

new dwelling units, 21 of which will be permanently income-restricted. 

The Commission finds the R7X/C2-5 zoning district appropriate and believes that the proposed 

actions will allow the development to achieve outcomes reflective of the mixed-use character of 

the neighborhood. The density constraints of the current M1-4/R6B zoning district discourage 

development patterns consistent with land use trends in the surrounding area, which includes 

four- to 11-story medium-density mixed-use buildings on the subject block, as well as higher 

density buildings that are concentrated around the core of LIC, south and east of the project area, 

consisting of numerous 47- to 67-story buildings. The R7X/C2-5 zoning district is an extension 

of the existing R7X/C2-5 zoning district mapped along this portion of Jackson Avenue east of 

23rd Street, reinforcing the built character.  

The Commission believes that the project area is an opportune location for increased density and 

development with nearby neighborhood amenities and resources, such as cultural and 

educational facilities, open space such as Murray Playground, and ample public transit access, 

including the 7, E, and F subway lines available at the Court Square station, the N and W subway 

lines approximately seven blocks north at the Queensboro Plaza station, and numerous bus lines. 

The Commission finds the zoning text amendment to Appendix F (N 250126 ZRQ) to establish a 

new MIH area appropriate. The amendment to Appendix F will create a new MIH area 
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coterminous with the project area, ensuring the development of permanently income-restricted 

housing on the development site, which supports the objectives in Block by Block: The Housing 

Plan for a New Era, the City’s recently published housing plan to create 200,000 new income-

restricted homes within the next decade.  The Commission acknowledges the numerous 

testimonies from local residents stating opposition to the application and supports any increase in 

the number of income-restricted units to be available to households at lower AMI levels.  

 

RESOLUTION 

RESOVLED, that having considered the Revised Environmental Assessment Statement, for 

which a revised Negative Declaration was issued on June 12, 2026, with respect to this 

application (CEQR No. 25DCP023Q), the City Planning Commission finds that the action 

described herein will have no significant impact on the environment; and be it further 

RESOVLED, by the City Planning Commission, pursuant to Sections 197-c and 200 of the New 

York City Charter, that based on the environmental determination and the consideration 

described in this report, the Zoning Resolution of the City of New York, effective as of 

December 15, 1961, and as subsequently amended, is further amended by changing the Zoning 

Map, Section No. 9b:   

1. changing from an M1-4/R6B District to an R7X District property bounded by a line 100 

feet northerly of 46th Avenue and its easterly prolongation, the southerly prolongation of 

a line 215 feet westerly of 23rd Street, 46th Avenue, and the southerly prolongation of a 

line 340 feet westerly of 23rd Street; and   

 

2. establishing within the proposed R7X District a C2-5 District bounded by a line 100 feet 

northerly of 46th Avenue and its easterly prolongation, the southerly prolongation of a 

line 215 feet westerly of 23rd Street, 46th Avenue, and the southerly prolongation of a line 

340 feet westerly of 23rd Street;   

Borough of Queens, Community District 2, as shown on a diagram (for illustrative purposes 

only) dated March 2, 2026, and subject to the conditions of CEQR Declaration E-837. 
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The above resolution (C 250125 ZMQ), duly adopted by the City Planning Commission on July 

15, 2026 (Calendar No. 12), is filed with the Office of the Speaker, City Council, and the 

Borough President in accordance with the requirements of Section 197-d of the New York City 

Charter. 

 

SIDEYA SHERMAN, Chair  
KENNETH J. KNUCKLES, Esq., Vice Chairman 
GAIL BENJAMIN, ALFRED C. CERULLO III, Esq., 
ANTHONY W. CROWELL, Esq., 
RASMIA KIRMANI-FRYE, DAVID GOLD, Esq., 
RAJU MANN, ORLANDO MARÍN, JUAN CAMILO OSORIO, Ph.D., 
RAJ RAMPERSHAD, Commissioners 
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COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: 21-31 46th Ave Rezoning
Applicant: 21-31 Holdings, LLC Applicant’s Primary Contact: Rebecca Davoudian
Application # Borough: 
CEQR Number: 25DCP023Q Validated Community Districts: Q02

Docket Description: 
IN THE MATTER OF an application submitted by 21-31 Holdings, LLC pursuant to Sections 197-c and 201 of the New 
York City Charter for an amendment of the Zoning Map, Section No. 9b:  1. changing from an M1-4/R6B District to an 
R7X District property bounded by a line 100 feet northerly of 46th Avenue and its easterly prolongation, the southerly 
prolongation of a line 215 feet westerly of 23rd Street, 46th Avenue, and the southerly prolongation of a line 340 feet 
westerly of 23rd Street; and  2. establishing within the proposed R7X District a C2-5 District bounded by a line 100 feet 
northerly of 46th Avenue and its easterly prolongation, the southerly prolongation of a line 215 feet westerly of 23rd 
Street, 46th Avenue, and the southerly prolongation of a line 340 feet westerly of 23rd Street;  as shown on a diagram 
(for illustrative purposes only) dated March 2, 2026, and subject to the conditions of CEQR Declaration E-837.

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Conditional Favorable
# In Favor: 32 # Against: 2 # Abstaining: 1 Total members appointed to 

the board: 35
Date of Vote: 5/7/2026 12:00 AM Vote Location: 43-31 39th St, Sunnyside, NY 11104

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 5/7/2026 6:30 PM

Was a quorum present? Yes 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location: 43-31 39th St, Sunnyside, NY 11104

CONSIDERATION: 

Recommendation submitted by QN CB2 Date: 5/18/2026 9:21 AM



BOROUGH PRESIDENT 
RECOMMENDATION 

Project Name: 21-31 46th Ave Rezoning
Applicant: 21-31 Holdings, LLC Applicant’s Administrator: Rebecca Davoudian
Application # Borough: Queens
CEQR Number: 25DCP023Q Validated Community Districts: Q02

Docket Description: 
IN THE MATTER OF an application submitted by 21-31 Holdings, LLC pursuant to Sections 197-c and 201 of the New 
York City Charter for an amendment of the Zoning Map, Section No. 9b:  1. changing from an M1-4/R6B District to an 
R7X District property bounded by a line 100 feet northerly of 46th Avenue and its easterly prolongation, the southerly 
prolongation of a line 215 feet westerly of 23rd Street, 46th Avenue, and the southerly prolongation of a line 340 feet 
westerly of 23rd Street; and  2. establishing within the proposed R7X District a C2-5 District bounded by a line 100 feet 
northerly of 46th Avenue and its easterly prolongation, the southerly prolongation of a line 215 feet westerly of 23rd 
Street, 46th Avenue, and the southerly prolongation of a line 340 feet westerly of 23rd Street;  as shown on a diagram 
(for illustrative purposes only) dated March 2, 2026, and subject to the conditions of CEQR Declaration E-837.

Please use the above application number on all correspondence concerning this application

RECOMMENDATION: Conditional Favorable
Please attach any further explanation of the recommendation on additional sheets as necessary
CONSIDERATION: 

Recommendation submitted by QN BP Date: 6/5/2026 9:23 AM



 

   
 

 

 “Serving the Communities of Long Island City, Sunnyside, Woodside, and Maspeth” 

43-22 50th Street, 2nd Floor 
Woodside, New York 11377 

(718) 533-8773 

Fax (718-533-8777 

Email qn02@cb.nyc.gov 

www.nyc.gov/queenscb2 
 

Anatole Ashraf 

Chairperson 
Donovan Richards 

Queens Borough President 

Community Board No. 2 

 
May 18, 2026 
 
Sideya Sherman 
Chair, Department of City Planning  
120 Broadway, 31st Floor 
New York, NY 10271 
 
Re: 21-31 46th Avenue Rezoning 
 
At the May 7, 2026, Queens Community Board 2 meeting, with a quorum present, a motion was 
made and seconded to approve the 21-31 46th Avenue rezoning with the following conditions. 
The motion passed by a vote of 32 in favor, 2 opposed, and 1 abstention. The conditions were 
as follows: 
 

1. Improve lot line treatment (facade continuation or mural by local artist). 
2. Add more greenery / landscaping. 
3. Eliminate parking spaces. 
4. If parking is retained, narrow the curb cut. 
5. Commit to prioritizing arts-related businesses as tenants for the first-floor retail space. 
6. Include a green wall adjacent to the existing house for the height of three stories and 

other treatment above. 
 
 
 
Cc: Hon. Grace Meng, US Congress 

Hon. Nydia Velazquez, US Congress 
 Hon. Michael Gianaris, NYS Senate 
 Hon. Kristen Gonzalez, NYS Senate 
 Hon. Steven Raga, NYS Assembly 

Hon. Claire Valdez, NYS Assembly 
 Hon. Julie Won, NYC Council  

Hon. Shekar Krishnan, NYC Council Member 
 Hon. Donovan Richards, Queens Borough President 
 Feigele Lechtchiner, Department of City Planning 
 Vicky Garvey, Director, Planning and Development 

mailto:qn02@cb.nyc.gov
http://www.nyc.gov/queenscb2


 
 
 

      Queens Borough President Recommendation 
 
 
APPLICATION:              21-31 46th Avenue Rezoning 
COMMUNITY BOARD:  Q02 
 
DOCKET DESCRIPTION 
 
ULURP #250125 ZMQ – IN THE MATTER OF an application submitted by 21-31 Holdings, LLC pursuant to Sections 
197-c and 201 of the New York City Charter for an amendment of the Zoning Map, Section No. 9b:  

1. changing from an M1-4/R6B District to an R7X District property bounded by a line 100 feet northerly of 46th 
Avenue and its easterly prolongation, the southerly prolongation of a line 215 feet westerly of 23rd Street, 46th 
Avenue, and the southerly prolongation of a line 340 feet westerly of 23rd Street; and  

2. establishing within the proposed R7X District a C2-5 District bounded by a line 100 feet northerly of 46th Avenue 
and its easterly prolongation, the southerly prolongation of a line 215 feet westerly of 23rd Street, 46th Avenue, 
and the southerly prolongation of a line 340 feet westerly of 23rd Street;  

as shown on a diagram (for illustrative purposes only) dated March 2, 2026, and subject to the conditions of CEQR 
Declaration E-837. 
 
ULURP #N250126 ZRQ – IN THE MATTER OF an application submitted by 21-31 Holdings, LLC pursuant to Sections 
197-c and 201 of the New York City Charter for an amendment of the zoning text to designate the Project Area as a 
Mandatory Inclusionary Housing (“MIH”) area, Borough of Queens, Community District 2 as shown on diagram (for 
illustrative purposes only) dated March 2, 2026, and subject to the conditions of CEQR Declaration E-837. 
 
 

PUBLIC HEARING 
 

A Public Hearing was held by the Land Use Director on behalf of the Queens Borough President in the Borough 
President’s Conference Room at 120-55 Queens Boulevard, Kew Gardens NY 11424, via Zoom webinar and 

livestreamed on queensbp.nyc.gov on Thursday, May 21, 2026 at 9:30 A.M. pursuant to Section 82(5) of the New York 

City Charter and was duly advertised in the manner specified in Section 197-c (i) of the New York City Charter.  The 
applicant(s) made a presentation. There were ten (10) speakers. The hearing was closed.  
                              

CONSIDERATION 
 
Subsequent to a review of the application and consideration of testimony received at the public hearing, the following 
issues and impacts have been identified: 
 
o The Applicant is proposing to rezone an existing M1-4/R6B District to an R7X/C2-5 District. The area to be 

rezoned (Block 76, Lot 11) is bounded by 46th Avenue to the south, 21st Street to the west, Jackson Avenue 

to the east, and 45th Road to the north. The zoning map amendment would facilitate the development of a 

mixed-use residential building with of a mixed-use residential building with ground-floor commercial or 

community facility space; 

 

o The Proposed Development would include a new 11-story, 112ft, 80,846-SF building with approximately 

8,000-SF of commercial or community facility space. There would be 70 dwelling units, with 18 affordable 

units pursuant to MIH Option I. The bedroom unit breakdown is proposed as 10 studios, 22 one-bedrooms, 42 

two-bedrooms and 10 three-bedrooms. Twenty-two parking spaces would be available on the cellar level; 
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o The Development Site (Block 5277, p/o Lot 16) is an approximately 13,500-SF lot, currently improved with a 

one-story, 4,800-SF commercial bank building with 15 surface parking spaces; 

 

o Within a ¼-mile radius of the Rezoning area, the predominant zoning classes are R6A, M1-5/R7-3, and R6B. 

The surrounding uses are mostly residential, with some commercial and light manufacturing uses. The 

Museum of Modern Art (MoMA) at PS1 (“MoMA PS1”), Murray Park, the B62 bus, and the Court Square E/G/7 

train station, are nearby;  

 

o On May 7, 2026, Community Board 2 (CB2) voted to approve this application at their Full Board Meeting with 

a vote of thirty-two (32) in favor, two (2) against and one (1) abstention. The conditions included: 

o Improve lot line treatment (facade continuation or mural by local artist); 

o Add more greenery / landscaping; 

o Eliminate parking spaces; 

o If parking is retained, narrow the curb cut; 

o Commit to prioritizing arts-related businesses as tenants for the first-floor retail space; and 

o Include a green wall adjacent to the existing house for the height of three stories and other treatment 

above. 

 

o At the Borough President’s Land Use Public Hearing, the Land Use Director held the hearing on the Borough 

President’s behalf. The Director asked about the increase in units from 70 on the EIS and 84 presented at the 

full community board meeting and why that took place. The Project Environmental Consultant stated that the 

number of units were increased due to the square foot minimum for environmental surveys being decreased. 

The Director also asked about the community board’s conditions and their feasibility. The Project Architect 

stated that the Board requested more green space, decreasing the amount of parking spaces, and prioritizing 

arts-related organizations and businesses for the ground floor. The Applicant find everything feasible, and 

they’re searching for a potential ground-floor tenant now. The Director finally asked about noise during 

construction, which the Director replied that they will be complying with DOB standards and it will be 

impossible to get late permits due to the residential nature of the Project’s location. At the hearing, ten (10) 

speakers delivered public testimony, unanimously in opposition of the Proposed Development. They cited 

infrastructure capacity concerns, traffic and pedestrian safety concerns, neighborhood character and historical 

context, and an oversupply of rental and condo units within the Project Area as reasons for their opposition;   

 

o The Office of the Queens Borough President received eighteen (18) letters of written testimony: two (2) in 

support, one (1) requesting further information, and fifteen (15) in opposition of the Proposed Development. 

The letters in support detailed the need for housing and the letters in opposition cited similar concerns as 

those who publicly testified at the Hearing. MoMA PS1, an adjacent neighbor, requested that the Applicant 

work closely with museum staff when construction commences to minimize disruptions to the museum’s 

operations and programming. 

 
 

RECOMMENDATION 
 
Long Island City underwent a neighborhood-wide rezoning in 2025, even though this Project Area was not originally 
included because of its location outside the Study Area. Overall, I support the goal of building more affordable housing 
where, in the past, only market-rate was built. Based on the above consideration, I hereby recommend approval with 
the following conditions: 
 

• There should be a minimum 30% goal to include M/WBE firms, hiring of local residents and working with 
locally-based organizations and community groups for outreach and job fairs when hiring and contracting for 
this project. There should be quarterly reporting of these hiring initiatives to the Borough President and 
Council Member until the hiring goal has been reached; 
 



 

• The Applicant should follow through on all commitments requested by Community Board 2, with particular 
attention related to hiring local artists for the proposed outdoor mural in the front of the building, as well as 
tenanting the commercial space for local artists or arts space; 
 

• The Applicant should update the Borough President, Council Member and MoMA PS1 of the proposed 
construction schedule to minimize issues to the museum and adjacent property owners; and 
 

• The Applicant team should incorporate pervious pavement, bioswales, and rain gardens into their Proposed 
Development designs, and should plan to go above legal requirements with regard to sustainability. 

 
 
 
 
 
 
             ________________________________________               _______________________ 

              PRESIDENT, BOROUGH OF QUEENS                                         DATE 
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COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: 21-31 46th Ave Rezoning
Applicant: 21-31 Holdings, LLC Applicant’s Primary Contact: Rebecca Davoudian
Application # Borough: 
CEQR Number: 25DCP023Q Validated Community Districts: Q02

Docket Description: 

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Conditional Favorable
# In Favor: 32 # Against: 2 # Abstaining: 1 Total members appointed to 

the board: 35
Date of Vote: 5/7/2026 12:00 AM Vote Location: 43-31 39th St, Sunnyside, NY 11104

Please attach any further explanation of the recommendation on additional sheets as necessary

Date of Public Hearing: 5/7/2026 6:30 PM

Was a quorum present? Yes 
A public hearing requires a quorum of 20% of the appointed members 
of the board but in no event fewer than seven such members

Public Hearing Location: 43-31 39th St, Sunnyside, NY 11104

CONSIDERATION: 

Recommendation submitted by QN CB2 Date: 5/18/2026 9:21 AM



BOROUGH PRESIDENT 
RECOMMENDATION 

Project Name: 21-31 46th Ave Rezoning
Applicant: 21-31 Holdings, LLC Applicant’s Administrator: Rebecca Davoudian
Application # Borough: Queens
CEQR Number: 25DCP023Q Validated Community Districts: Q02

Docket Description: 

Please use the above application number on all correspondence concerning this application

RECOMMENDATION: Conditional Favorable
Please attach any further explanation of the recommendation on additional sheets as necessary
CONSIDERATION: 

Recommendation submitted by QN BP Date: 6/5/2026 9:23 AM



 

   
 

 

 “Serving the Communities of Long Island City, Sunnyside, Woodside, and Maspeth” 

43-22 50th Street, 2nd Floor 
Woodside, New York 11377 

(718) 533-8773 

Fax (718-533-8777 

Email qn02@cb.nyc.gov 

www.nyc.gov/queenscb2 
 

Anatole Ashraf 

Chairperson 
Donovan Richards 

Queens Borough President 

Community Board No. 2 

 
May 18, 2026 
 
Sideya Sherman 
Chair, Department of City Planning  
120 Broadway, 31st Floor 
New York, NY 10271 
 
Re: 21-31 46th Avenue Rezoning 
 
At the May 7, 2026, Queens Community Board 2 meeting, with a quorum present, a motion was 
made and seconded to approve the 21-31 46th Avenue rezoning with the following conditions. 
The motion passed by a vote of 32 in favor, 2 opposed, and 1 abstention. The conditions were 
as follows: 
 

1. Improve lot line treatment (facade continuation or mural by local artist). 
2. Add more greenery / landscaping. 
3. Eliminate parking spaces. 
4. If parking is retained, narrow the curb cut. 
5. Commit to prioritizing arts-related businesses as tenants for the first-floor retail space. 
6. Include a green wall adjacent to the existing house for the height of three stories and 

other treatment above. 
 
 
 
Cc: Hon. Grace Meng, US Congress 

Hon. Nydia Velazquez, US Congress 
 Hon. Michael Gianaris, NYS Senate 
 Hon. Kristen Gonzalez, NYS Senate 
 Hon. Steven Raga, NYS Assembly 

Hon. Claire Valdez, NYS Assembly 
 Hon. Julie Won, NYC Council  

Hon. Shekar Krishnan, NYC Council Member 
 Hon. Donovan Richards, Queens Borough President 
 Feigele Lechtchiner, Department of City Planning 
 Vicky Garvey, Director, Planning and Development 

mailto:qn02@cb.nyc.gov
http://www.nyc.gov/queenscb2


 
 
 

      Queens Borough President Recommendation 
 
 
APPLICATION:              21-31 46th Avenue Rezoning 
COMMUNITY BOARD:  Q02 
 
DOCKET DESCRIPTION 
 
ULURP #250125 ZMQ – IN THE MATTER OF an application submitted by 21-31 Holdings, LLC pursuant to Sections 
197-c and 201 of the New York City Charter for an amendment of the Zoning Map, Section No. 9b:  

1. changing from an M1-4/R6B District to an R7X District property bounded by a line 100 feet northerly of 46th 
Avenue and its easterly prolongation, the southerly prolongation of a line 215 feet westerly of 23rd Street, 46th 
Avenue, and the southerly prolongation of a line 340 feet westerly of 23rd Street; and  

2. establishing within the proposed R7X District a C2-5 District bounded by a line 100 feet northerly of 46th Avenue 
and its easterly prolongation, the southerly prolongation of a line 215 feet westerly of 23rd Street, 46th Avenue, 
and the southerly prolongation of a line 340 feet westerly of 23rd Street;  

as shown on a diagram (for illustrative purposes only) dated March 2, 2026, and subject to the conditions of CEQR 
Declaration E-837. 
 
ULURP #N250126 ZRQ – IN THE MATTER OF an application submitted by 21-31 Holdings, LLC pursuant to Sections 
197-c and 201 of the New York City Charter for an amendment of the zoning text to designate the Project Area as a 
Mandatory Inclusionary Housing (“MIH”) area, Borough of Queens, Community District 2 as shown on diagram (for 
illustrative purposes only) dated March 2, 2026, and subject to the conditions of CEQR Declaration E-837. 
 
 

PUBLIC HEARING 
 

A Public Hearing was held by the Land Use Director on behalf of the Queens Borough President in the Borough 
President’s Conference Room at 120-55 Queens Boulevard, Kew Gardens NY 11424, via Zoom webinar and 

livestreamed on queensbp.nyc.gov on Thursday, May 21, 2026 at 9:30 A.M. pursuant to Section 82(5) of the New York 

City Charter and was duly advertised in the manner specified in Section 197-c (i) of the New York City Charter.  The 
applicant(s) made a presentation. There were ten (10) speakers. The hearing was closed.  
                              

CONSIDERATION 
 
Subsequent to a review of the application and consideration of testimony received at the public hearing, the following 
issues and impacts have been identified: 
 
o The Applicant is proposing to rezone an existing M1-4/R6B District to an R7X/C2-5 District. The area to be 

rezoned (Block 76, Lot 11) is bounded by 46th Avenue to the south, 21st Street to the west, Jackson Avenue 

to the east, and 45th Road to the north. The zoning map amendment would facilitate the development of a 

mixed-use residential building with of a mixed-use residential building with ground-floor commercial or 

community facility space; 

 

o The Proposed Development would include a new 11-story, 112ft, 80,846-SF building with approximately 

8,000-SF of commercial or community facility space. There would be 70 dwelling units, with 18 affordable 

units pursuant to MIH Option I. The bedroom unit breakdown is proposed as 10 studios, 22 one-bedrooms, 42 

two-bedrooms and 10 three-bedrooms. Twenty-two parking spaces would be available on the cellar level; 
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o The Development Site (Block 5277, p/o Lot 16) is an approximately 13,500-SF lot, currently improved with a 

one-story, 4,800-SF commercial bank building with 15 surface parking spaces; 

 

o Within a ¼-mile radius of the Rezoning area, the predominant zoning classes are R6A, M1-5/R7-3, and R6B. 

The surrounding uses are mostly residential, with some commercial and light manufacturing uses. The 

Museum of Modern Art (MoMA) at PS1 (“MoMA PS1”), Murray Park, the B62 bus, and the Court Square E/G/7 

train station, are nearby;  

 

o On May 7, 2026, Community Board 2 (CB2) voted to approve this application at their Full Board Meeting with 

a vote of thirty-two (32) in favor, two (2) against and one (1) abstention. The conditions included: 

o Improve lot line treatment (facade continuation or mural by local artist); 

o Add more greenery / landscaping; 

o Eliminate parking spaces; 

o If parking is retained, narrow the curb cut; 

o Commit to prioritizing arts-related businesses as tenants for the first-floor retail space; and 

o Include a green wall adjacent to the existing house for the height of three stories and other treatment 

above. 

 

o At the Borough President’s Land Use Public Hearing, the Land Use Director held the hearing on the Borough 

President’s behalf. The Director asked about the increase in units from 70 on the EIS and 84 presented at the 

full community board meeting and why that took place. The Project Environmental Consultant stated that the 

number of units were increased due to the square foot minimum for environmental surveys being decreased. 

The Director also asked about the community board’s conditions and their feasibility. The Project Architect 

stated that the Board requested more green space, decreasing the amount of parking spaces, and prioritizing 

arts-related organizations and businesses for the ground floor. The Applicant find everything feasible, and 

they’re searching for a potential ground-floor tenant now. The Director finally asked about noise during 

construction, which the Director replied that they will be complying with DOB standards and it will be 

impossible to get late permits due to the residential nature of the Project’s location. At the hearing, ten (10) 

speakers delivered public testimony, unanimously in opposition of the Proposed Development. They cited 

infrastructure capacity concerns, traffic and pedestrian safety concerns, neighborhood character and historical 

context, and an oversupply of rental and condo units within the Project Area as reasons for their opposition;   

 

o The Office of the Queens Borough President received eighteen (18) letters of written testimony: two (2) in 

support, one (1) requesting further information, and fifteen (15) in opposition of the Proposed Development. 

The letters in support detailed the need for housing and the letters in opposition cited similar concerns as 

those who publicly testified at the Hearing. MoMA PS1, an adjacent neighbor, requested that the Applicant 

work closely with museum staff when construction commences to minimize disruptions to the museum’s 

operations and programming. 

 
 

RECOMMENDATION 
 
Long Island City underwent a neighborhood-wide rezoning in 2025, even though this Project Area was not originally 
included because of its location outside the Study Area. Overall, I support the goal of building more affordable housing 
where, in the past, only market-rate was built. Based on the above consideration, I hereby recommend approval with 
the following conditions: 
 

• There should be a minimum 30% goal to include M/WBE firms, hiring of local residents and working with 
locally-based organizations and community groups for outreach and job fairs when hiring and contracting for 
this project. There should be quarterly reporting of these hiring initiatives to the Borough President and 
Council Member until the hiring goal has been reached; 
 



 

• The Applicant should follow through on all commitments requested by Community Board 2, with particular 
attention related to hiring local artists for the proposed outdoor mural in the front of the building, as well as 
tenanting the commercial space for local artists or arts space; 
 

• The Applicant should update the Borough President, Council Member and MoMA PS1 of the proposed 
construction schedule to minimize issues to the museum and adjacent property owners; and 
 

• The Applicant team should incorporate pervious pavement, bioswales, and rain gardens into their Proposed 
Development designs, and should plan to go above legal requirements with regard to sustainability. 

 
 
 
 
 
 
             ________________________________________               _______________________ 

              PRESIDENT, BOROUGH OF QUEENS                                         DATE 
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