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CITY PLANNING COMMISSION  
 

July 15, 2026 / Calendar No. 10 C 260171 ZMQ 

  
 

IN THE MATTER OF an application submitted by Northern 158 Holding LLC pursuant to 

Sections 197-c and 201 of the New York City Charter for an amendment of the Zoning Map, 

Section No. 10c:  

 

1. eliminating from within an existing R5B District, a C1-2 District bounded by 

Northern Boulevard, 159th Street, a line 100 feet southwesterly of Northern 

Boulevard, and 158th Street; 

 

2. changing from an R2 District to an R7A District property bounded by a line 100 feet 

southwesterly of Northern Boulevard, 159th Street and its southerly centerline 

prolongation, the Long Island Railroad Right of Way (Northside Division), a line 

midway between 158th Street and 159th Street and its southerly prolongation, a line 

perpendicular to the easterly street line of 158th Street distant 150 feet southerly (as 

measured along the street line) from the point of intersection of the easterly street line 

of 158th Street and the southwesterly street line of Northern Boulevard, and 158th 

Street; 

 

3. changing from an R5B District to an R7A District property bounded by Northern 

Boulevard, 159th Street, a line 100 feet southwesterly of Northern Boulevard, and 

158th Street; and 

 

4. establishing within the proposed R7A District a C2-4 District bounded by Northern 

Boulevard, 159th Street and its southerly centerline prolongation, the Long Island 

Railroad Right of Way (Northside Division), a line midway between 158th Street and 

159th Street and its southerly prolongation, a line 100 feet southwesterly of Northern 

Boulevard, and 158th Street;  

 

Borough of Queens, Community District 7, as shown on a diagram (for illustrative 

purposes only) dated March 2, 2026, and subject to the conditions of CEQR Declaration 

E-896. 

  
This application for a zoning map amendment (C 260171 ZMQ) was filed on November 25, 

2025, by Northern 158 Holding LLC. The proposed action, in conjunction with the related action 

for a zoning text amendment (N 260172 ZRQ), would facilitate the development of a new 10-

story mixed-use residential building with ground-floor commercial space consisting of 

approximately 70,765 square feet of total floor area, including 76 dwelling units, of which 19 

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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would be income-restricted, at 158-06 Northern Boulevard in the neighborhood of Murray Hill, 

Community District 7, Queens.  

 

RELATED ACTION  

In addition to the zoning map amendment (C 260171 ZMQ) that is the subject of this report, 

implementation of the proposed development also requires action by the City Planning 

Commission (CPC) on the following application, which is being considered concurrently with 

this application:  

 

N 260172 ZRQ Zoning text amendment to designate a Mandatory Inclusionary 

Housing (MIH) area. 

 

BACKGROUND 

The applicant requests a zoning map amendment to change R5B/C1-2 and R2 zoning districts to 

R7A/C2-4 and R7A zoning districts and a zoning text amendment to designate an MIH area 

coterminous with the project area to facilitate the development of a new 10-story mixed-use 

residential and commercial building totaling approximately 70,765 square feet of total floor area, 

containing 76 dwelling units, of which 19 would be permanently income-restricted.  

 

The project area consists of Block 5277, Lots 1, 16 and 25. The project area is bounded by 

Northern Boulevard, (100 feet wide) to the north, 159th Street (60 feet wide) to the east, 158th 

Street, (60 feet wide) to the west, and Depot Road (25 feet wide) to the south which is adjacent 

to the LIRR right-of-way which is 60 feet wide.  

 

The project area includes one applicant-owned development site. The development site is 

coterminous with Block 5277, Lot 16, which is an approximately 14,142 square-foot corner lot at 

the intersection of 158th Street and Northern Boulevard at a depth of approximately 160 feet.  

The development site has approximately 100 feet of frontage along Northern Boulevard and was 

formerly improved with a two-story medical office building with unenclosed parking. The 

building was demolished in 2025, and the lot is currently vacant.  

The remainder of the project area includes two non-applicant owned lots. Lot 25 is located 
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adjacent to the development site to the east with approximately 100 feet of frontage along 

Northern Boulevard and 159th Street. It is an approximately 17,945 square foot corner lot 

improved with a two-story commercial building known as “Galaxy Plaza,” which houses a 

bustling mix of long-time local Murray Hill businesses such as professional offices, and local 

restaurants. To the south of Lot 25 is Lot 1, which is an interior lot bounded by 159th Street and 

Depot Road. It is approximately 11,500 square feet and is occupied by the Dar Al-Taqwa Islamic 

Center.  

 

The surrounding area includes a mix of residential, commercial, and community facility uses. 

Northern Boulevard is a major east/west arterial thoroughfare spanning Long Island City to the 

west and the Nassau County border to the east, and it’s marked by varying built character 

throughout. The area immediately surrounding the project area is mapped with R5B, R2, R4, 

R4A and R1-2A zoning districts with C1-2 and C2-2 commercial overlays and is predominantly 

developed with diverse commercial uses along both north and south sides of Northern Boulevard 

including many ethnic supermarkets, restaurants, and local retail. There are a handful of 

medium-density pre-war multifamily residential buildings that range from four-story walk-ups to 

six-story elevator buildings between 156th Street and Sanford Avenue two blocks south of 

Northern Boulevard. Lower density residential uses can be found in the mid-blocks between 32nd 

Avenue to the north and 45th Avenue to the south.  

 

The area to the south of Northern Boulevard is mapped with R5B and R2 zoning districts with 

C1-2 and C2-2 commercial overlays and is largely developed with residential uses containing all 

housing types including multifamily apartment buildings, low-rise attached, and detached and 

semi-detached one- and two-family residences. Along Sanford Avenue, one block south of 

Northern Boulevard and Station Road between 157th Street and 159th Street, are four pre-war, 

multi-family apartment buildings ranging from four to six stories in height. 

The area north of Northern Boulevard is mapped with R5B, R2, and R1-2A zoning districts with 

C1-2 and C2-2 commercial overlays and is largely developed with single family detached homes 

on larger lots totaling between 3,000 and 5,000 square feet. This area is bounded by 155th and 

170th Streets to the west and east, respectively, to the north by Bayside and 29th Avenues, and to 

the south by Northern Boulevard and Crocheron Avenue.  
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Community facilities in the area include the McGoldrick branch of the Queens Public Library 

which is located approximately three blocks southwest of the project area. Moreover, several 

houses of worship and community institutions are within a few blocks of the project area, 

including the St. Andrew Avellino Roman Catholic Church, the Hansung Presbyterian Church, 

and the Fo Guang Shan Temple (also known as the International Buddhist Progress Society). 

Open spaces in the area include Bowne Park, a popular 12-acre park in western Broadway-

Flushing featuring a pond, century-old oak trees, basketball and bocce courts, and other 

recreational amenities. The Olde Towne of Flushing Burial Ground is located ten blocks south of 

the project area and includes a butterfly garden and seating and is listed on the State and National 

Register of Historic Places.  

 

The project area is well served by public transit and located within the Outer Transit Zone 

(OTZ). The Long Island Railroad (LIRR) Broadway Station, served by the LIRR Port 

Washington line, is located three blocks to the east of the project area. The LIRR connects Port 

Washington in Long Island to Grand Central Station and Penn Station in Midtown Manhattan. 

The Q13 and Q28 bus lines make express stops along Northern Boulevard with a stop directly in 

front of the development site. The Q13 bus runs along Northern Boulevard and Bell Boulevard, 

providing service from Bayside to Downtown Flushing, and the Q28 bus runs along Northern 

Boulevard, providing service from Bay Terrace to Downtown Flushing. 

In 1961, the project area was mapped with an R4/C1-2 zoning district within 150 feet of 

Northern Boulevard and an R2 zoning district beyond 150 feet of Northern Boulevard. In 2005, 

the East Flushing Rezoning (C 050277 ZMQ) rezoned 11 blocks between Northern 

Boulevard/Crocheron Avenue and 35th Avenue from 156th to 167th Streets to expand the 

boundaries of the R1-2 zoning district. The R4/C1-2 portion of the rezoning area was changed to 

R5B/C1-2 and reduced to 100 feet from Northern Boulevard to support new development of 

underutilized sites along Northern Boulevard and R5B/C1-2 districts can also be found along 

Sanford Avenue between 156th and 166th Streets one block south of Station Road running 

parallel to Northern Boulevard. 



   

 

5                                                                                                                             C 260171 ZMQ 

 

The project area includes R5B, R4, R2, R1-2A and C1-1 and C1-2 commercial overlays mapped 

along Northern Boulevard within the R5B zoning district. R5B/C1-2 zoning districts are located 

along Northern Boulevard as well as to the south along Sanford Avenue. R5B zoning districts 

allow a variety of housing types, including three- and four-story attached houses and small 

apartment buildings with a maximum residential and community facility floor area ratio (FAR) 

of 2.0 (with qualifying affordable housing). The maximum allowable height of a building in an 

R5B district is 55 feet for qualifying residential sites. Parking is required for 25 percent of 

standard residential units in the OTZ and not required for income-restricted units. When 

commercial C1-2 overlays are mapped in R1 through R5 districts, the maximum commercial 

FAR is 1.0. 

An R4 zoning district is generally located south of the LIRR right-of-way, east of 156th Street, 

north of Sanford Avenue, and west of 161st Street. R4 zoning districts allow all housing types 

with a maximum residential FAR of 1.5 and a maximum community facility FAR of 2.0. The 

maximum allowable height of a building is 45 feet. Parking is required for 35 percent of standard 

residential units and not required for qualified affordable housing. 

An R2 district is located south of Northern Boulevard, west of 159th Street, north of Depot Road, 

and east of 156th Street. R2 is a low-density district that allows all housing types with a 

maximum FAR of 1.0. The maximum allowable height of a building is 35 feet. Parking is 

required for 100 percent of standard residential units and not required for income-restricted units.  

 

An R1-2A district is located north of Northern Boulevard from 156th Street to 167th Street. R1-

2A is a low-density residential zoning district that allows all housing types and certain 

community facility uses with a maximum FAR of 1.0. Commercial and light industrial uses are 

not permitted. The maximum building height is 35 feet. In the OTZ, off-street accessory parking 

is required for 100 percent of standard residential units and not required for income restricted 

units.  

 

The applicant proposes a new ten-story mixed-use residential and commercial building with 

approximately 70,765 square feet of floor area (5.0 FAR) that would rise to a maximum height of 

105 feet. Access to the residential uses would be from 158th Street on the western end of the 
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development site and access to the ground floor commercial uses would be from Northern 

Boulevard. The building would contain approximately 76 dwelling units, including 19 

permanently income-restricted units utilizing MIH Option 1. The ground floor would contain 

9,282 square feet of local retail space. The building would include 26 parking spaces to be 

located in a cellar garage accessible via an existing curb cut on 158th Street. 

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

existing R5B/C1-2 zoning district to an R7A/C2-4 zoning district on Block 5277 Lots 1, 16, and 

25 and to change an R2 zoning district to R7A on Block 5277 p/o Lot 16.  

 

 R7A zoning districts are medium-density residential districts which typically produce seven- to 

nine-story apartment buildings. The maximum residential FAR is 5.01 for qualifying affordable 

housing, and the maximum community facility FAR is 4.0. C2-4 overlays are mapped along 

streets that serve local retail needs and have a commercial FAR of 2.0 when mapped in an R7A 

district. Located within the OTZ, parking spaces are required for 15 percent of non-income 

restricted dwelling units. 

 

In addition to the zoning map amendment, the applicant proposes a zoning text amendment (N 

260172 ZRQ) to designate the project area as an MIH area mapped with Option 1, which 

requires that at least 25 percent of the residential floor area be provided as housing permanently 

income-restricted to households with incomes at an average of 60 percent of the Area Median 

Income (AMI). Within that 25 percent, at least 10 percent of the square footage must be income-

restricted to residents with household incomes at an average of 40 percent of the AMI, with no 

units targeted to households with incomes exceeding 130 percent of the AMI. 

 

ENVIRONMENTAL REVIEW 

This application (C 260171 ZMQ), in conjunction with the related application for a zoning text 

amendment (N 260172 ZRQ), was reviewed pursuant to the New York State Environmental 

Quality Review Act (SEQRA) 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 
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the CPC. The designated CEQR number is: 26DCP065Q.  

 

This application was determined to be a Type II action pursuant to the City’s Green Fast Track 

for Housing (GFT) process, established via a CPC rule change in 2024, which requires no further 

environmental review. A Type II memorandum was issued on February 26, 2026. The Type II 

memo includes an (E) designation (E-896) related to hazardous materials, air quality, and noise 

to avoid the potential for significant adverse impacts. The requirements of the (E) designation are 

described in the Type II memo. 

UNIFORM LAND USE REVIEW 

This application (C 260171 ZMQ) was certified as complete by the Department of City Planning 

on March 2, 2026 and was duly referred to Queens Community Board 7 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 260172 ZRQ), which was referred for 

information and review in accordance with the procedures for 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 4, 2026, Queens Community Board 7 held a public hearing on this application (C 

260171 ZMQ), and the related action for the zoning text amendment (N 260172 ZRQ), and on 

that day, by a vote of 10 in favor, 26 opposed, and two abstaining, adopted a resolution 

recommending disapproval of the application. 

Borough President Recommendation 

On May 21, 2026, the Queens Borough President held a public hearing on this application (C 

260171 ZMQ), and the related application for a zoning text amendment (N 260172 ZRQ), and on 

June 5, 2026, issued a recommendation to approve the application with the following conditions: 

“ • The applicant should revise the proposed zoning from an R7A/C1-2 District to an 

R6A/C1-2 District. Based on the calls for compromise with this Proposed Development, 

the newly proposed zoning is more contextual with the surrounding area. This increased 
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density would also still allow for Mandatory Inclusionary Housing (MIH) Option 1, a 

crucial goal in building more affordable housing in Queens;  

 

• There should be a minimum 30% goal to include MWBE 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; 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. 6), the CPC scheduled June 17, 2026, for a public hearing on this 

application (C 260171 ZMQ) and the related application for a zoning text amendment (N 260172 

ZRQ). The hearing was duly held on June 17, 2026 (Calendar No. 23). One speaker testified in 

favor of the application and three speakers testified in opposition.  

 

The applicant’s representative spoke in favor of the application, providing an overview of the 

proposal, development site, and surrounding context. The applicant’s representative stated that 

the proposed transit-oriented development would bring much needed income-restricted housing 

to a prominent commercial corridor. In response to concerns raised at the Community Board and 

Borough President public hearings about modifying the proposed zoning district and increasing 

the number of parking spaces, the representative stated that lowering the proposed zoning district 

from an R7A district to an R6A district would result in a decrease of approximately 20 total units 

including four income-restricted units. The applicant stated that there is no parking requirement 

in the OTZ, and the project would still include 26 parking spaces. Increasing that amount would 

be cost prohibitive.  
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A homeowner who resides on 158th Street, on an adjacent property to the project area, testified in 

opposition to the development stating that the scale and density was too high and would block 

views and increase traffic in the area. A member of the Flushing-Broadway Homeowners 

Association testified in opposition to the proposed action to preserve the low-density character of 

the residential side streets, stating the need for more parking and lack of support for new MIH 

units in the area. They also testified that they believe the development site is subject to a 

restrictive covenant that would affect the proposed development.  

 

The CPC also received written testimony from 56 members of the public including other area 

residents and members of civic organizations such as the Broadway Flushing Homeowners 

Association, expressing a mix of support and opposition to the application. The testimonies in 

support expressed a desire for more affordable housing in the area, and the appropriateness of 

increased density on Northern Boulevard. The testimonies in opposition echoed similar concerns 

conveyed by some speakers during the CPC public hearing. They expressed that an increase in 

density would have a negative impact on the character, traffic, parking, and infrastructure in the 

neighborhood.  

 

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

CONSIDERATION 

The Commission believes this application for a zoning map amendment (C 260171 ZMQ), in 

conjunction with the related application for a zoning text amendment (N 260172 ZRQ), is 

appropriate. Together, these actions will facilitate the development of a new ten-story mixed-use 

residential and commercial building with approximately 70,765 square feet of total floor area, 

including 76 residential units, 19 of which will be permanently income-restricted. 

 

The Commission finds the mapping of an R7A/C2-4 zoning district on the project area 

appropriate. The Commission acknowledges that the current R5B district restricts residential 

buildings to a maximum FAR of 2.0, which limits the amount of new housing development in 

the area and the current district does not mandate the development of income-restricted units. 

The R7A/C2-4 district, with a maximum FAR of 5.0 and a maximum building height of 115 feet, 
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will facilitate a new building that will integrate into the well-established land use patterns along 

Northern Boulevard which include medium-density mixed-use buildings consisting of 

residential, commercial, and community facility uses. This major arterial is a wide, six-lane 

commercial corridor connecting downtown Flushing to the west with the Nassau County border 

to the east.  

 

The Commission supports the increase of residential density in a location that is approximately 

one and a half miles from downtown Flushing, which is one of the borough’s major central 

business districts. Downtown Flushing hosts numerous bus lines, the 7 subway line, and the 

Long Island Railroad, and is characterized by a dense mix of commercial, financial, and medical 

uses and services, thereby attracting workers and visitors from throughout the city and beyond.   

 

The Commission finds the C2-4 commercial overlay appropriate and notes the reduction of the 

depth of the commercial overlay from 150 to 100 feet will prevent commercial encroachment 

onto residential side streets. The Commission appreciates that the C2-4 overlay will allow a 

broader set of permitted local retail uses which will serve the existing and future residential 

population and further complement the range of commercial uses already established on 

Northern Boulevard. 

 

The proposed zoning text amendment to designate the project area as an MIH area is 

also appropriate. The designation will support the objectives in Block by Block: The Housing 

Plan for a New Era, the City’s recent housing plan outlining the strategies and policies to create 

200,000 new affordable homes in the next decade. The Commission appreciates that this project 

will help address the growing need for more housing in Queens and the broader city, including 

the creation of new income-restricted housing.  

 

RESOLUTION  

RESOLVED, that the City Planning Commission finds that the action described herein will have 

no significant impact on the environment; and be it further 

RESOLVED, by the City Planning Commission, pursuant to Sections 197-c and 200 of the New 
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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. Section No. 10c: 

 

1. eliminating from within an existing R5B District, a C1-2 District bounded by 

Northern Boulevard, 159th Street, a line 100 feet southwesterly of Northern 

Boulevard, and 158th Street; 

 

2. changing from an R2 District to an R7A District property bounded by a line 100 feet 

southwesterly of Northern Boulevard, 159th Street and its southerly centerline 

prolongation, the Long Island Railroad Right of Way (Northside Division), a line 

midway between 158th Street and 159th Street and its southerly prolongation, a line 

perpendicular to the easterly street line of 158th Street distant 150 feet southerly (as 

measured along the street line) from the point of intersection of the easterly street line 

of 158th Street and the southwesterly street line of Northern Boulevard, and 158th 

Street; 

 

3. changing from an R5B District to an R7A District property bounded by Northern 

Boulevard, 159th Street, a line 100 feet southwesterly of Northern Boulevard, and 

158th Street; and 

 

4. establishing within the proposed R7A District a C2-4 District bounded by Northern 

Boulevard, 159th Street and its southerly centerline prolongation, the Long Island 

Railroad Right of Way (Northside Division), a line midway between 158th Street and 

159th Street and its southerly prolongation, a line 100 feet southwesterly of Northern 

Boulevard, and 158th Street;  

as shown on a diagram (for illustrative purposes only) dated March 2, 2026 subject to the 

conditions of CEQR Declaration E-896. 
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The above resolution (C 260171 ZMQ), duly adopted by the City Planning Commission on July 

15, 2026 (Calendar No. 10), 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., 

RASMIA KIRMANI-FRYE, DAVID GOLD, Esq.,  

RAJU MANN, ORLANDO MARÍN, JUAN CAMILO OSORIO, Ph.D., 

RAJ RAMPERSHAD, Commissioners 

 

ANTHONY W. CROWELL, Esq., Commissioner, RECUSED 



NOTE: THIS DIAGRAM IS FOR ILLUSTRATIVE PURPOSES ONLY.

Indicates a C1-2 District

Indicates a C2-4 District

NOTE:
Indicates Zoning District Boundary

The area enclosed by the dotted line is proposed to be rezoned by eliminating
a C1-2 District from within an existing R5B District, by changing R2 and R5B
Districts to an R7A District, and by establishing a C2-4 District within the
proposed R7A District.

S. Lenard, Director
Technical Review Division

New York, Certification Date:
March 02, 2026
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COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: 158-06 Northern Boulevard Rezoning
Applicant: Northern 158 Holding LLC Applicant’s Primary Contact: Steven Sinacori
Application # 260171ZMQ Borough: 
CEQR Number: 26DCP065Q Validated Community Districts: Q07

Docket Description: 
IN THE MATTER OF an application submitted by Northern 158 Holding LLC pursuant to Sections 197-c and 201 of the 
New York City Charter for an amendment of the Zoning Map, Section No. 10c:  1. eliminating from within an existing 
R5B District a C1-2 District bounded by Northern Boulevard, 159th Street, a line 100 feet southwesterly of Northern 
Boulevard, and 158th Street;    2. changing from an R2 District to an R7A District property bounded by a line 100 feet 
southwesterly of Northern Boulevard, 159th Street and its southerly centerline prolongation, the Long Island Railroad 
Right Of Way (Northside Division), a line midway between 158th Street and 159th Street and its southerly prolongation, 
a line perpendicular to the easterly street line of 158th Street distant 150 feet southerly (as measured along the street 
line) from the point of intersection of the easterly street line of 158th Street and the southwesterly street line of Northern 
Boulevard, and 158th Street;   3. changing from an R5B District to an R7A District property bounded by Northern 
Boulevard, 159th Street, a line 100 feet southwesterly of Northern Boulevard, and 158th Street; and   4. establishing 
within the proposed R7A District a C2-4 District bounded by Northern Boulevard, 159th Street and its southerly 
centerline prolongation, the Long Island Railroad Right Of Way (Northside Division), a line midway between 158th 
Street and 159th Street and its southerly prolongation, a line 100 feet southwesterly of Northern Boulevard, and 158th 
Street; as shown on a diagram (for illustrative purposes only) dated March 2, 2026, and subject to the conditions  of 
CEQR Declaration E-896.

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Favorable
# In Favor: 10 # Against: 26 # Abstaining: 2 Total members appointed to 

the board: 38
Date of Vote: 5/4/2026 12:00 AM Vote Location: St. Luke's RC Church

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

Date of Public Hearing: 5/4/2026 7:00 PM

Was a quorum present? No 
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: St. Luke's RC Church 16-34 Clintonville St. Whitestone NY 
11357

CONSIDERATION: The full Board vote was 26 -10 - 2 to deny, based on overwhelming neighborhood testimony to 
oppose the project entirely.

Recommendation submitted by QN CB7 Date: 5/7/2026 10:07 AM





 
 
 

      Queens Borough President Recommendation 
 
 
APPLICATION:               158-06 Northern Blvd Rezoning 
COMMUNITY BOARD:   Q07 
 
DOCKET DESCRIPTION 
 
ULURP # 260171 ZMQ – IN THE MATTER OF an application submitted by Northern 158 Holding LLC pursuant to 
Sections 197-c and 201 of the New York City Charter for an amendment of the Zoning Map, Section No. 10c:  

1. eliminating from within an existing R5B District a C1-2 District bounded by Northern Boulevard, 159th Street, a 
line 100 feet southwesterly of Northern Boulevard, and 158th Street;  

2. changing from an R2 District to an R7A District property bounded by a line 100 feet southwesterly of Northern 
Boulevard, 159th Street and its southerly centerline prolongation, the Long Island Railroad Right Of Way 
(Northside Division), a line midway between 158th Street and 159th Street and its southerly prolongation, a 
line perpendicular to the easterly street line of 158th Street distant 150 feet southerly (as measured along the 
street line) from the point of intersection of the easterly street line of 158th Street and the southwesterly street 
line of Northern Boulevard, and 158th Street;  

3. changing from an R5B District to an R7A District property bounded by Northern Boulevard, 159th Street, a line 
100 feet southwesterly of Northern Boulevard, and 158th Street; and  

4. establishing within the proposed R7A District a C2-4 District bounded by Northern Boulevard, 159th Street and 
its southerly centerline prolongation, the Long Island Railroad Right Of Way (Northside Division), a line 
midway between 158th Street and 159th Street and its southerly prolongation, a line 100 feet southwesterly of 
Northern Boulevard, and 158th Street;  

as shown on a diagram (for illustrative purposes only) dated March 2, 2026, and subject to the conditions of CEQR 
Declaration E-896. 
 
ULURP #N260172 ZRQ – IN THE MATTER OF an application submitted by Northern 158 Holding 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 7 as shown on a 
diagram (for illustrative purposes only) dated March 2, 2026, and subject to the conditions of CEQR Declaration E-
896. 
 
 

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 five (5) public 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: 
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o The Applicant is proposing to rezone an existing R5B/C1-2 District to an R7A/C1-2 District. The area to be 

rezoned (Block 5277, Lots 1, p/o 16, and 25) is bounded by Northern Boulevard to the north, 158th Street to 

the west, 159th Street to the east, and a line 150 feet from Northern Boulevard and the right-of-way of the 

Long Island Rail Road to the south. The zoning map amendment would facilitate the development of a mixed-

use residential building with commercial and open rooftop space; 

 

o The Proposed Development would include a new 10-story, 105-foot (with a 85-foot base), 70,765-SF building 

with approximately 61,483-SF of residential space and 9,282-SF of commercial space. There would be 73 

dwelling units, with 18 affordable units pursuant to MIH Option I. The bedroom breakdown is proposed as 8 

studios, 43 one-bedrooms, 18 two-bedrooms and four three-bedrooms. Open space on the roof will be 

provided. Fifty-six (56) parking spaces would be available on the cellar level, including electric vehicle 

charging stations; 

 

o The Development Site (Block 5277, p/o Lot 16) is an approximately 14,142-SF, trapezoid-shaped lot, currently 

improved with a two-story with cellar commercial building, operating as a medical center, with surface-level 

parking; 

 

o Within a ¼-mile radius of the Rezoning Area, the predominant zoning classes are R1-2A, R2, R4, R4A and 

R5B. The surrounding uses are mostly residential, with some commercial along Northern Boulevard. The 

Q12/Q28 buses and the Broadway LIRR train station, are nearby;  

 

o On May 4, 2026, Community Board 7 (CB7) voted to oppose this application at their Full Board Meeting with a 

vote of ten (10) in favor, twenty-six (26) against and two (2) abstentions. Their official Consideration explained 

the vote to oppose the application was “based on overwhelming neighborhood testimony to oppose the project 

entirely.” On April 28, the CB7 Land Use Committee did not have a quorum but recommended conditional 

approval: 

o There should be one parking space per market-rate unit; and  

o There should be a limit to Rezoning Area to include only two (2) lots that front Northern Blvd and end 

at the southern property lines of Lots 16 and 25. 

 

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 community board’s conditional approval. The Applicant 

stated that the board wanted to exclude some non-Applicant-owned properties, specifically the Muslim Center 

on 159th Street. They also wanted more parking spaces, which they increased from twenty-six spaces to fifty-

six spaces. There were five (5) speakers – four (4) were opposed to and one (1) was in favor of the Proposed 

Development. Those who opposed the Development cited infrastructure capacity concerns, traffic congestion 

and safety, out-of-character development to the rest of the neighborhood, and the height of the Proposed 

Development. The person who supported the Proposed Development felt it would revitalize the local 

neighborhood and provide much-needed affordable housing;   

 

o The Office of the Queens Borough President received twenty-eight (28) letters of written testimony, 

unanimously in opposition of the Proposed Development. The comments and concerns echoed the sentiments 

of the public speakers at the Public Hearing. 

 

RECOMMENDATION 
 
Based on the above consideration, I hereby recommend approval with the following conditions: 
 

• The Applicant should revise the proposed zoning from an R7A/C1-2 District to an R6A/C1-2 District. Based on 
the calls for compromise with this Proposed Development, the newly proposed zoning is more contextual with 
the surrounding area. This increased density would also still allow for Mandatory Inclusionary Housing (MIH) 
Option 1, a crucial goal in building more affordable housing in Queens; 



 

• 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; 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 
 

 

 

06/05/2026


	RevisedCPCReport_158-06_NorthernBlvd_ZM (1)
	CITY PLANNING COMMISSION
	BACKGROUND
	The project area consists of Block 5277, Lots 1, 16 and 25. The project area is bounded by Northern Boulevard, (100 feet wide) to the north, 159th Street (60 feet wide) to the east, 158th Street, (60 feet wide) to the west, and Depot Road (25 feet wid...
	The project area is well served by public transit and located within the Outer Transit Zone (OTZ). The Long Island Railroad (LIRR) Broadway Station, served by the LIRR Port Washington line, is located three blocks to the east of the project area. The ...
	To facilitate this development, the applicant is seeking a zoning map amendment to change the existing R5B/C1-2 zoning district to an R7A/C2-4 zoning district on Block 5277 Lots 1, 16, and 25 and to change an R2 zoning district to R7A on Block 5277 p/...
	R7A zoning districts are medium-density residential districts which typically produce seven- to nine-story apartment buildings. The maximum residential FAR is 5.01 for qualifying affordable housing, and the maximum community facility FAR is 4.0. C2-4...
	ENVIRONMENTAL REVIEW
	UNIFORM LAND USE REVIEW
	CONSIDERATION

	FinalCPCReport_158-06_NorthernBlvd_ZM.pdf
	CITY PLANNING COMMISSION
	BACKGROUND
	The project area consists of Block 5277, Lots 1, 16 and 25. The project area is bounded by Northern Boulevard, (100 feet wide) to the north, 159th Street (60 feet wide) to the east, 158th Street, (60 feet wide) to the west, and Depot Road (25 feet wid...
	The project area is well served by public transit and located within the Outer Transit Zone (OTZ). The Long Island Railroad (LIRR) Broadway Station, served by the LIRR Port Washington line, is located three blocks to the east of the project area. The ...
	To facilitate this development, the applicant is seeking a zoning map amendment to change the existing R5B/C1-2 zoning district to an R7A/C2-4 zoning district on Block 5277 Lots 1, 16, and 25 and to change an R2 zoning district to R7A on Block 5277 p/...
	R7A zoning districts are medium-density residential districts which typically produce seven- to nine-story apartment buildings. The maximum residential FAR is 5.01 for qualifying affordable housing, and the maximum community facility FAR is 4.0. C2-4...
	ENVIRONMENTAL REVIEW
	UNIFORM LAND USE REVIEW
	CONSIDERATION

	FinalCPCReport_158-06_NorthernBlvd_ZM (1).pdf
	CITY PLANNING COMMISSION
	BACKGROUND
	The project area consists of Block 5277, Lots 1, 16 and 25. The project area is bounded by Northern Boulevard, (100 feet wide) to the north, 159th Street (60 feet wide) to the east, 158th Street, (60 feet wide) to the west, and Depot Road (25 feet wid...
	The project area is well served by public transit and located within the Outer Transit Zone (OTZ). The Long Island Railroad (LIRR) Broadway Station, served by the LIRR Port Washington line, is located three blocks to the east of the project area. The ...
	To facilitate this development, the applicant is seeking a zoning map amendment to change the existing R5B/C1-2 zoning district to an R7A/C2-4 zoning district on Block 5277 Lots 1, 16, and 25 and to change an R2 zoning district to R7A on Block 5277 p/...
	R7A zoning districts are medium-density residential districts which typically produce seven- to nine-story apartment buildings. The maximum residential FAR is 5.01 for qualifying affordable housing, and the maximum community facility FAR is 4.0. C2-4...
	ENVIRONMENTAL REVIEW
	UNIFORM LAND USE REVIEW
	CONSIDERATION

	FinalCPCReport_158-06_NorthernBlvd_ZMfixed.pdf
	CITY PLANNING COMMISSION
	BACKGROUND
	The project area consists of Block 5277, Lots 1, 16 and 25. The project area is bounded by Northern Boulevard, (100 feet wide) to the north, 159th Street (60 feet wide) to the east, 158th Street, (60 feet wide) to the west, and Depot Road (25 feet wid...
	The project area is well served by public transit and located within the Outer Transit Zone (OTZ). The Long Island Railroad (LIRR) Broadway Station, served by the LIRR Port Washington line, is located three blocks to the east of the project area. The ...
	To facilitate this development, the applicant is seeking a zoning map amendment to change the existing R5B/C1-2 zoning district to an R7A/C2-4 zoning district on Block 5277 Lots 1, 16, and 25 and to change an R2 zoning district to R7A on Block 5277 p/...
	R7A zoning districts are medium-density residential districts which typically produce seven- to nine-story apartment buildings. The maximum residential FAR is 5.01 for qualifying affordable housing, and the maximum community facility FAR is 4.0. C2-4...
	ENVIRONMENTAL REVIEW
	UNIFORM LAND USE REVIEW
	CONSIDERATION




