
 
 

CITY PLANNING COMMISSION 
 

March 6, 2024 / Calendar No. 21            N 230308 ZRQ 
 

IN THE MATTER OF an application submitted by Efraim Realty LLC, pursuant to Section 
201 of the New York City Charter, for an amendment of the Zoning Resolution of the City of 
New York, modifying APPENDIX F for the purpose of establishing a Mandatory Inclusionary 
Housing area, Borough of Queens, Community District 1. 

 

This application for a zoning text amendment was filed by Efraim Realty LLC on May 5, 2023.  

This application, in conjunction with a related application for a zoning map amendment (C 

230307 ZMQ), would facilitate the development of a six-story mixed-use building with 22 

dwelling units, approximately six of which would be permanently income-restricted, and ground-

floor commercial space at 23-01 Steinway Street in the Ditmars-Steinway neighborhood of 

Queens, Community District 1. 

 

RELATED ACTION 

In addition to the zoning text amendment (N 230308 ZRQ) that is the subject of this report, the 

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

application, which is being considered concurrently with this application: 

 

C 230307 ZMQ Zoning map amendment to change R5D and R5D/C2-3 zoning districts to an 

R6A/C2-4 zoning district. 

 

BACKGROUND 

A full background discussion and description of this application appears in the report for the 

related zoning map amendment (C 230307 ZMQ).  

 

ENVIRONMENTAL REVIEW 

This application (N 230308 ZRQ), in conjunction with the related application for a zoning map 

amendment (C 230307 ZMQ), 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 

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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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 

designated CEQR number is 23DCP167Q.The lead agency is the City Planning Commission.  

A summary of the environmental review appears in the report for the related zoning map 

amendment (C 230307 ZMQ). 

 

PUBLIC REVIEW  

This application (N 230308 ZRQ) was duly referred to Queens Community Board 1 and the 

Queens Borough President on October 16, 2023, in accordance with the procedures for non-

ULURP matters along with the related application for a zoning map amendment (C 230307 

ZMQ), which was certified as complete by the Department of City Planning and was duly 

referred in accordance with Title 62 of the rules of the City of New York, Section 2-02(b).   

 

Community Board Public Hearing 
 

On November 21, 2023, Queens Community Board 1 held a public hearing on this application 

(N 230308 ZRQ) and the related application for a zoning map amendment (C 230307 ZMQ)3, 

and on that date, by a vote of 28 in favor, two opposed, and none abstaining, adopted a resolution 

recommending approval of the application. 

 

Borough President Recommendation 

On November 30, 2023, the Queens Borough President held a public hearing on this application 

(N 230308 ZRQ) and the related action for a zoning map amendment (C 230307 ZMQ), and on 

December 21, 2023, issued a recommendation to approve the application with conditions. A 

summary of the vote appears in the report for the related zoning map amendment (C 230307 

ZMQ). 

 

City Planning Commission Public Hearing 

On January 24, 2024 (Calendar No. 9), the City Planning Commission scheduled February 7, 

2024, for a public hearing on this application (N 230308 ZRQ), and the related application for a 
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zoning text amendment (C 230307 ZMQ). The hearing was duly held on February 7, 2024 

(Calendar No. 32) 

 

One speaker testified in favor of the application and none in opposition, as described in the 

report for the related zoning map amendment (C 230307 ZMQ), and the hearing was closed. 

 

CONSIDERATION 

The Commission believes that this application for a zoning text amendment (N 230308 ZRQ), in 

conjunction with the related application for a zoning map amendment (C 230307 ZMQ), is 

appropriate. A full consideration and analysis of the issues and the reasons for approving this 

application appear in the report for the related zoning map amendment (C 230307 ZMQ). 

 

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 Section 201 of the New York City 

Charter, that based on the environmental determination and the consideration described in the 

related report (C 230307 ZMQ), the Zoning Resolution of the City of New York, effective as of 

December 15, 1961, and as subsequently amended, is further amended as follows:  

 

Matter underlined is new, to be added;   
Matter struck out is to be deleted;   
Matter within # # is defined in Section 12-10;   
*     *     * indicates where unchanged text appears in the Zoning Resolution. 
 

  

 

*     *     *  
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APPENDIX F   

Inclusionary Housing Designated Areas and Mandatory Inclusionary Housing Areas  

*     *     * 
  

QUEENS 
  

  
Queens Community District 1 
   

*     *     *  
  

Map 8– [date of adoption]  
  

[EXISTING MAP] 
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[PROPOSED MAP]  

 

 
 
 

Portion of Community District 1, Queens   
   

*     *     *   
  
The above resolution (N 230308 ZRQ), duly adopted by the City Planning Commission on 
March 6, 2024, (Calendar No. 21), 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.  

 
 

DANIEL R. GARODNICK, Esq., Chair 
KENNETH J. KNUCKLES, Esq., Vice Chairman 
GAIL BENJAMIN, ALFRED C. CERULLO, III, ANTHONYCROWELL, Esq.,  
JOSEPH I. DOUEK, DAVID GOLD, Esq., LEAH GOODRIDGE, Esq.,  
RASMIA KIRMANI-FRYE, ORLANDO MARÍN, JUAN CAMILO OSORIO,  
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RAJ RAMPERSHAD, Commissioners 
 
 



COMMUNITY/BOROUGH BOARD
RECOMMENDATION 

Project Name: 23-01 Steinway Street Rezoning
Applicant: Efraim Realty Applicant’s Primary Contact: Alexia Landesman
Application # 230307ZMQ Borough: 
CEQR Number: 23DCP167Q Validated Community Districts: Q01

Docket Description: 
IN THE MATTER OF an application submitted by Efraim Realty LLC pursuant to Sections 197-c and 201 of the New 
York City Charter for an amendment of the Zoning Map, Section No. 9c:1.         eliminating from within an existing R5D 
District a C2-3 District bounded by a line midway between 38th Street and Steinway Street, a line 100 feet northeasterly 
of 23rd Avenue, Steinway Street, and a line 100 feet southwesterly of 23rd Avenue;2.         changing from an R5D 
District to an R6A District property bounded by a line midway between 38th Street and Steinway Street, a line 100 feet 
northeasterly of 23rd Avenue, a line midway between Steinway Street and 41st Street, and a line 100 feet southwesterly 
of 23rd Avenue; and3.         establishing within a proposed R6A District a C2-4 District bounded by a line midway 
between 38th Street and Steinway Street, a line 100 feet northeasterly of 23rd Avenue, a line midway between 
Steinway Street and 41st Street, and a line 100 feet southwesterly of 23rd Avenue;Borough of Queens, Community 1, 
as shown on a diagram (for illustrative purposes only) dated October 16, 2023, and subject to the conditions of CEQR 
Declaration E-744.

Please use the above application number on all correspondence concerning this application
RECOMMENDATION:    Favorable
# In Favor: 28 # Against: 2 # Abstaining: 0 Total members appointed to 

the board: 49

Date of Vote: 12/21/2023 6:30 PM Vote Location: THE ASTORIA WORLD MANOR 25-22 
ASTORIA BOULEVARD, ASTORIA

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

Date of Public Hearing: 11/21/2023 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: THE ASTORIA WORLD MANOR, 25-22 ASTORIA 
BOULEVARD, ASTORIA

CONSIDERATION: Please see attached letter.

Recommendation submitted by QN CB1 Date: 12/21/2023 2:41 PM







 
 
 

      Queens Borough President Recommendation 
 
 
APPLICATION:               23-01 Steinway Street Rezoning 
COMMUNITY BOARD:   Q01 
 
 
DOCKET DESCRIPTION 
 
ULURP #230307 ZMQ – IN THE MATTER OF an application submitted by Efraim Realty LLC pursuant to Sections 
197-c and 201 of the New York City Charter for an amendment of the Zoning Map, Section No. 9c: 

1. eliminating from within an existing R5D District a C2-3 District bounded by a line midway between 38th Street 

and Steinway Street, a line 100 feet northeasterly of 23rd Avenue, Steinway Street, and a line 100 feet 

southwesterly of 23rd Avenue; 

2. changing from an R5D District to an R6A District property bounded by a line midway between 38th Street and 

Steinway Street, a line 100 feet northeasterly of 23rd Avenue, a line midway between Steinway Street and 

41st Street, and a line 100 feet southwesterly of 23rd Avenue; and 

3. establishing within a proposed R6A District a C2-4 District bounded by a line midway between 38th Street 

and Steinway Street, a line 100 feet northeasterly of 23rd Avenue, a line midway between Steinway Street 

and 41st Street, and a line 100 feet southwesterly of 23rd Avenue; 

Borough of Queens, Community 1, as shown on a diagram (for illustrative purposes only) dated October 16, 2023, 
and subject to the conditions of CEQR Declaration E-744. (Related ULURP #N 230308 ZRQ). 
 
ULURP #N230308 ZRQ – IN THE MATTER OF an application submitted by Efraim Realty LLC pursuant to Sections 
197-c and 201 of the New York City Charter for a zoning text amendment to designate the Project Area as a 
Mandatory Inclusionary Housing (“MIH”) area, Borough of Queens, Community District 1, as shown on a diagram (for 
illustrative purposes only) dated October 16, 2023, and subject to the conditions of CEQR Declaration E-744. 
(Related ULURP #230307 ZMQ). 
  
 
 

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 as well as via Zoom webinar and 
livestreamed on www.queensbp.org on Thursday, November 30, 2023 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 made a presentation.  There were no other 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: 

 
 

 
 

http://www.queensbp.org/


o The applicant is proposing to rezone an existing R5D/C2-3 district to an R6A/C2-4 district in the Long Island 

City section of Queens. The area to be rezoned (Block 793, Lots 73, 75, 72 and p/o 171; Block 795, Lots 1, 2, 

61 and 3; Block 803, Lots 43, 45, and 46; and Block 805, Lots 64, and p/o 61) consists of the four corners 

(100ft x 100ft) of the intersection of Steinway St and 23rd Avenue; 

o The Proposed Development would include a six-story, 65-foot tall, 27,000-SF (3.6 FAR) mixed-use 
residential/commercial building with 9 cellar-level parking units. The 2,654-SF ground floor space is proposed 
for retail. The remaining 24,346 SF will yield approximately 22 residential units, 9 of which will be affordable at 
MIH Option 1. The Proposed Development will be fully electric. The site currently holds one-story auto repair 
facility and a three-story building with a ground-floor restaurant and two residential units; 
 

o The Development Site (Block 793, Lots 73 and 75) is an approximately 7,500-SF interior lot owned by the 
Applicant. The Development Site has approximately 75 feet of frontage on Steinway Street and 100 feet of 
frontage along 23rd Avenue. Both lots are located within an R5D/C2-3 Zoning District; 
 

o Within a ¼-mile radius of the Rezoning area, the predominant zoning classes are R5D, R5B, R6B, C2-3 and 
C1-3. The surrounding uses are multi-family residential buildings, with a commercial overlay on Steinway 
Street, a main commercial corridor in the neighborhood. The Q101 and M60-SBS buses run near the site, and 
the Ditmars Blvd N/W train station are transit options near the proposed development; 
 

o In 1961, the proposed Project Area was zoned R5 with Block 803 having a C2-2 commercial overlay. There 

have been multiple rezonings since that time. Most recently, in 2010, 238 Blocks were rezoned in the Astoria 

neighborhood of Queens. The area rezoned R4, R5, R6, and R6B districts to R4, R4-1, R4B, R5, R5B, R5D, 

R6A, R6B, R7A, C2-3, C4-2A, C4-3, and C4-4A districts to protect neighborhood character from out-of-scale 

development; 

 

o At a public hearing held on November 21, 2023, CB1 voted to approve this application with twenty-eight (28) 

in favor, two (2) opposed and zero (0) abstentions. There were no public speakers during the CB1 hearing, 

but the Board made the following comments: 

o The need for income tiers to be very affordable due to the area’s generally higher AMI; 

o The project should have competitive bidding for labor during construction; 

o The effect of the rezoning on existing buildings, and 

o The applicability of MIH requirements to other potential sites in the rezoning area; 

 

o At the Borough President’s Land Use Public Hearing, the Land Use Director chaired the hearing on behalf of 
the Borough President. The Applicant’s team presented their plans. The Architect stated that the development 
will explore use of green roofs and other sustainable features such as solar panels and landscaped terraces. 
The Land Use Director asked if the applicant was committed to MIH Option 1, to which the Applicant responded 
in the affirmative. The Land Use Director also asked if the Applicant team had a minimum local hiring and 
M/WBE goal, to which the Applicant Representative said they would comply with the Borough President’s 
minimum percentage. No public speakers testified for this application and the item was closed.  

 
 

 
RECOMMENDATION 
 

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; and 

• The Applicant team should follow through on CB1’s comments at the November 21, 2023 hearing to the 
best of their ability. 



 
 
 
 
 
 
             ________________________________________               _______________________ 

              PRESIDENT, BOROUGH OF QUEENS                                         DATE 
 

 

12/21/2023
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