
CITY PLANNING COMMISSION    

June 3, 2019 /Calendar No. 13                                                                   C 190202 ZMQ 
______________________________________________________________________________ 
 
IN THE MATTER OF an application submitted by Kimco Kissena Center LLC pursuant to 
Sections 197-c and 201 of the New York City Charter for an amendment of the Zoning Map, 
Section No. 10d:  
  
1. eliminating from within an existing R3-2 District a C2-2 District bounded by Holly 

Avenue, line 100 feet northeasterly of Kissena Boulevard, Laburnum Avenue, and Kissena 
Boulevard; 

2. changing from an R3-2 District to an R7A District property bounded by the northeasterly 
centerline prolongation of Geranium Avenue, a line 100 feet southwesterly of Union Street, 
Holly Avenue, a line 100 feet northeasterly of Kissena Boulevard, a line 100 feet 
southeasterly of Holly Avenue, a line 100 feet southwesterly of Union Street, Laburnum 
Avenue, and Kissena Boulevard; and 

3. establishing within the proposed R7A District a C2-3 District bounded by Holly Avenue, 
a line 100 feet northeasterly of Kissena Boulevard, a line 100 feet southeasterly of Holly 
Avenue, a line 100 feet southwesterly of Union Street, Laburnum Avenue, and Kissena 
Boulevard, 

Borough of Queens, Community District 7, as shown on a diagram (for illustrative purposes only) 
dated January 7, 2019, and subject to the conditions of CEQR Declaration E-514. 
 
The applicant, Kimco Kissena Center LLC, filed this application for a zoning map amendment 

on November 20, 2018, in conjunction with an application for an amendment to the Zoning 

Resolution.  The proposed actions would facilitate the construction of an eight-story, mixed-use 

building on property located at 46-15 Kissena Boulevard in the Flushing neighborhood of 

Queens, Community District 7. 

 

RELATED ACTION 

In addition to the proposed zoning map amendment (C 190202 ZMQ) that is the subject of this 

report, the proposed project also requires action by the City Planning Commission on the 

following application, which is being considered concurrently with this application: 

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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N 190203 ZRQ Zoning text amendment to designate a Mandatory Inclusionary Housing 

(MIH ) area.  

 

BACKGROUND 

The rezoning area is located along the eastern side of Kissena Boulevard between Geranium and 

Laburnum avenues.  It comprises approximately 200,000 square feet along two block fronts (Block 

5208, Lots 1, a portion of 5, 32, 45 and Block 5200, Lots 39, 49, 50, and a portion of 151). The 

development site is a 68,200-square-foot commercial parcel located at 46-15 Kissena Boulevard 

(Block 5208 Lot 45) on the southerly block front between Holly and Laburnum avenues. 

 

The surrounding area has a diverse mix of commercial uses, single-, two- and multi-family 

residential buildings and community facilities.  Commercial uses, including automobile repair and 

sales, local retail establishments and offices are concentrated in the area along Kissena Boulevard.  

Kissena Boulevard is a 70-foot-wide, two-way street that serves as a connector between Kew 

Gardens Hills and downtown Flushing. As a primary street it is traversed by several bus routes, 

including Q17, Q24, Q27 and Q34 buses.   Residential uses surrounding Kissena Boulevard consist 

predominantly of two-story, one- and two-family detached homes to the north, east and south of 

the project site, and six- to 24-story, multi-family buildings to the northwest, as the area transitions 

into downtown Flushing.  Community facility uses include several religious institutions, such as 

the Hindu Temple Society of North America and St. Ann Roman Catholic Church, as well as a K-

5 elementary school and intermediate school located within approximately 600 feet radius of the 
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project area.  Kissena Park and Kissena Corridor Park are regional parks with both passive and 

active recreation located just outside of the project area.   

 

The zoning in the area is primarily residential.  The project area is located within a lower-density 

R3-2 district, with C2-2 commercial overlays along Kissena Boulevard, while R3A and R3X 

districts are located to the northeast and further south of it.  R3-2, R3A and R3X districts have a 

maximum residential floor area ratio (FAR) of 0.5, with a maximum perimeter wall height of 21 

feet and a maximum residential building height of 35 feet.  One off-street parking space is required 

for each dwelling unit.  C2-2 commercial overlays permit retail and office uses to have a maximum 

FAR of 1.6 when located within R3-2 districts. Off-street accessory parking requirements for 

commercial uses vary, ranging from one space per 200 square feet of floor area to one space per 

300 square feet of floor area, depending on the use.  

 

An R6 zoning district is mapped adjacent to the northwest of the proposed rezoning area.  This 

medium-density residential district permits residential uses at a maximum FAR of 2.43 when using 

the height factor regulations and 3.6 when using the Quality Housing regulations and providing 

affordable housing pursuant to the Mandatory Inclusionary Housing (MIH) Program. R6 zoning 

districts have a 70 percent parking requirement under the height factor regulations for market-rate 

dwelling units and a 25 percent parking requirement for affordable housing dwelling units. The 

maximum FAR for community facility uses is 4.8.  

 

One block further to the north and west is an R7-1 zoning district.  R7-1 districts have a maximum 

residential FAR of 3.44 when using the height factor regulations and 4.6 when using the Quality 
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Housing regulations and providing affordable housing pursuant to the MIH Program.  R7-1 zoning 

districts have a 50 percent parking requirement under the height factor regulations for market-rate 

dwelling units and a 15 percent parking requirement for affordable housing dwelling units.  The 

maximum FAR for community facility uses is 4.8.  

 

The project area has largely remained zoned R3-2 and R3-2/C2-2 since 1961.  On September 1997, 

the City Planning Commission approved an authorization pursuant to Zoning Resolution Section 

23-631(h) for height and setback (N 980053 ZAQ), to allow a six-story, 70-unit non-profit senior 

residence at 45-35 Kissena Boulevard, which is located within the rezoning area.  

 

In May 2005, the City Council approved the Department of City Planning’s rezoning proposal for 

a 40-block area adjacent to the current rezoning area.  The Kissena Park Rezoning (C 050195 

ZMQ) proposed a zoning map amendment that rezoned all or portions of the 40 blocks from R3-2 

to R3X, R3A, and R2 districts.  The rezoning established lower density zoning districts that 

reinforced the one- and two-family, detached housing characteristics of neighborhood. 

 

The applicant is proposing to develop an eight-story mixed-use building containing residential, 

commercial, and community facility uses.  The existing one-story shopping center anchored by a 

supermarket on the applicant’s property would be demolished and the proposed redevelopment 

would provide 59,000 square feet of retail at the ground floor, 15,000 square feet of community 

facility and residential amenity space on the second floor and approximately 235,000 square feet 

of residential uses, or approximately 244 dwelling units, on floors three through eight.  Two levels 

of accessory parking below grade, with approximately 333 parking spaces, are proposed.   
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To facilitate the proposed development, the applicant seeks a zoning map amendment to rezone 

the Kissena Boulevard blockfront containing the development site and a portion of an adjacent 

blockfront to the northwest from R3-2 and R3-2/C2-2 zoning districts to R7A and R7A/C2-3 

districts.  An R7A district is proposed to be mapped on the blockfront northwest of the 

development site (Block 5200).  An R7A district paired with a C2-3  commercial overlay zone is 

proposed to be mapped over blockfront between Holly and Laburnum avenues containing the 

development site and three other affected lots.  R7A is a medium-density contextual district that 

allows a maximum residential FAR of 4.6 within an MIH area and a 95-foot maximum building 

height.  Within an R7A district, a C2-3 commercial overlay zone allows commercial uses up to an 

FAR of 2.0.  Parking would be required for 50 percent of market-rate dwelling units and 15 percent 

of affordable apartments, as well as one parking space for each 400 square feet of commercial 

floor area. 

 

All portions of the rezoning area would be designated as an MIH area, in conjunction with a related 

zoning text amendment (N 190203 ZRQ).  The applicant seeks to provide approximately 73 

affordable housing units pursuant to MIH Option 2.  Option 2 requires that 30 percent of residential 

floor area be devoted to housing units affordable to residents with household incomes at an average 

of 80 percent of the area median income (AMI). No more than three income bands can be used to 

average out to the 80 percent, and no income band can exceed 130 percent of the AMI.  
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ENVIRONMENTAL REVIEW 

This application (C 190202 ZMQ), in conjunction with the related application for a zoning text 

amendment (N 190203 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 agency is the 

Department of City Planning. The designated CEQR number is 18DCP188Q. 

 

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

Statement (EAS), a Conditional Negative Declaration (CND), signed by the Applicant, was issued 

on January 4, 2019.  The CND was published in the City Record on March 8, 2019 and in the New 

York State Environmental Notice Bulletin (ENB) on February 8, 2019.  Pursuant to SEQRA 

regulations set forth in Volume 6 of the New York Code of Rules and Regulations, Section 617.00 

et seq., a 30-day comment period followed.  No comments were received.  On May 31, 2019, a 

Revised EAS was issued that considers modifications to the proposed actions. A Revised CND 

was issued on June 3, 2019 that supersedes the Original CND. As described in the Revised CND, 

the Applicant will enter into a Restrictive Declaration to ensure the implementation of mitigation 

measures relating to transportation.  Additionally, an (E) designation (E-514) related to air quality 

and noise is assigned to sites in the area affected by the proposal, as described in the Revised CND.  

The City Planning Commission has determined that with the implementation of the mitigation 

measures identified in the Revised CND, the proposed actions will have no significant effect on 

the quality of the environment.  
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UNIFORM LAND USE REVIEW 

This application (C 190202 ZMQ) was certified as complete by the Department of City Planning 

on January 7, 2019 and 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 related application (N 190203 ZRQ), which was referred for information and review in 

accordance with the procedures for non-ULURP matters. 

 

Community Board Public Hearing 

Queens Community Board 7 held a public hearing on this application (C 190202 ZMQ) on March 

11, 2019, and on that date, by a vote of 34 in favor, none opposed, and with three abstentions, 

voted to recommend disapproval of the application.   

 

Borough President Recommendation 

The Queens Borough President held a public hearing on this application (C 190202 ZMQ) on 

March 28, 2019, and on April 11, 2019, issued a recommendation to disapprove the application 

with the following conditions:   

“The applicant should continue to work with the Community Board 7, area civic associations 

and local elected officials to further modify and improve the plans to minimize any negative 

impacts on the neighborhood and area traffic; 

The applicant should continue to work with DOT to discuss the implementation of the traffic 

plan proposed to improve the traffic condition along Kissena Boulevard; 

The application should create prevailing wage jobs during the construction and operation of 

the proposed building; 
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The revised development proposal in terms of setbacks from side and rear property lines should 

be codified in a restrictive declaration filed against the property as soon as possible; 

The application should also continue the dialogue with the area residents and CB7 regarding 

potential community facility uses needed in the surrounding community and explore the 

feasibility and need for senior housing; 

Height and density of the proposed project, especially as it relates to the low-density areas to 

the east and south of the project, has been consistently raised as an issue by the community 

and CB7.  The application should continue to look for a way to further redesign the building 

that would reflect the built character of the surrounding community.” 

 

City Planning Commission Public Hearing  

On April 24, 2019 (Calendar No. 4), the City Planning Commission scheduled May 8, 2019, for a 

public hearing on this application (C 190202 ZMQ) and the related application for a zoning text 

amendment (N 190203 ZRQ).  The hearing was duly held on May 8, 2019 (Calendar No. 16).  Six 

speakers testified in favor of the application.  

 

The applicant team, comprising the applicant, its land use attorney and its architect, summarized 

the requested actions and presented a reduced-density R6A version of the project that differed from 

the certified R7A proposal.  The team stated that its presentation of an R6A/C2-3 version of the 

project was an outcome of the applicant team’s discussions with and concerns from the 

Community Board and Borough President.  They noted that the proposed development would be 

reduced by one story in total building height, dropping from eight to seven stories, as well as 

density, with a maximum FAR reduced from 4.6 to 3.6. They also noted that further massing 
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reductions would provide additional distance between the rear wall of the development and the 

adjacent two-story homes.  They also noted that additional parking would be provided at the 

request of the community, increasing from 312 to 370 accessory spaces.   

 

Two representatives of the 32BJ service employees’ union spoke in favor of the application, citing 

the new jobs and affordable housing that the proposed development would generate, and 

expressing confidence that the developer would commit to providing union jobs.   

 

A member of the Community Board, spoke in favor of the application, stating that he had voted 

against the application but that the applicant had been very responsive to the community’s 

concerns.  He added that the neighborhood’s need for more housing and quality retail resources 

could be met by the proposed development.  Three other speakers spoke in favor of the application, 

also citing the need for housing and jobs in the neighborhood and expressing concern that the 

community board vote did not reflect neighborhood sentiment.   

 

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

 

CONSIDERATION 

The City Planning Commission believes that this application (C 190202 ZMQ) for a zoning map 

amendment, as modified herein, in conjunction with the related application for a zoning text 

amendment (N 190203 ZRQ), as modified, is appropriate.   
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The development site is located on a wide street, and it is close to multiple bus stops.  The current 

R3-2/C2-2 zoning does not adequately reflect that this site is well-suited to accommodate higher-

density mixed-use development to reinforce the context of this portion of Kissena Boulevard, a 

primary connecting route into downtown Flushing.   

 

The Commission acknowledges the concerns raised by Community Board 7, the Borough 

President and a local civic association, about the scale of the building that would be allowed under 

the proposed R7A/C2-3 zoning district.  Therefore, the Commission herein modifies this 

application to change the proposed R7A/C2-3 zoning district to an R6A/C2-3 district.  R6A is a 

medium-density zoning district that allows for a maximum 3.6 FAR for residential uses within 

MIH areas.  Building heights are regulated by a required base height of between 40 and 65 feet, 

followed by a mandatory building wall setback of 10 feet on a wide street like Kissena Boulevard, 

and a maximum building height of 85 feet.   

 

The Commission also herein modifies this application to reduce the rezoning boundary line from 

a distance ending at Laburnaum Avenue to a distance of 375 feet southeasterly of Holly Avenue.  

The reduction of the zoning boundary line focuses the zoning change on the blockfront in the 

portion that is closer to downtown Flushing, where density increases, as reflected in the current 

R6 and R7-1 zoning, and maintains the low-density R3-2, R3A and R3X zoning southeast of the 

development site.   

 

This zoning map amendment, as modified, can facilitate the development of a seven-story mixed 

use development containing residential, commercial, and community facility uses with about 183 
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residential units, including 55 permanently affordable units under MIH Option 2, and about 67,400 

square feet of commercial and community facility floor area.  

 

The 85-foot maximum height allowed in the R6A district will ensure that the proposed 

development better relates to the adjacent medium-density character to the northwest of the 

rezoning area and more accurately reflects two pre-existing non-conforming and non-compliant 

multi-family residential buildings on Block 5200 within the rezoning area.   

 

The Commission acknowledges the Community Board’s recommendation that parking be 

provided for every dwelling unit, including the affordable housing dwelling units, in addition to 

satisfying the commercial parking requirements.  This matter is outside the scope of the requested 

actions.   

 

The proposed text amendment to designate the rezoning area as modified as an MIH area is 

appropriate.  The action will designate a new MIH area, modified from the MIH area as proposed 

in the certified application and coterminous with the modified rezoning area.  The MIH area will 

be mapped with Option 2, which requires that 30 percent of residential floor area be set aside for 

affordable housing units for residents with incomes averaging 80 percent of the area median 

income.  This action is consistent with the goal of providing additional permanently affordable 

homes in the city. 

 

RESOLUTION 
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RESOLVED, that having considered the Revised EAS, for which a Revised CND was issued on 

June 3, 2019, with respect to this application (CEQR No. 18DCP188Q), the City Planning 

Commission finds that the action described herein, subject to the conditions in the Revised CND, 

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 

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. 10d: 

 

1. eliminating from within an existing R3-2 District a C2-2 District bounded by Holly 
Avenue, line 100 feet northeasterly of Kissena Boulevard, a line 375 feet southeasterly of 
Holly Avenue, and Kissena Boulevard; 
 

2. changing from an R3-2 District to an R6A District property bounded by the northeasterly 
centerline prolongation of Geranium Avenue, a line 100 feet southwesterly of Union Street, 
Holly Avenue, a line 100 feet northeasterly of Kissena Boulevard, a line 100 feet 
southeasterly of Holly Avenue, a line 100 feet southwesterly of Union Street, a line 375 
feet southeasterly of Holly Avenue, and Kissena Boulevard; and 
 

3. establishing within the proposed R6A District a C2-3 District bounded by Holly Avenue, 
a line 100 feet northeasterly of Kissena Boulevard, a line 100 feet southeasterly of Holly 
Avenue, a line 100 feet southwesterly of Union Street, a line 375 feet southeasterly of Holly 
Avenue, and Kissena Boulevard, 

 

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

dated January 7, 2019, modified by the City Planning Commission on June 3, 2019, and subject to 

the conditions of CEQR Declaration E-514. 
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The above resolution (C 190202 ZMQ), duly adopted by the City Planning Commission on June 

3, 2019 (Calendar No. 13), is filed with the Office of the Speaker, City Council, and the Queens 

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

Charter. 

 

MARISA LAGO, Chair 
KENNETH J. KNUCKLES, ESQ., Vice Chairman 
ALLEN P. CAPPELLI, ESQ., ALFRED C. CERULLO, III,  
MICHELLE DE LA UZ, JOSEPH DOUEK, RICHARD W. EADDY, 
HOPE KNIGHT, ORLANDO MARIN, LARISA ORTIZ, RAJ RAMPERSHAD, 
Commissioners 
 

 
























