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Queens Community Board 4 - Resolution 

RE: ULURP Application No. C 250044 ZMQ - 78-01 Queens Boulevard Rezoning  

Akerman/7801 Queens Holding, LLC.                                                                                 
 

Resolution Opposing the Proposed Rezoning – Adopted on June 10, 2025 

The motion was to the approve the ULURP Committee’s resolution which was to deny the 
application. 
Vote: 30 in favor of approving the resolution, 2 opposed and 1 abstention 

 

WHEREAS:  

Proposed Action and Density: The applicant seeks a zoning map amendment for 78-01 Queens Boulevard (Block 

1537, Lots 1, 4, 19, 22 and Block 1538, Lots 10, 7, 4, 1) from an M1-1 manufacturing district to an R7X residential district 

with a C2-4 commercial overlay, and a text amendment to designate the area as a Mandatory Inclusionary Housing (MIH) 

zone. This upzoning would facilitate a 13-story, 145-foot tall mixed-use building of approx. 356,000 sq. ft. with 314 dwelling 

units (173-foot tall to the top of the bulkhead), plus ground-floor retail and a 160-space parking garage and would allow 

future developments on the adjacent rezoned lots in the new R7X/C2-4 zoning. The proposed R7X zoning (allowing ~6.0 

FAR with MIH) represents a drastic increase in density over the current M1-1 (1.0 FAR) and far exceeds the single and 

two-family homes, low-rise walk up apartment buildings and maximum 70' tall recent multifamily apartment blocks along 

Queens Boulevard and within the EIS study area in CB4.  

The Queens Community Board 4 (QB4) is against such a high-density development that would overwhelm local 

infrastructure and alter neighborhood character and cast shadows upon the low to midsize dwellings, blocking out the sun, 

and encourage other developers to propose rezoning to the rest of the M1-1 zone and ultimately the R6 zone to the east to 

R7X in future actions.  

(We also express concern that DCP may not have provided information on non-applicant parcels to The Board. We 

request that DCP allow the owners of these adjacent non-applicant-owned parcels an opportunity to state in writing 

whether they wish their properties rezoned.)  



Housing Emergency vs. Inadequate Affordability: The 2023 New York City Housing and Vacancy Survey 

confirms that NYC as a whole has a low rate showing very few available affordable apartments. However, 

Elmhurst/Corona has an extremely low affordable rental vacancy rate of just 0.88%, the lowest since 1968. This indicates 

a severe affordable housing shortage and an urgent need for genuinely affordable housing. A vacancy rate at 5% or 

below enables the State to declare an emergency and enable rent regulations law such as Rent Control and Rent 

Stabilization to protect the welfare of the public. The majority of the apartments would be free market units not subject to 

any rent regulations. The developer could charge the highest rents possible. The free-market units would also pertain to 

the future developments in this rezoning.  

Moreover, approximately 79 apartments of the 314 units will be "affordable" under MIH requirements. The 79 units are 

not all for District 4 residents; under HPD agreement only 20% (16 units) would be allowed for CB4 residents.  

The 16 "affordable" units target those making 60% of Area Median Income (AMI) under HUD - a level that is often 

unaffordable for over 33,000 local residents who make less than $45,000 a year. Those residents are paying 50% or 

more of their income in rent.  

Considering the average household income in 11373 is $75,000-$78,000 for a family of 3, true affordability is 50% AMI. 

Anything more than 50% AMI is out of reach for our neighbors and in reality, displaces them.  

Out of the 16 units, only 6 units fall under 50% AMI. Only 16 out of 314 become accessible to our families and neighbors 

in our zip code.  

The population of Queens Community Board District 4 is approximately 169,000. District 4 Elmhurst/Corona is a low-

income district (see Urban Planner's report attached). The Board finds this affordable housing component woefully 

insufficient given the scale of the project and the acute affordable housing emergency. The vast majority (235 units) would 

be market-rate, offering little relief to the community's affordability crisis. Instead, it provides dwellings for higher income 

earners to move into the area, causing additional gentrification.  

Severe School Overcrowding: Queens School District 24, which serves this neighborhood, is one of the most 

overcrowded school districts in New York City. For years, District 24 schools have operated well above capacity - at 

roughly 115% of capacity on average as of the mid-2010s - and overcrowding persists today. Local elementary and 

middle schools are already unable to seat all students comfortably, with many schools using transportable classroom 

units (trailers) and makeshift spaces to handle overflow. The influx of children from hundreds of new apartments would 

exacerbate this chronic school overcrowding, further straining classroom space, core facilities, and services for students. 

(See Urban Planner Consultant reports.)  

We find it laughable that the applicant writes that the development and future developments would have no adverse 

effect to the pedestrian experience. There are significant transportation and pedestrian issues in light of the thousands 

of students, parents, teachers that concentrate on the vicinity of the development.  

CEQR School Impact Analysis Criteria: According to the City Environmental Quality Review (CEQR) Technical 

Manual guidelines (Community Facilities chapter), a detailed analysis of public school impacts are warranted for any 

project that would add more than 50 elementary and intermediate school students (or 150 high school students). A 

development of this size will likely approach or exceed that threshold in added enrollment. The Board is concerned that 

the environmental assessment for this rezoning did not adequately evaluate school capacity impacts. Any assertion that 

the rezoning poses "no significant impact" to schools contradicts the lived reality of our overcrowded District 24 

classrooms. The Board insists that a full examination of educational impacts should be required, including iron-clad 



mitigation commitments to create new school seats if the project proceeds. 

 

Loss of Manufacturing Zone Land and Jobs: The sites in question are presently zoned M1-1 (light 

manufacturing), a designation that allows industrial and commercial enterprises. Rezoning to residential would 

permanently eliminate scarce industrially-zoned land in our community. The Board is troubled by the continued erosion 

of manufacturing districts in Queens - a trend that diminishes opportunities for industrial/creative businesses and the 

good jobs they provide. While the current use on the site is a bank branch (a commercial use), the M1-1 zoning could 

accommodate future light manufacturing or other employment-generating uses. Converting the applicant's property and 

the other properties to exclusively residential use forecloses any future industrial or broad employment use of the site. 

We note that the CEQR Technical Manual (Socioeconomic Conditions chapter) sets a threshold that projects displacing 

over 100 employees warrant analysis of socioeconomic impacts. Although the existing businesses on-site may not reach 

that threshold, the principle stands that land use actions should consider potential job losses and the economic impact of 

eliminating productive industrial zones. Instead of eliminating this M-Zone, preserve and leverage this M-Zone creating 

an Industrial Business Zone (IBZ) to serve the community and the community at large. This proposal fails to adequately 

account for those economic and land use concerns.  

 

Inadequate Environmental Review ("Hard Look"): The Queens Community Board 4 has serious concerns about 

the environmental review process for this rezoning. The Department of City Planning issued a Negative Declaration for 

the project on April 4, 2025 concluding that the rezoning would have no significant adverse environmental impacts. This 

finding is difficult to accept given the likely effects on traffic, transit, parking, air quality, noise, and other quality-of-life 

conditions as well as the hazardous conditions onsite, that will not be remediated from a development and the future 

allowed developments of this magnitude. We believe that not all relevant impact areas were fully studied ("taken a hard 

look" at) during the Environmental Assessment and in the EIS, i.e. the non-applicant parcels which are Block 1537, Lot 1 

and Block 1538, Lots 10, 7, 4, 1. In the landmark case H.O.M.E.S. v. New York State Urban Development Corp. (1979), 

the court held that a negative declaration must be supported by a record showing the lead agency considered all 

relevant areas of environmental concern - and failure to consider key concerns (for example, traffic impacts) rendered 

the decision arbitrary and capricious. By analogy to that precedent, among other court cases, The Board finds the 

environmental review for the 78-01 Queens Blvd rezoning deficient.  

Therefore, we request the City take another assessment of the subject property with a "hard look." The standard 

established by H.O.M.E.S. has not been met. Consequently, proceeding with the rezoning without a full Environmental 

Impact Statement (EIS) would be irresponsible and legally questionable.  

 

FINAL DETERMINATION:  

Recommendation of Disapproval - For all the foregoing reasons, Queens Community Board 4 emphatically OPPOSES 

ULURP Application C 250044 ZMQ. The Board finds that the proposed rezoning of 78-01 Queens Boulevard and such 

other properties affected is not in the best interest of the community within proximity of the proposed rezoning nor for 

Community Board 4 as a whole. The development's excessive density, insufficient affordability, and strain on public 

infrastructure (especially schools), coupled with the permanent loss of industrial zoning and an inadequate environmental 

review, compel us to recommend denial of the application. We urge the City Planning Commission and the City Council to 

reject this rezoning proposal in its current form. The reasons are cited above among others as well as those cited in the 

Urban Consultant Report, which is attached as well as additional attachments.  



RESOLUTION AMENDMENT - With New Information 

 

WHEREAS, the Department of City Planning (DCP) certified the application although no 
environmental assessments were conducted for the sites not owned by the applicant, nor was there 
any input from the owners of those sites; this board is deeply concerned. While reviewing the certified 
application and related documents, we found that legally enforceable site-control 
documentation was missing for the non-applicant parcels, raising serious due-process issues under 
ULURP rules and Hell’s Kitchen, Gordon, and Stop-The-Barge; and 

WHEREAS, singling out a private-owner parcel for rezoning to benefit a private developer—allegedly 
without linking to a broader corridor or district-wide plan—may constitute spot zoning under Rodgers 
v. Village of Tarrytown, threatening surrounding properties and compromising the integrity of the 
neighborhood's industrial zoning; and 

WHEREAS, although notice requirements under ULURP §3.015 appear to have been met, no 
evidence of enforceable site control exists for the adjoining parcels, raising significant procedural 
and due-process concerns; and 

WHEREAS, the rezoning proposes converting land zoned for industrial and commercial uses without 
performing a CEQR Chapter 4 analysis of industrial displacement, conflicting with citywide policies, 
including CEQR and “City of Yes for Economic Opportunity;” and 

WHEREAS, the applicant’s documentation states that 54% of households in Community District 4 are 
rent-burdened, yet only 79 of the 314 units (≈ 25%) are income-restricted under MIH—meaning 75% 
of the units are priced at full market rate and thus unaffordable; additionally, only 20% of the 79 
affordable units (16 units) are guaranteed for residents of Queens Community Board 4 per the HPD 
agreement; and 

WHEREAS, under the City of Yes for Housing plan, the Universal Affordability Preference 
(UAP) allows for at least 20% additional floor area only if those units are permanently affordable at an 
average of 60% AMI. However, the owner was asked about UAP at the ULURP meeting and has not 
committed to offering UAP units—providing substantially less affordability and undermining UAP’s 
policy intent; and 

WHEREAS, MIH Option 1, as proposed, does not sufficiently address lower-income households (30–
50% AMI) and misses an opportunity to implement MIH Option 3 (“Deep Affordability”) at 40% 
AMI; 

NOW THEREFORE BE IT RESOLVED, that Queens Community Board 4: 

1. Disapproves the 78-01 Queens Blvd rezoning application as submitted, because it: 
a) potentially constitutes spot zoning under Rodgers; 
b) may be procedurally invalid due to omissions in site-control documentation; 
c) may violate CEQR and city policy by converting industrialized land without analysis; and 
d) fails to provide sufficient affordable housing or use available UAP incentives; 

2. Expresses concern that DCP may not have provided information on non-applicant parcels 
to the Board. We request that DCP: 

o verify that site-control documentation (deeds, recorded options, restrictive 
covenants) is provided for all parcels, or exclude the non-controlled parcels; 



o allow the owners of these parcels an opportunity to state whether they wish their 
properties rezoned. These owners are neither absentee nor uninformed—they live 
and pay taxes in the community, in some cases as much as $120,000 annually; 

3. Recommends that, before advancing the application, the following be completed: 
o a CEQR Chapter 4 land-use analysis evaluating industrial displacement and 

possible mitigation; 
o affordability upgrades, including: 

• alignment with UAP goals, ensuring that all additional floor area created under 
UAP is permanently affordable at an average of 60% AMI; and 
• consideration of MIH Option 3 for deeper affordability; and 

o negotiation of a Community Benefits Agreement guaranteeing local hiring, union 
labor, business displacement mitigation, MWBE participation, and long-term 
affordability safeguards; 

4. Requests, if site-control or affordability revisions are not made, that DCP: 
o withdraw or recertify the application before CPC progresses, and 
o that the City Council hold a public hearing on this resolution, conditioning any 

approval on adherence to the above requirements. 

ADOPTED this 10TH day of June, 2025, by Queens Community Board 4. 

 

ENC Enclosure: 79 pages  

 



ACRC                                                                           Associated Cultural Resource Consultants                                                                               
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Paul D. Graziano 

Associated Cultural Resource Consultants 

146-24 32nd Avenue 

Flushing, NY 11354 

(718) 309-7522 

paulgrazianohdc@yahoo.com 

 

June 9th, 2025 

 

RE: 78-01 Queens Boulevard, Elmhurst – EIS Review for Queens Community Board 4, ULURP 

Committee 
 

 

- Zoning, FAR, Building Height, Mass and Density: the applicant is proposing to rezone their parcel 

and others to R7X with a C2-4* commercial overlay to develop 359 units with two other parcels not 

owned by the developer expected to generate another 146 units. The FAR is a 6.0, which would generate 

356,169 sf for the developer’s site, and another 157,922 sf for the other two parcels. 
*In a letter received today by CB4, the developer states that it will be a C2-3 commercial overlay. 

 

Details: 

 

1. Building Height - the proposed heights of the buildings – listed as 145’ (Site 1), 100’ (Site 2) and 

110’ (Site 3) or 13, 9 and 10 storeys in height are grossly out of proportion with both the existing 

physical environment on Queens Boulevard at this location and surrounding area and is not actually 

correct, as the bulkheads of the buildings will reach 173’ (Site 1), 130’ (Site 2) and 140’ (Site 3) in 

height. In addition, there are inconsistencies throughout the EIS, which refer to the total height as 

165’ for Site 1 in many instances. Currently, the tallest buildings on Queens Boulevard in proximity 

are 70’ in height in the R6 zone directly to the east. The R7X zone that the applicant occasionally 

refers to in terms of justifying this proposed rezoning is more than ¼ of a mile away in a different 

Community Board (CB2) and neighborhood (Woodside). Most buildings nearby are one to three 

stories or 15’ to 35’ feet tall (Figure G-5) 

 

2. Zoning & FAR – The proposed change in zoning from M1-1 to an R7X/C2-4 zone is dramatic and 

excessive. It does not relate to the R6 zone immediately to the east or the R6 equivalent C4-2 zone to 

the south and is more than ¼ of a mile from the R7X zone in CB2 / Woodside. The potential 

building heights, massing and density is completely out of scale to new development on Queens 

Boulevard to the eats, despite the applicant’s statements in the EIS to the contrary. In addition, this 

will set a precedent in the M1-1 zone to rezone other locations to a similar zoning category and 

ultimately get rid of the zone altogether; it will also set a precedent for the R6 zoning to the east to 

be changed to a similar zoning category using the justification that it has already been adopted 

nearby. Most buildings in proximity have FARs far below a 6.0; the vast majority are 1.2 FAR or 

less. (Figure G-6) 
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3. Mass and Density – Based upon diagrams included in the EIS, the mass and density of the proposed 

development is several magnitudes compared to even the largest buildings in proximity. In addition, 

the schematic shown – Figures A-2 and A-3, Proposed Site Plan and Illustrative Massing – only 

shows the applicants property; it fails to show the corner property’s massing, also considered to be a 

site that will definitely be developed (with a 130’ tall building, including bulkhead), so as not give 

an accurate depiction of what can or will be built at that site in relation to the applicant’s property. 

Before and After Massing, Height and Density illustrations (Figures G-7a through G-10b) also 

minimize the actual increases that will be perceived by pedestrians or drivers on Queens Boulevard 

through distorted perspective viewsheds by the applicant’s consultant that hide the true effects 

should these plans come to fruition. 

 

- Affordability:  the applicant has filed under the Mandatory Inclusionary Housing (MIH)program, 

resulting in approximately 70-100 units which will be “affordable” out of a total of 359 units for the site 

controlled by the developers, with approximately 30-50 additional units “affordable” out of the other 

146 units that would be built at the two other sites. Very few of the “affordable” units will be earmarked 

for CB4 residents; the rest will be open to a citywide lottery. The remainder of the units will be rented at 

market-rate/luxury rates. In addition, it is unclear at which level the MIH will be – 60%, 80% or more. 

The applicant is making the case that in order to build affordable units, the project must be scaled to an 

R7X zone. The applicant has specifically chosen not to include the new Universal Affordability 

Preference (UAP) passed under the City of Yes for Housing Opportunity (COYHO) that would require a 

higher percentage of affordable units in exchange for additional density and height.  

 

- Open Space: The amount of publicly-accessed private open space included in the applicant’s project is 

miniscule – a little more than 5,000 sf in relation to a development of over 350,000 sf. The applicant’s 

inclusion of this open space is meant to respond to the overwhelming need for public open space in 

Elmhurst, which is one of the neighborhoods most deficient in New York City. By the admission of the 

EIS, the area will continue to lose open space at an even faster rate should this rezoning be approved 

(Tables F-7 and F-8). 

 

- Hazardous Materials: As with many industrial areas in New York City, the parcels under consideration 

have a history of contamination. While the applicant has “voluntarily” placed an E-Designation on the 

development site – which will travel with the deed and property – this was done to respond to the State 

Environmental Quality Review Act (SEQRA) and City Environmental Quality Review (CEQR) which, 

had they not “volunteered” to do this, the EIS would have had to go through a more rigorous process. 

Note: None of the other properties in question that the EIS assumes will be developed by 2030 (the other 

development sites with a proposed 146 residential unit count and another potential site as described) 

have been tested for hazardous materials despite being in a manufacturing zone with a history of 

contamination. E-Designations have been recommended by the EIS for those properties as well. 

 

- Schools: The school utilization statistics provided in the EIS by the applicant which are directly taken 

from data supplied by the New York City Department of Education make absolutely no sense. 

Community Board 4 has had some of the most crowded schools in the city for decades. It is simply an 

impossibility that the elementary schools listed in the EIS would drop from 98.1% to 68.0% utilization 

between 2024 and 2030 (Tables E-2 and E-5).  
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Recommendations: 

 

1. Retain the M1-1 Zoning and Create an Industrial Business Zone. The 3.5 million square feet/19-

block area that the proposed rezoning is taking place is the only large area of Community Board 4 

dedicated to manufacturing and industrial uses. Rather than dismembering this part of Elmhurst to allow 

yet more high-density development, it is critical to bolster large-scale economic activity in the few 

places where it can still occur. As stated previously, should this rezoning be approved, there will be 

additional  

 

2. Any Rezoning Should Reflect the Actual Profile of the Surrounding Community. The applicant’s 

proposed rezoning is wildly out of scale to the development immediately adjacent and within a 400’ 

radius (the study area) of the parcels in question. The zoning that surrounds this area is R4, R5 and R6 

zoning. It stands to reason that proposing an R6 rezoning that is adjacent to existing R6 (and equivalent 

C4-2) zoning would make much more sense, as the FAR, realistic height maximums and overall unit 

count would be more comparable.   

 

3. Real permanent affordable housing is important. Since its inception, the amount of affordable 

housing at New York City AMI levels has not moved the needle on actual affordability for New York 

City residents. In fact, it has been well documented that as MIH developments are built, the market-rate 

and luxury units associated with them overwhelm whatever affordability is baked into that particular 

development, resulting in increased gentrification far beyond that project itself. Should a rezoning occur, 

it should be at the prevailing zoning adjacent to the rezoning area; should include MIH requirements; 

and, should additional height or bulk be requested, should be part of the UAP program requiring deep 

affordability with additional units in exchange for greater height, more FAR and higher density. 

 

4. Real amenities, including meaningful open space, are necessary. The applicant’s inclusion of a 

pittance of publicly accessed privately-owned open space will not make a difference in Elmhurst, which 

is starved for meaningful open space. While it is part of the EIS process, it is revealed that part of that 

open space calculation for this proposed rezoning is the Queens Boulevard bike lane. While this is “open 

space” according to SEQRA and CEQR, it is not meaningful open space for the residents of Elmhurst. 

Neither is a small parcel incorporated into the proposed building complex that really only serves to 

enhance the development itself as an amenity that will allow the owner to charge higher rents for the 

market-rate units.  

 

 

 

 

Submitted by: 

 

Paul Graziano, Principal 

Associated Cultural Resource Consultants 



























































































































































Adam Lee
Community Board 4 Queens Member  | Transportation Committee
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CM Krishnan and the City Council,

My name is Anthony Pan. I am a lifelong Queens resident. I represent the concerned residents
of my block.

My ties to Elmhurst are in the following ways: I shop, volunteer, and participate in local
community organizations here.

I urge CM Krishnan and the City Council to vote No to the rezoning at 78-01 Queens Boulevard.
I am against this rezoning because of the following reasons:

1) It will increase traffic congestion and strain on public transportation.
2) It will reduce affordable housing options and accelerate displacement.

With our community board voting this down, with 15 local organizations disapproving this
application and with 150+ signers of a petition against this rezoning, I hope you, as our elected
officials would vote accordingly.

Sincerely,

Anthony Pan.

Virus-free.www.avast.com
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To
CM Krishnan and the City Council,

My name is Anthony Szeto.  I am resident of Elmhurst, a CB4 member and chair of the Safety
Committee.
My ties to Elmhurst are in the following ways:
a) long time resident of Elmhurst
b) active participant to non-profit organizations in the community
c) collaborated in clean-ups and tabling in the community.

I urge CM Krishnan and the City Council to vote NO to the rezoning at 78-01 Queens
Boulevard.
I am against this rezoning because of the following reasons:
1) the environmental impact to community and schools
2) no transparency of what the externals and internals of the buildings after the rezoning.
3) how much taxes will be increased because of these "luxury" homes.

With our community board voting this down, with 15 local organizations disapproving this
application and with 150+ signers of a petition against this rezoning, I hope you, as our elected
officials would vote accordingly.

Sincerely,

Anthony Szeto

10/8/25, 2:11 PM [EXTERNAL] Oppose rezoning at 78-10 Queens Blvd - Land Use Testimony - Outlook

about:blank 1/1



My name is April.  I am an Elmhurst born and raised New Yorker. 
My ties to Elmhurst are in the following ways:
a) my childhood home located on 74th St, 2 blocks from one of the most traveled through 
subway stations in Queens.
b) my home church is located on Queens Blvd at what was formerly the Elk Lodge 
c) I volunteer regularly at a community space for the neighborhood of Queens 

I urge CM Krishnan and the City Council to vote No to the rezoning at 78-01 Queens Boulevard.
I am against this rezoning because of the following reasons:
1) I fear that my beloved neighbors will be pushed out through the inability to afford the cost of 
living with this decision to rezone.
2) you are hurting the neighborhood’s cultural hubs, leaders are always heard political praising 
Queens for its diversity, rezoning is going directly against such statements. 
3) High rise luxury buildings do not belong in Elmhurst, destroying the landscape of our 
neighborhood as well as further isolating neighbors from each other. 

With our community board voting this down, with 15 local organizations disapproving this 
application and with 150+ signers of a petition against this rezoning, I hope you, as our elected 
officials would vote accordingly.

Sincerely,
April Chong 
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CM Krishnan and the City Council,

My name is Deven Bhatt.  I am a resident of Elmhurst, born and raised in Elmhurst. 

I urge CM Krishnan and the City Council to vote No to the rezoning at 78-01 Queens Boulevard.
I am against this rezoning because the continued gentrification of our community (due to the
attractiveness of these so-called “luxury apartments”) is increasing rent prices for those who
already struggle to make ends meet. While my wife and I can afford even egregious increases
to rent, I worry about folks like my parents who have seen their rent increase to levels that is not
in line with their wages. My parents are life long Elmhurst residents, hard working low-to-middle
income Americans who are trying to realize their “American dream” living an honest life.
Unfortunately as we know capitalism is anything but honest when we give unrestricted license
to the wrong people. I am deeply concerned with the motive of those already very wealthy and
in turn sacrificing the culture and community of Elmhurst. I’ve seen what these high rises have
done to communities like Woodside, Long Island City and parts of Astoria, gentrifying the
community, whitewashing authenticity, and driving prices in every which way. While we cannot
unfortunately stop the gentrification of all of America, against all odds, we can at least try to stop
it in our community of Elmhurst. And this is coming from someone who used to live in one of
these so-called “luxury apartments” AKA: thin walls, broken “amenities,” and poor insulation.
There are too many of these “luxury” buildings and not enough affordable units. Please lets
focus on affordability for the most vulnerable people in our community, not prioritizing the
interests of rich guys in suits. 

With our community board voting this down, with 15 local organizations disapproving this
application and with 150+ signers of a petition against this rezoning, I hope you, as our elected
officials would vote accordingly.

Sincerely,
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CM Krishnan and the City Council,

My name is Farzana Linda.  I am a long time resident and constituent of your district
.
My ties to Elmhurst are in the following ways:
a) Have lived in Elmhurst and Council District 25 for over 20 years
b) Work and serve community members in Elmhurst
c) Connected to local organizing and community groups throughout Elmhurst, Jackson Heights, 
Corona, Woodside  

I urge CM Krishnan and the City Council to vote No to the rezoning at 78-01 Queens 
Boulevard. 

I am against this rezoning because of the following reasons:

1) This neighborhood is suffering from gentrification with rents continuing to rise because of high 
rise developments like this. We cannot afford more developments that promise only a small 
portion of rents meant to be “affordable” which often do not qualify those who are most at risk of 
displacement. Only 79 units out of the 314 units are being claimed to be “affordable.” Just 16 
units would be available to Community Board 4 residents, and only 6 at or below 50% AMI—
unreachable for most working-class families in City Council District 25. It does not change that 
235 of these units will be at market rate, which we have repeatedly seen spur on gentrification 
in the surrounding area and displace communities who have been here for generations. Make 
no mistake, this is a LUXURY development. 

2) This level of market rate housing will also bring in further luxury development and big 
corporate retailers. Little Thailand Way and Elmhurst’s Chinatown is just a 10 minute walk away 
from the proposed development. Many working class immigrant communities live, shop, work 
and socialize here. Small businesses play a critical role in this and the development is likely to 
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spur further gentrification by their displacement and the onslaught of new corporate developers 
looking to serve those living in market rate apartments. This will drive up rent even further and 
displace small mom and pop shops who are already contending with unaffordable commercial 
rent. Just look at the line of small businesses near Moore Hempstead Park (by Pettit Ave) and 
other small businesses on Broadway that have already shutdown. These businesses make up 
the cultural fabric of Elmhurst and the diversity of City Council District 25 and must be protected 
from further displacement. 

3) This will disproportionately have a negative impact on the working class Asian American 
community of this district. 

As a long time constituent of this district, I will be closely following Council Member Krishnan's 
decision. Having used being Asian American as a critical part of his campaign to bring in voters 
and supporters, I hope he will hear our voices and stop this rezoning. 

With our community board voting this down, with 15 local organizations disapproving this 
application and with 150+ signers of a petition against this rezoning, I hope you, as our elected 
officials, would vote accordingly. 

Sincerely,

Farzana Linda 
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My name is Indira Chongbang  I am the bord member of community board 4.  I represent
Elmhurst, New York.
My ties to Elmhurst are in the following ways:

I urge CM Krishnan and the City Council to vote No to the rezoning at 78-01 Queens Boulevard.
I am against this rezoning because of the following reasons:

With our community board voting this down, with 15 local organizations disapproving this
application and with 160 signers of a petition against this rezoning, I hope you, as our elected
officials with vote accordingly.

Sincerely,

Regards,

Indira Chongbang    
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1. CM Krishnan and the City Council,

My name is Jennifer.  I am a constituent.
My ties to Elmhurst are in the following ways:
a) my mother in law lives here
b) my family owns property here
c) my family goes to church here

I urge CM Krishnan and the City Council to vote No to the rezoning at 78-01 Queens 
Boulevard.
I am against this rezoning because of the following reasons:
1) area is too dense already 
2) it will negatively affect the transit, water, and sanitation services
3) the schools in this area are already overcrowded 

With our community board voting this down, with 15 local organizations disapproving this 
application and with 150+ signers of a petition against this rezoning, I hope you, as our 
elected officials would vote accordingly.

Sincerely,
Jennifer 
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CM Krishnan and the City Council,

My name is Jennifer K.  I am a fellow resident in Woodside.  

My ties to Elmhurst are in the following ways:
a) I often go to Elmhurst for groceries, restaurants, and 
b) I live very close by and also consider Elmhurst home, too.
c) I go to church very close to 78-01 Queens Boulevard.

I urge CM Krishnan and the City Council to vote No to the rezoning at 78-01 Queens Boulevard.
I am against this rezoning because of the following reasons:
1) Of the 200+ market rate homes that are out of reach for local residents.
2) The 13 story building is out of place with the rest of the neighborhood. 
3) It will gentrify the neighborhood, drawing in other luxury buildings and commerce that will 
take away from the mom and pop stores. 

With our community board voting this down, with 15 local km organizations disapproving this 
application and with 150+ signers of a petition against this rezoning, I hope you, as our elected 
officials would vote accordingly.

Sincerely,
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Subject: Oppose rezoning at 78-10 Queens Blvd

CM Krishnan and the City Council,
My name is Jennifer Ochoa. I was born, raised and continue to live in Elmhurst with my 3 generation family, and proud of it !.
I represent Queens CB4, AOFE PTA , Elmhurst History and Cemeteries Society, Newtown Civic Association, Elmhurst
Baptist Church GEMS Women's Group, Table Of Nations at historic St. James Episcopal Church.
 
My ties to Elmhurst are in the following ways:

a) My family has been here since the latter part of the Eisenhower administration. My family has been witnesses and
participated in the changes that occurred in Elmhurst and the US. Thanks to their sacrifices, my life has been better and 'easier'
than they had it. I only hope I can say the same for my children.
b) I volunteer and give back to my community and City as much as I can. I am a board member of my community board,
partake in my son's PTA and other organizations on my community. My family was greatly impacted by the Kennedy
administration and their faith, thus it was our responsibility to give back.
c) I was born and raised in Elmhurst. I chose to stay in Elmhurst and raise my family. I had the opportunity to raise my family
in the Garden District of Jackson Heights, and I said "No Thanks!"

I urge CM Krishnan and the City Council to vote No to the rezoning at 78-01 Queens Boulevard.
I am against this rezoning because of the following reasons:

1) All of Queens Blvd has been over developed with high raisers that are rented as luxury living apartments. The average
person does not understand the alphabet soup of AMI, HUD, AGI... and the formula is not equivalent to the earnings of the
residents of the community. The guidelines under the affordable housing serves to benefit the developers and those financially
benefitting from the developments. The average resident can not afford these so called affordable housing. The guidelines
should be changed to reflect the people's income, family make up (eg: multi generational families, families raising
grandchildren, college students living at home, families with extended members who are disabled...). Perhaps, 60 to 70
percent AMI, flexibility of what compromises a family and an easier understanding of the formula and agencies.

2) Invest in the community and help us grow. WE have always needed a YMCA, Boys and Girls Club of America, community
center where disables adults, seniors, students can learn, exercise, engage with each other, combat criminal activity, address
mental and behavioral health issues and plant seeds of belonging , pride and unity. The late State Senator Jose Peralta was the
only politician actively working towards that goal. ( A historical point: Elmhurst had a bowling alley and arcade, pool halls,
roller rinks and disco/rock venues, 4 star hotel, 3 movie theaters, factories and all were torn down for the benefit and gain of
developers. We got nothing in return except for ugly over priced structures.)

3) Why are studies down before behemoth structures are built ? Why do the traffic, water, environmental studies done after the
fact and changes implemented only when there is a high mortality rate? Where are all the trees on Queens Boulevard ? Why
did it have to be coined the Boulevard of Death on order to get changes done? The infrastructure does not support the
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population right now, how then will adding more pressure/population to it worsen the situation ? The area is surrounded by
schools, bus stops, Citibikes,  and a family shelter. Lets not forget the supermarket and the night club with its fighting and
shooting when showcasing stellar events; what and how will this impact Elmhurst?  These need to be answered before any
project is contemplated.

4) When my family initially arrived to Elmhurst, they were able to obtain jobs and go to school all along Albion Avenue,
South Railroad Avenue, 43rd Avenue and Corona Avenue. Elmhurst was a place where you could live, educate yourself, get a
job and participate in community events and go to local entertainment places. with time, the factories were built over and
communal centers disappeared. The generation that helped build up Elmhurst were dealt a bad hand. They trusted government
to do the right thing. They believed that the factories were safe and that these areas would be properly cleaned out of toxins
before the construction of schools, housing etc... This part is very personal to me. My family tree did not have cases of cancer
until the branches of the siblings that came to Elmhurst. Four siblings developed cancers and only 2 survived. Their coworkers
also developed cancer with only 2 surviving to older age. I don't want any family to ever have to experience the pain of losing
a loved one to cancer. These were avoidable and the  structures that now stand there may still be toxic. Please review the case
against PS Queens and the DOE. Elmhurst, with good conscience, can not and will not accept any construction or rezoning
without a thorough clean up, those not based on the negligent criteria used now. 

With our community board voting this down, with 15 local organizations disapproving this application
and with 150+ signers of a petition against this rezoning, I hope you, as our elected officials would
vote accordingly.

Sincerely,
Jennifer Ochoa

Queens Community Board 4
EHCPS
NCA
AOFE PTA
GEMS/Elmhurst Baptist Church
TANA/Historic St. James Episcopal Church
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Dear CM Krishnan and the City Council,
 
 
My name is Joseph Vidal. I was born and lived here my whole life. My family has worked in the
neighborhood, and volunteered at local school and church activities. Growing up here, I got to
know a lot of my older neighbors, many of whom I help out now that I'm older. This is home. But
as I've gotten older, I have seen many things change over a short period of time. Many buildings
are going up, businesses are decreasing, and rent is higher than ever before. I am against this
rezoning at 78-10 Queens Blvd. 
 
I urge CM Krishnan and the City Council to vote No to the rezoning at 78-01 Queens Boulevard.
 
I am against this rezoning because of the following reasons:
 
The building they plan to put up will NOT be affordable. Who are we trying to attract? Do we
need more apartments no one can afford? From what I've read, only 25% will be "affordable"
out of 314. That's simply outrageous. We already have a housing problem here, and the answer
isn't putting up more unaffordable places. We need ALL OF IT to be affordable housing.
 
What about parking? I seriously doubt they can find/build enough parking. Imagine the added
traffic and possible accidents that can arise from having too many cars in that area. Especially
in the mornings, kids are trying to get to schools nearby, and crossing the Blvd. by that area is
already worrisome.
 
Accepting this rezoning could allow developers to brazenly push for more places to rezone. We
could possibly lose more places. As I mentioned earlier, over the years, I've seen a decrease in
businesses in favor of apartment buildings. New York prides itself on local mom-and-pop shops
and growing up I definitely saw these stronger in Elmhurst than anywhere else. I know many
local businesses and their owners. Whether it’s my local pizzeria, pharmacy, or 99¢ store, they
are a part of what makes this neighborhood a great place to live and I'm afraid that we might
lose them in the near future to rezoning.
 
With our community board voting this down, with 15 local organizations disapproving this
application and with 150+ signers of a petition against this rezoning, I hope you, as our elected
officials would vote accordingly.
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Sincerely,
 
Joseph Vidal
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Dear Sir/Madam,

I am writing to oppose the rezoning of 78-01 Queens Boulevard.

I am a long-time resident of Queens having lived here for over 30 years. This area surrounding
Queens Boulevard has been flood-prone and the additional properties will exasperate the
problem overloading the sewer system and pushing older electrical grids to the limit. 

This neighborhood is also overcrowded with single family homes converted to 2-4 family homes
resulting from greedy developers who have no concern for the community's best interest. 

Please support us and not approve this rezoning application.

Regards,
Linda Wong
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Subject: Oppose rezoning at 78-10 Queens Blvd 
 
CM Krishnan and the City Council, 
 
My name is Mildred Ramirez, I am a CB 4 Board member. I represent my community, 
friends, neighbors and family. 
​
My ties to Elmhurst are in the following ways: 
I have lived in Corona Queens for over 50 years, have friends and family that live in 
Elmhurst. We have seen the changes on the new buildings being built, and while they 
are very nice and pretty, the rent is not affordable. 
 
I urge CM Krishnan and the City Council to vote No to the rezoning at 78-01 Queens 
Boulevard.​
I am against this rezoning because of the following reasons: 

Cost of Living:  

Elmhurst's cost of living is 73% higher than the U.S. national average, primarily due to 
high housing, transportation, and food costs. 

A single person in Elmhurst required an estimated $4,282 in monthly living expenses in 
2025. 

Lack of affordable housing: While many rezonings include affordable housing 
components,the proposed plans do not go far enough to address the neighborhood's 
affordability needs. The proposed level of affordability is not sufficient to address the 
housing crisis in the area and call for a higher percentage of units to be permanently 
income-restricted at deeper affordability levels. or for all housing on public land to be 
100% affordable. 

With our community board voting this down, with 15 local organizations disapproving 
this application and with 150+ signers of a petition against this rezoning, I hope you, as 
our elected officials, would vote accordingly. 
 
Sincerely, 
 
Mildred A. Ramirez​
 
 



 I am writing to express my strong opposition to the proposed housing development  at 78-01

Queens Blvd. . While I understand the need for residential housing in our city, I believe that this

project would have a detrimental impact on our community.

First and foremost, the proposed development is simply too large for our area. The increase in

population density would put a strain on our already overburdened infrastructure, leading to

increased traffic congestion, noise pollution, and strain on our public services, especially our

overburden sewer system and electric grid.   

Additionally, the construction of this project would result in significant environmental disturbance

to the contaminated soil at the site.  The site has an E designation.  The location was once

home to auto repair shops and heavy manufacturing businesses.  In the past business owners

would just dump their used oil and other contaminates into the soil at the site.   Today, we know

we can’t do that.  The entire site needs to go through a thorough environmental review and

cleanup.  Meanwhile, there is no environment cleanup included in the project.  

In conclusion, I strongly urge you to reconsider this proposed housing development. While I

recognize the need for affordable housing, I believe that this project is simply not the right fit for

our neighborhood. Thank you for your attention to this matter

Miley Wong
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Subject: Oppose rezoning at 78-10 Queens Blvd

CM Krishnan and the City Council,

My name is Mitchell Grubler.  I represent the Queens Preservation Council as Chair.
I urge CM Krishnan and the City Council to vote No to the rezoning at 78-01 Queens
Boulevard.
We are against this rezoning. 

With the community board voting this down, with 15 local organizations disapproving this
application and with 160 signers of a petition against this rezoning, I hope you, as our elected
officials will vote accordingly.

Sincerely,
Mitchell Grubler, Chair
Queens Preservation Council
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To: Hon. CM Krishnan and the City Council, 

 

Subject: Opposition to rezoning at 78-10 Queens Blvd 

 

Date: September 23, 2025 

 

Hon. CM Krishnan and the City Council, 

 

My name is Moe Chan Liu. I would like to submit my opposition to rezoning at 78-10 Queens Blvd.  

 

I have been a resident of Elmhurst for the past more than 20 years. I am a member of Community Board 

4, which serves neighborhoods including Elmhurst. I have also been a community advocate for the past 

20 years. I am an entrepreneur in Elmhurst. I have promoted the community and its small businesses 

over the past years.  

 

I am opposing the rezoning because 1) I don’t believe the developer is clear on the question of 

“affordability” part 2) the developer hasn’t addressed the environmental concerns since the area has 

been for manufacturing 3) the developer has not addressed the residents’ serious concerns of “socio-

economic impacts” and 4) I don’t believe the developer has been transparent enough on their project.  

 

In conclusion, with our community board voting this down overwhelmingly, with 15 local organizations 

disapproving this application and with 150+ signers of a petition against this rezoning, I call on you to 

vote against it.  

 

Thank you.  

 
Moe Chan 

 



Dear CM Krishnan and the City Council,

My name is Morgan Taylor.  I am a local resident and business owner in Elmhurst.

My ties to Elmhurst are in the following ways:
A) Resident

    B)  Business Owner
    C) Community Board Member

I urge CM Krishnan and the City Council to vote No to the rezoning at 78-01 Queens Boulevard.
I am against this rezoning because of the following reasons:

1) I have concerns on the strain this type of building will put on the existing infrastructure of
the area including but not limited to, Public Sewage and power systems, schools, public
transportation and roads

2) The development is proposed on a current Brownfield Site.  Environmental concerns
abound along with worries about the detrimental health effects on potential residents and
workers on the site

3) The lack of TRULY affordable housing that will be available should this development
proceed.  We have a number of market rate (read unaffordable to local persons)
developments in the area just a few blocks both east and west of this site.  The
development does not address the AFFORDABLE housing shortage we are currently
experiencing, all it does is push further afield the locals that have lived and worked in the
neighborhood for generations as there is no way that any current resident of the
neighborhood will be able to afford one of these units at their proposed market rates.

With our community board voting this down, with 15 local organizations disapproving this
application and with almost 200 signers of a petition against this rezoning, I hope you, as our
elected officials, would vote accordingly.

Sincerely,
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Morgan A Taylor
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Dear City Council,

.

 

Natasha Go || she, her, hers
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Dear CM Krishnan and the City Council,

My name is Nina Palattella, a media professional and writer. I live in Elmhurst, and I attend worship
services and frequently volunteer in the community.

I urge CM Krishnan and the City Council to vote No to the rezoning at 78-01 Queens Boulevard. I am
against this rezoning because I do not believe it is the kind of development Elmhurst needs to keep
our community truly affordable.

With our community board voting this down, with 15 local organizations disapproving this application,
and with 150+ signers of a petition against this rezoning, I hope you, as our elected officials, would
vote accordingly.

Sincerely,
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Sincerely,
Nusrat Arifa (she/her)
Elmhurst, NY 11373-3846
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Dear CM Krishnan and the City Council,

My name is Phil Wong.  I am a resident of Elmhurst Queens since 1976.  I represent myself.
My ties to Elmhurst are in the following ways:

I urge CM Krishnan and the City Council to vote No to the rezoning at 78-01 Queens Boulevard.
I am against this rezoning because of the following reasons:

 

1.      This rezoning is for Luxury Developments; the developer is requesting a high density
rezoning of R7X/C2-4. The developer is proposing one large development, but this
rezoning will allow for future high density unaffordable luxury developments for the other
lots being rezoned as well. This will lead to residents being pushed/priced out and
gentrification. The MIH % offered is not affordable to our community. The Developers 13-
story proposed will only offer 16 apartments that will actually be affordable to residents in
our community. The developments to come after will also not offer affordability for residents
in our community. 

2.      All the properties in this rezoning are highly contaminated sites with minimal clean up
regulation placed by the developers, which is an E-designation, these sites require more
than that. The proposal includes Properties not belonging to the developer and they were
not even tested in the Environmental Review. This area is historically and still is a
Manufacturing district, M1-1 zone. Example: High levels of cancer cases/lawsuits from
neighboring P.S.7.

With our community board voting this down, with 15 local organizations disapproving this
application and with 160 signers of a petition against this rezoning, I hope you, as our elected
officials with vote accordingly.

 

Sincerely,
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Phil Wong

Resident of Elmhurst for 50 Years.
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CM Krishnan and the City Council,

 

My name is Robbie Sheikh, and I have been an Elmhurst resident for over 2
decades. I have many family members and friends that live in and near Elmhurst
that have a vested interest in the well-being of the community. I also serve on
Community Board 4 because I believe community input is vital for upholding
democratic ideals and ensuring prosperity for all. With that said, the rezoning at 78-
01 Queens Boulevard is of great concern to many of us.

 

I urge CM Krishnan and the City Council to vote No to the rezoning at 78-01
Queens Boulevard.

 

I am against this rezoning because of the following reasons:

1) it will be unaffordable for the vast majority of renters in our community

2) the increased population will exacerbate pressure on already weakened local
infrastructure like schools and roads

3) the immense size of the proposed project will dwarf surrounding buildings and
be out of sync with the aesthetics and character of Elmhurst

With our community board voting this down, with 15 local organizations
disapproving this application and with 150+ signers of a petition against this
rezoning, I hope you, as our elected officials, will vote accordingly.
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Sincerely,

Robbie Sheikh
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CM Krishnan and the City Council,

As a child of immigrants and native New Yorker, I urge CM Krishnan and the City Council to
vote No to the rezoning at 78-01 Queens Boulevard.

Elmhurst is a neighborhood that is characterized by the immigrant families who have settled
down there and now call it their home. These people have made the neighborhood rich in
culture and diversity and they are what make New York. 

For you to allow for a re-zoning of their Elmhurst neighborhood for the sake of building an
apartment building that is not affordable for the majority of people living in Elmhurst or in New
York for that matter, makes absolutely no sense. 

On top of that, this re-zoning only benefits the building developer. Even if apartments are
partially affordable, this new build further perpetuates the housing crisis we have in New York.
Stop allowing building developers to build apartments that will price out and displace the local
people living in the area. If you care about your constituents please vote no to the re-zone.

Thank you for your time.

Best,
Salina L.
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Dear Sir/Madam,

I am writing to adamantly oppose the rezoning of 78-01 Queens Boulevard. I have lived in the
same location for more than 30 years and know that our fragile infrastructure cannot handle a
structure of this size. Our aged sewer system cannot handle heavy rains and residents in my
area and along Queens Boulevard have had to live through multiple flooding of their homes. In
addition, the electric grid has not been properly updated to accommodate the increase in
population over the past 10 years. 

People move here as they like the character of the neighborhood which has family-owned
businesses and open air non-intrusive properties in this sector. I have great concerns that if this
rezoning is approved, it will open the floodgates for other ambitious developers to apply for
rezoning and devastate our quality of life and community.

Please support us by not approving this rezoning application.

Sincerely,

Sally Wong
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Dear Council Member Krishnan and Honorable City Council Members,

My name is Suwandi Polles, a concerned and long-time resident of Elmhurst. I speak on behalf of
my household and fellow community members who hold serious concerns regarding this proposal.

My connection to the Elmhurst community runs deep, as outlined below:

a)  Long-Term Residency: I have resided with my family at Van Kleeck Street in Elmhurst for 20
years, which has given me a strong understanding of the neighborhood's character and requirements.

b)  Civic Engagement: My family and I are members of New Life Church and active participants in
community events.

c)  Proximity to the Site: My home is situated at the apartment building on Van Kleeck Street, just a
few blocks from 78-01 Queens Boulevard, meaning I will be personally affected by this development.

I strongly urge Council Member Krishnan and the City Council to vote against the proposed
rezoning application for 78-01 Queens Boulevard. I object to this rezoning for the following
essential reasons:

1.     Increased Strain on Infrastructure: The scale and density of the proposed development will
significantly burden our already overloaded local infrastructure, especially regarding school
and utility connections.

 
2.     Traffic and Safety Concerns: The anticipated rise in vehicle and foot traffic will worsen
congestion on Queens Boulevard and nearby streets, posing serious safety risks for
pedestrians, particularly children and the elderly.

 
3.     Impact on Neighborhood Character/Quality of Life: The extent of the rezoning is
inconsistent with the surrounding community's character, which may lead to a decline in the
quality of life due to lack of affordable housing, adequate parking, and increased noise
pollution.

Considering that our Community Board has voted against this proposal, that 15 local organizations
have formally opposed this application, and that over 150 individuals have signed a petition against
this rezoning, the community's sentiment is resoundingly clear. I have confidence that you, as our
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elected representatives, will act in accordance with safeguarding the long-term interests and welfare
of the Elmhurst community.

Thank you for your attention to this crucial issue.
  

Best regards,
       Suwandi Polles
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Dear Sir/Madam,

I am writing to you in opposition to the rezoning of 78-01 Queens Boulevard, as we already
have too many newly built multi-story buildings on Queens Boulevard that are not fully occupied
yet. At rush hour, traffic on Queens Boulevard is horrendous. Having another massive building
will only exacerbate the situation. 

Please support us by not approving this rezoning application.

Sincerely,

Tom Lai
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