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Zoning places conditions on certain uses to ensure their appropriateness in their respective 
district. For example, zoning places size limits on the arenas and stadiums it permits in central 
commercial areas. 

what portions of the use can occur outside of a building. The third and largest category includes 
environmental and geographic limitations. 

Zoning regulates the size of uses. It does this to ensure the use 

the form of area limits (square footage) or venue size controls 
(number of seats). 

For example, zoning regulates the size of clothing and 
department stores in neighborhood commercial districts. 
These stores cannot exceed 10,000 square feet in these 
districts. Zoning does this because these uses might otherwise 

overwhelm these areas. Instead, zoning allows the larger 
stores in more intense commercial areas, such as the central 
business district.

Importantly, zoning’s size rules apply to individual businesses, 
not to the overall amount of the use on the zoning lot.  
A shopping center in a neighborhood commercial area can  
have many small retail shops that exceed the limit when  
added together. 

Zoning shows size limits in the use group tables with an “S.” 
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In Commercial and Manufacturing districts, zoning often 
requires that uses take place in enclosed buildings. It does 
this to minimize nuisances and to help ensure an orderly 
streetscape. However, it allows certain uses, whether wholly  
or in part, to occur outside of a building. 

Zoning allows certain things, including agriculture and outdoor 
skating rinks, to always occur outside. This ensures uses like 
the Rockefeller Center skating rink can conform with zoning. 
For other uses, it allows limited low-impact portions to occur 
outside. These include outdoor dining areas for restaurants 
and, in Manufacturing Districts, outdoor storage spaces. 

Zoning shows open allowances with a “U” in the use  
group tables. 

Lastly, zoning includes a grab bag of conditions that look to 
ensure a given use will not harm its surroundings. Zoning applies 

For example, zoning applies a framework of “performance 
standards” to a range of uses in Manufacturing Districts. These 
include production uses, like food manufacturing, as well as 
heavy services, like auto repair shops. These standards place 
limits on noise, air pollution, and other nuisances that these 
uses can produce. They vary by zoning district. More restrictive 
standards apply in light manufacturing districts compared to 
heavier ones. 

Zoning conditions also extend to residential and commercial 
uses. In some low-density Residence Districts, zoning controls 
the types of allowed building types. For example, some 
districts include limits on the possible number of housing units 
in a building. They also control whether the building must 
have an open space around it. Conversely, in high-density 
commercial areas, zoning requires theaters to provide indoor 
waiting space. This looks to ensure waiting crowds do not take 
over the sidewalk outside. 

Zoning uses a “P” to note these conditions in the use  
group tables. 
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As noted previously, zoning regulates where different uses can operate in the city. It also 
considers where different uses can locate in individual buildings. This is particularly true for 
buildings that include both commercial and residential uses. These rules all look to ensure 
commercial uses do not negatively affect nearby residents. 

In neighborhood commercial districts, zoning limits commercial uses in all instances to the 
lower two stories of a building. This rule works to mimic the city’s most vibrant neighborhood 
commercial corridors that often had two levels of non-residential use. 

Zoning places more requirements when commercial and residential uses occur on the second 
story next to one another. These include restrictions on access between the two uses. Special 
regulations look to protect residents, including controls on pollution, noise, and vibration. 

In other commercial areas, such as central business districts, commercial uses can occur on 
any story. However, zoning includes similar access limits when commercial and residential uses 
occur on the same story. Zoning also allows commercial uses in limited circumstances above 
residential uses in these areas. This allows observation decks and, in Manhattan, restaurants to 
take advantage of the skyline views. 
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Zoning acknowledges that individual uses are not monolithic. They often need or desire 
supportive elements. For example, a pizza shop requires storage space for its ingredients and 
pizza boxes. It also needs mechanical equipment to help cook or preserve its food. 

Zoning considers these supportive elements as “accessory uses.” It treats them as part of the 
“primary” use if they can meet certain standards. These standards look to ensure accessory 
activities do not undermine or overwhelm the primary use. They also make it easier for uses to 

Zoning requires an accessory use to be incidental and 
customarily found in connection with the primary use. It also 

of its users. Zoning also includes a list of elements it considers 

automobile parking. 

The pizza shop’s small storage space meets all these 
conditions. Zoning therefore considers it accessory to the pizza 
shop. What would happen if the storage space started renting 
space to other businesses and grew so large that it was three 
times as large as the pizza place itself? Zoning would no longer 
consider that space accessory. Instead, zoning would treat it as 
a separate primary use (a warehouse). Depending on the site’s 
zoning district, zoning might no longer allow the use. 

Home occupations are one of zoning’s most familiar accessory 
uses. Zoning allows people to run small businesses in their 
houses and apartments. It subjects them to controls, including 
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The city’s vibrant commercial streets are one of its hallmarks. These places have concentrations 
of inviting businesses and services that open onto the sidewalk. They serve the needs of nearby 
residents and other visitors. Zoning looks to ensure that new construction in Commercial 
Districts contributes to this vitality. It does this through its streetscape regulations. 

Streetscape regulations have evolved and grown since the current Resolution went into effect 
in 1961. Over time, policymakers have realized the importance of the relationship between a 

new Special Purpose District. Finally, in 2024, DCP replaced this hodgepodge of rules with a 
citywide framework. These rules intend to embody the best streetscape practices learned over 

Zoning puts lighter rules on commercial streets far from transit. In these areas, zoning puts 
limits on blank walls and where parking spaces can go on the lot. Zoning exempts areas near 
highway ramps and large shopping complexes from these rules given their auto-oriented nature. 
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uses. It also places limits on residential lobbies and amenities, as well as parking and loading 

entertainment, and community facilities. In addition, zoning requires that portions of these 

residential amenity spaces. Policymakers have applied these rules on certain streets in Special 
Purpose Districts. This includes Bay Street on Staten Island and City Island Avenue in The Bronx. 
They also apply along many avenues in Manhattan. 
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With so many people milling about on the city’s streets, it is unsurprising that businesses would 
want to announce themselves using signs. Because signs can affect how a neighborhood 
functions and feels, zoning gets involved. It regulates the type, size, and location of signs 
throughout the city. These regulations primarily apply through the site’s zoning district. 

advertising. An accessory sign promotes a business, product, 
or service taking place on the zoning lot. For example, a sign 
above a pizza shop helps to lure hungry pizza eaters inside. 
Conversely, an advertising sign promotes a business, product, 
or service taking place off the zoning lot. One example would 
be a billboard sign promoting a frozen pizza company in a 
different borough. 

Zoning also regulates the illumination of the sign. This 

 
be distracting to pedestrians and drivers. 

Zoning also regulates the size and location of the sign. This 
includes limits on a sign’s overall area. It also includes rules 
about how high the sign can be above the sidewalk and 
whether it can project across the property line. 

Signs throughout the city predate the current rules and do not 
meet these standards. Zoning includes provisions that allow 
these signs to remain in place and for the information they 
include to evolve over time. 

In general, zoning restricts most signs in Residence Districts 
and is most permissive of them in Manufacturing Districts. 
Signage regulations in Commercial Districts range widely. 
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In Residence Districts

Manufacturing Districts allow both accessory and advertising signs but apply divergent controls 

sizes shrink if they do. 

Signage regulations vary in each Commercial District. For example, in neighborhood commercial 
districts, zoning allows businesses to have small lit signs or awnings to announce themselves.  
In central business districts and major shopping areas, zoning allows larger and taller accessory 

Manhattan. Zoning regulations around Times Square and Coney Island allow all sign types 
without size limits to match the visual cacophony of these areas. 

Special signage rules apply near parks, highways, or Residence District boundaries. They look  
to ensure signs do not negatively affect users or residents in these areas. 

In Commercial and Manufacturing Districts, zoning calculates 
the maximum size for signs based on a multiple of the street 
frontage. For example, in a neighborhood commercial district 
(C1 or C2), zoning allows a sign equal to three times the street 
frontage. In addition, a maximum size of 150 square feet applies. 
Acknowledging that buildings often have separate small ground 
level shops, zoning allows each to calculate their signage based on 
their individual frontage. Zoning measures a sign’s area based on 
its overall maximum extent. 
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Many uses predate and do not conform with 
today’s regulations. This includes uses like 
older housing in Manufacturing Districts. It 
also includes small retail stores in Residence 
Districts. Zoning considers these “non-
conforming uses.”

Zoning, with special exceptions described below, allows these non-conforming uses to remain in 
perpetuity. When a non-conforming use ceases operation, zoning gives less objectionable uses 
a chance to occupy the vacant space, including uses that zoning would not typically allow. For 
example, in a Residence District, these rules allow a restaurant to re-occupy a space vacated by 
a non-conforming auto repair shop even though a restaurant would not be otherwise allowed in 
the district. 

If the space stays vacant for more than two years, zoning requires that only conforming uses 
can occupy the space. However, given the number of small older shops in Residence Districts 
throughout the city, zoning exempts these shops from the time limit. New retail and service uses, 

beloved business spaces to remain vibrant across the city.

material storage in Residence Districts. Zoning requires these uses to shut down within a 
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Zoning’s bulk rules regulate the size and shape of buildings throughout the city. That is a big job 
since the city is such a complex and varied built environment. Because of this, the “bulk” of the 
Zoning Resolution deals with bulk. 

The growth of complex bulk regulations has become more pronounced over time. New or 

in the city’s neighborhoods. 

regulate building interiors as well as their surroundings. This chapter looks to introduce and 
explain their core features in an approachable way. 

 
From the tallest skyscrapers to the smallest houses, zoning plays a role. 
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in the city. They look to align permitted density with an area’s infrastructure, character, and 

separate letters “F-A-R” and not “far”). 

Zoning sets up maximum FARs across the city, primarily through zoning districts. These FARs 
range from 0.5 in low-density neighborhoods, all the way up to 18.0 in central locations. (FAR can 

on the lot. 

On a 10,000 square foot lot, for example, if the permitted uses had a maximum FAR of 1.0, the 

that shape buildings. 
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Zoning districts often include different maximum FARs for 
different classes of uses. For example, the maximum FAR for 
commercial uses could differ from the maximum for residential 
uses. Community facilities, like schools and hospitals, often 
have a different FAR too.

These rules encourage different outcomes. Consider a 

designed for such streets sets a low FAR for commercial use 
(1.0–2.0 FAR) and a higher one for residential. By contrast, in 

zoning often allows commercial uses the highest FAR. 

Or consider how these rules can encourage affordable housing. 
In zoning districts that allow apartment buildings, zoning sets a 
higher FAR for affordable housing than it does for other housing. 
This rule aims to unlock more affordable housing throughout  
the city. 

How does this all work when a zoning district has so many different FARs? Most importantly, 
FARs are not additive. Instead, the use on the lot with the highest maximum FAR sets the  

 
own maximum. 

For example, take a C2 Commercial District mapped over an R6 Residence District. There, zoning 
sets the maximum community facility at 4.8 FAR and the standard residential FAR at 3.0 FAR (on 
wide streets). The maximum commercial FAR is 2.0. 

If the lot includes all three uses, one does not add up all the individual FARs to arrive at a maximum 
FAR of 9.8 (4.8 + 3.0 + 2.0). The maximum FAR is the highest included on the lot, 4.8 FAR in this 
instance. Each use must still follow its respective maximum FAR. This means the commercial  
FAR on the lot can never exceed 2.0. It would be possible for the lot to have 1.6 FAR for each of the 
three uses. 
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varies based on the zoning district and type of building. But exemptions tend to fall into  
two categories.

First, since zoning looks to regulate density, it tries to focus on the usable space in a building. 
This means it exempts spaces needed for basic building functions. These include mechanical 
equipment rooms and elevator bulkheads. It also includes trash rooms in residential buildings. 

area. As noted later in the parking chapter, zoning often exempts space devoted to vehicle 
storage too.
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Second, zoning exempts certain spaces to encourage better outcomes. For example, to promote 

safety equipment storage, to improve building safety. In residential buildings, it exempts shared 
amenity spaces like recreation rooms. 

Exempted space can easily make up 10 to 20 percent of a building’s gross area. For instance, 

square footage may be upwards of 350,000 square feet. The exempted space may include cellar 
space, elevator or stair bulkheads, mechanical space and space for loading berths or parking.
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intended outcome. For example, in the lowest-density residential neighborhoods, open areas, like 
yards, often separate the houses from each other. These site planning rules work to ensure new 
buildings do the same. 

These site planning rules differ based on where a zoning lot sits on a block. Zoning divides 
zoning lots into three basic types: 

A corner lot is any lot that is 
within one hundred feet of the 
point of intersection of two or 

more streets

A through lot is any lot that 
touches two parallel streets 
and is not a corner lot 

An interior lot is any zoning 
lot that is neither a corner 

lot nor a through lot

Larger lots may have 
portions that consist 
of the three types
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Zoning often requires that portions of a zoning lot remain open to the sky. This ensures light and 
air for building users as well as for neighboring properties. The amount and type of open area 
that zoning requires varies by zoning district and building use. 

In general, zoning requires more open areas for residential uses compared to other uses. It also 
requires more open areas in lower-density areas than in higher-density parts of the city. 

Zoning’s two core types of open areas are yards and lot coverage.

Depending on the use and zoning 
district, zoning may require open areas 
along a lot’s various property lines. 
Zoning calls these spaces “yards.” Most 
people think of a yard as a backyard 
space with greenery. Zoning yards 
are instead just open areas where one 
cannot construct a building (with some 
exceptions for “permitted obstructions” 
described later). Zoning includes three 
types of yards corresponding to the 
three types of property lines: front, 
side, and rear. 

Zoning sometimes includes front and side yard requirements in low-density Residence Districts. 
These call for open areas along the front lot line facing the street and the side lot line (facing 
a neighbor). These rules intend to match what already often exists in these neighborhoods. 
For example, in places where buildings only share one side lot line with their neighbor, zoning 
might only require one side yard. In general, the lowest-density districts have the largest yard 
requirements. 

Zoning’s most prevalent yard requirement applies along rear lot lines. Rear yards apply in all 

block pattern, with blocks that have open areas in their middle. This design allows buildings to 
have windows on two sides—facing the street and facing the rear yard. 

Zoning’s typical required rear yard depth is 20 feet. This requirement expands for narrow lots 
when a building abuts another on a separate property. Zoning also increases the requirement for 
the upper part of tall residential buildings. At the same time, the requirement drops for shallow 
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Through lots follow special rules since they have no rear lot line. These rules require open areas 
(“rear yard equivalents”) that look to match the rear yards of more-typical lots. However, one can 
often place the open areas elsewhere on the lot.

In addition to yards, zoning often includes lot coverage rules. These control what percentage 
of the lot buildings can cover. These rules often work in tandem with yard requirements. They 
typically apply in Residence Districts and residential buildings elsewhere. They have the most 
importance on larger sites, like residential campuses. 

Zoning’s coverage requirement allows buildings to cover anywhere from 40 to 100 percent of 

up character of these areas. Zoning also allows higher coverage on corner lots given these lots 
already have two street frontages. 
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coverage areas. Zoning considers them “permitted obstructions.” It often requires them to stay 

occupants and nearby buildings. 

Zoning includes long lists of permitted obstructions in Residence Districts. These include typical 
residential building elements (as shown in the surrounding drawings). Zoning allows the fewest 

more obstructions, including parking and accessory dwelling units (a small, additional unit 
permitted on the same lot as a single- or two-family home). These obstructions often include  
size and height controls to ensure they do not overwhelm the required open area. 

Commercial and Manufacturing Districts include shorter lists of permitted obstructions. After 
all, these districts have few open area requirements. They only have rear yard requirements and 
do not measure lot coverage. Zoning even allows the rear yard area to include one-story building 

covered seating area, extend into the rear yard area on neighborhood commercial streets. 
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While site planning rules set out where a building can locate, its height and setback regulations 

the tallest skyscrapers down to the smallest houses. 

Height and setback regulations look to achieve two interrelated purposes. They ensure that 
new buildings do not overwhelm their surroundings. At the same time, they give buildings the 

Height and setback regulations vary across zoning districts and areas. The next pages give an 
overview of how they work. 
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While people often call New York City a “city of towers,” most zoning districts set low maximum 
heights above which buildings cannot go. This is most often true in districts that allow housing 
but that are outside of the highest density areas of the city. These envelopes look to limit the 
scale of buildings in these areas. And they take a variety of forms—from simple boxes to highly-
sculpted shapes.

For example, zoning requires residential 
buildings in the lowest-density areas to 
follow a “pitched roof envelope.” This rule 
applies to single- or two-family houses in 
zoning districts that require side yards. 
Zoning limits the height of the perimeter 

building must slope inwards and can never 
go above 35 feet.

Zoning also recognizes that rowhouses 

roof. In districts that allow these types of 
buildings, zoning requires that buildings 
follow a “ .” Maximum 

of feet depending on the zoning district. 
Zoning sets the maximum heights in these 

design their buildings. 
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These districts often also include a set of lower heights for the part of the building closest to 
the street. Zoning refers to this lower part of a building as its “base.” It sets a maximum base 
height to keep new buildings from overwhelming the streets below. Conversely, it may set 
minimum base heights to ensure new buildings provide a sense of enclosure along the street. 

Heights increase as density increases. 

Above these base heights, the building must set away from the street by a minimum distance. 
Zoning considers this a “setback.” The required dimension depends on the width of the 
adjacent street. Zoning requires deeper setbacks on narrow streets to help ensure the building 
does not overwhelm it. After the required setback, the building can then rise to the allowed 
maximum height. 

Sometimes zoning districts will set different maximum heights for special situations. For example, 
zoning grants zoning lots that include affordable housing a higher maximum height. The intent is 
to accommodate the higher FAR provided for affordable housing. Large or irregular sites might 

unique sites. 

Zoning also requires buildings to follow height limits in other situations. For example, regulations 
that apply along the waterfront limit the heights of all buildings there except at the highest 
densities. They also control the building orientation to support a sense of openness on the water. 
Special rules near airports limit heights to ensure that planes can safely land. Some zoning 

roof envelopes. 
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In other situations, zoning regulations stipulate no absolute maximum building height. These 
rules instead control the size and location of the upper part of the building. These come in two 
broad types: sky exposure plane envelopes and tower envelopes. 

Under these regulations, zoning 
controls the building form through  
an imaginary, diagonally sloping 
plane. The plane begins a set height 
from the street and then slopes 
upward and inward. Buildings must sit 

light and air reach it. Based on the 
zoning district, zoning sets the plane’s 
starting point above the street as well 
as the angle of the slope. This height 
and angle increase as the permitted 
density increases. 

These regulations often apply to non-
residential buildings in districts without 

can also apply to residential uses in 
medium-density districts without 
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In the highest-density districts, zoning 
allows building portions to exceed the 
applicable sky exposure plane or base 
height. Zoning calls these building 
portions “towers.” In exchange for 
this allowance, zoning requires that 
towers set back a minimum distance 
from surrounding streets. It also 
limits the lot coverage of the tower 
portion. This lot coverage limit typically 
ranges from 40 to 65 percent based 
on zoning district, lot size, building 
use and height. These regulations 

building envelope to accommodate the 
permitted FAR.

Zoning sometimes applies more 

regulations. For example, in Midtown 
Manhattan, zoning requires that 
towers follow rules focused on how 
much daylight the building will block 
on surrounding streets. In Lower 
Manhattan, zoning sets maximum 
tower widths to control their impact on 
the skyline. 
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the strong pedestrian character in the city. In high-density areas, buildings sit at the property 
line. Buildings on commercial streets throughout the city often do the same. In some residential 
neighborhoods, buildings all set back from the property line but line up with each other. Zoning 
works to support these conditions where they exist or when new plans call for them. 

To do this, zoning often prescribes where the building walls facing a street must go in relation 
to the sidewalk or neighboring buildings. Zoning calls this wall, the building’s façade, a “street 
wall.” These street wall regulations apply most often in medium- and high-density Residence 
Districts and Commercial Districts since so much pedestrian activity occurs there. 

The most common street wall rules require a 
percentage of the building’s wall be within a 
maximum distance of the sidewalk. For example, 
one rule requires the building to sit within eight 
feet of the sidewalk for 70 percent of its length. 
The remaining part can be set further away from 
the street. 

to better align new buildings with their 
surroundings. Along wide commercial streets 
in high-density areas, zoning requires all new 
buildings to sit fully at the property line. Special 
Purpose Districts often include street wall rules 
for their major streets.

Zoning also includes rules designed for 
neighborhoods with concentrations of 
townhouses that are all set back equally from 

in these zoning districts. These rules require 
new buildings there to “line up” with surrounding 
buildings. This means they can sit neither closer 
nor further from the street than their neighbors. 

When these rules apply, zoning also includes allowances for portions of the required street 
wall to project forward or recess backward. These “articulation” provisions give designers more 

these provisions is bay windows that project from townhouse street walls.
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As with its site planning rules, zoning allows permitted obstructions to protrude beyond the 
building envelope. These include typical building elements found on building walls and roofs 
(as shown in the surrounding drawings). Zoning often subjects obstructions to size controls to 

desire to use these spaces for recreational purposes, as well as for energy generation. It also 

climate change. 
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Zoning includes special bulk rules that only apply to housing. 
These rules look to ensure the number of housing units on 
any given lot does not become excessive. They come in two 

Zoning’s minimum lot size controls regulate how one can divide 
a larger lot into smaller lots. These rules are most impactful 
to single- and two-family houses in lower-density areas. In 
different zoning districts, different minimum lot sizes apply. 
Zoning looks to ensure new lots are in scale with existing lots in 

and usable shapes, zoning includes both minimum lot area and 
minimum lot width rules. 

The largest lot sizes apply in the lowest density districts. For 
example, zoning allows one to divide a 15,000 square foot lot 
into two separate lots in the lowest density Residence District. 
Zoning allows each smaller lot to have its own house. In a 
slightly higher density district, the minimum lot size decreases. 
There, one could divide the same lot into six lots. Zoning would 
again allow each smaller lot to have its own house. These 
regulations therefore play a key role in setting the possible 
density in an area. 

Zoning also includes minimum lot sizes in zoning districts that 
allow apartment buildings too. However, this lot size is small 
and not meant as a density control. Instead, zoning regulates 
density for these buildings by setting the maximum number of 
apartments possible on a zoning lot. 

In most areas, zoning calculates the maximum number of 
permitted apartment units by dividing the permitted residential 

 
the maximum number of apartments would be twenty-nine 
(20,000 ÷ 680). 
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Note this calculation does not set a minimum unit size for any one unit. Other codes and laws 
regulate minimum unit size. Zoning instead sets a minimum average unit size, requiring all 
developments to balance small units with big units if they want to maximize the number of 
apartments.

Zoning exempts some apartment buildings from these density rules. For example, new 
construction and conversions in the Manhattan Core and Downtown Brooklyn do not follow this 

and demand for smaller apartments there. In other areas, zoning exempts categories of housing 
from unit size regulations, including affordable senior housing and residential conversions in 
former community facilities. 
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Zoning also includes regulations intended to ensure that housing is high quality and has access 
to light and air. 

First, zoning requires that new apartment buildings with nine 
or more units include recreation spaces, like a rooftop patio or 
a basement gym. It requires the building to devote space equal 
to three percent of its residential area to this purpose. The 
space can be indoors or outdoors. All residents must be able to 
access it. 

access to light and air. When a single lot includes more than 
one building, including one with residences, zoning’s “distance 
between building” regulations kick in. These rules require a 
minimum amount of separation between the buildings. The 
separation varies by building type and height and ranges from 
10 to 80 feet. The required dimension increases as density and 
building height increases. 

Finally, all apartments must have windows facing onto a 

to face onto a “court.” One example of zoning’s courts are the 
courtyards that older buildings often have. These let light 
deeper into buildings and can improve apartment layouts. 
Since corner lots do not have rear yard requirements, builders 
often include courts in the rear of buildings to let light into 
apartments there. Zoning requires these court areas to have 
certain dimensions to ensure units have access to light and air. 
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Zoning also includes a special provision that allows one to increase the amount of buildable 
space or move that space to a different lot. 

Zoning sometimes includes incentives to encourage property 
owners to provide desired public amenities. These provisions 

the amenity. The oldest bonus is for providing a public plaza 
(known as a Privately Owned Public Space or POPS). Zoning 
also includes bonuses for visual or performing arts spaces, 
subway improvements, theater preservation, and grocery 
stores. Each bonus applies in various places and ways. For 
example, zoning allows certain bonuses as-of-right while 
others require special approvals from the City Planning 
Commission and City Council. 

to support the preservation of landmarked buildings, zoning 

from required open areas to support improved site designs. 
Zoning considers these a “transfer of development rights” or 
“TDR” for short. 

separate zoning lots. It does this by allowing “zoning lot 
mergers.” When two or more adjacent lots combine to form 
a new larger lot, buildable space can shift around the lot as 
of right. In these instances, the merged lot must follow all 
bulk regulations. Lot mergers often preserve older existing 
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Buildings can have a long lifespan. As a result, they often predate the current zoning regulations. 
Some analyses show that more than half of the city’s building stock predates the 1961 Zoning 
Resolution.

It is common for older buildings to run afoul of one or more of the bulk rules that apply today. 
Zoning considers these “non-complying” buildings. Common non-compliances include exceeding 
the applicable height limit or allowed FAR. However, a building might violate dozens of bulk rules 
given the wide range of today’s regulations. 

The Resolution includes a framework for non-complying buildings. These rules allow the non-
complying buildings to remain in place in perpetuity. Changes can occur in the buildings if 
they do not create any new non-compliances or worsen existing ones. For example, interior 
renovations or repairs can occur without limit. Zoning would require an enlargement on top of an 
older building to follow current height and setback rules, even if the older portion of the building 
does not. 

existing ones. 

Zoning allows older non-residential buildings to convert to housing even if the building could not 
comply with all the zoning rules for residential buildings. The rules apply to buildings built before 
1991. They must follow special rules to ensure the conversion results in safe housing. These rules 
made the residential neighborhoods in Lower Manhattan and DUMBO possible. 

Zoning also includes special rules to encourage improvements to existing buildings. These 

into an accessory dwelling unit. 

Zoning also includes rules if damage or demolition occurs to a non-complying building. These rules 
cover situations like natural disasters as well as intentional construction efforts. Under these rules, 
property owners can reconstruct non-complying buildings if at least 25 percent of the building 
remains standing. Zoning includes more lenient rules for single- and two-family homes. 
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Zoning tries to provide the right mix of parking rules for the wide variety of the city’s 
neighborhoods. 

Depending on the location, devoting too little space to on-site vehicle access and storage can 
lead to frustrating outcomes—drivers endlessly circling around looking for parking spaces; 
pedestrians dodging delivered packages that have piled up on the sidewalk; bikers who need  
a place to safely store their bikes. 

At the same time, devoting too much space to vehicles has negative outcomes too—streets 

further apart; sidewalks becoming dangerous with vehicles using curb cuts to cross over the 
pedestrian way. 

To get the balance right, zoning includes a series of formulas to calculate the amount of needed 
and allowed space for various vehicle types. It also lays out detailed design requirements to 
ensure these spaces are usable and do not harm their surroundings. 
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Zoning’s off-street parking requirements try to balance competing priorities, like neighborhood 
concerns about scarce on-street parking and builders’ concerns about the cost of providing 
underused spaces. Over time, environmental considerations about automobile use in transit-rich 
areas of the city have come to the fore. 

When the Zoning Resolution came into effect in 1961, most new developments required off-

reliance on other transportation methods, like subways and bicycling. 

In its current form, zoning bases the amount of required parking for any given site based on 
its location and the uses proposed there. In general, the result is four broad outcomes across 
various parts of the city: 

In the Manhattan Core and Long Island 
City areas, zoning does not require 
parking for any use. 

In the Inner Transit Zone, zoning does 
not require parking for residential 
developments and often for non-
residential developments. 

In the Outer Transit Zone, zoning only 
requires parking for large residential 
developments and some non-
residential developments.

In other parts of the city, zoning 
requires parking for most residential 
and non-residential developments. 

This means the same building in different areas could require different amounts of parking.  
See the next page for more information on how zoning calculates parking requirements.
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As noted, zoning bases the amount of required parking for any given site based on two key 
elements—its location in the city and the uses proposed there. 

The key information here consists of the site’s zoning district 
and whether the site falls in any of the special parking areas 
described on the earlier page (such as Manhattan Core or 
Outer Transit Zone). 

understand the proposed uses and the amount for each 
use. This is because zoning calculates parking requirements 
differently for different uses. For example, zoning calculates 
parking for housing based on the number of dwelling units. 
For retail, it uses the size of the store in square feet. Zoning 
groups similar non-residential uses together into “Parking 
Requirement Categories” to make the requirements easier  
to understand. 

Finally, zoning includes provisions that remove the parking 
requirements calculated above for small lots or when the 
number of required spaces is itself small. Waivers offer an 
important relief valve for small sites where providing required 

because they “waive” the requirement away. These waivers 
vary by zoning district, parking area, and proposed use. 
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While zoning sets parking minimums, it also allows one to provide more parking than it requires. 
To ensure that parking facilities do not overwhelm their surroundings, these “permitted parking” 
regulations set limits on the amount of parking allowed on a zoning lot. 

Zoning considers all non-required accessory parking as permitted parking. As with parking 
requirements, these maximums depend on the location and proposed use. 

unparallelled transit access. For example, on sites south of Central Park, one can only provide 
parking spaces for 20 percent of a building’s dwelling units and, in no instance, more than two 
hundred spaces. Non-residential uses have similar limited allowances for permitted parking. 

Outside the Manhattan Core, less stringent maximums apply to residential and non-residential 
uses. For example, one can provide up to two spaces for each dwelling unit in a multiple dwelling 
and, in no instance, more than two hundred permitted spaces. 
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facilities. For example, sites in Residence Districts can locate required parking in Commercial 
Districts a block or two away. Conversely, the Manhattan Core does not allow offsite parking, 
which aligns with its lack of parking requirements. 

While zoning intends for residents, employees, and visitors to use a given property’s accessory 
spaces, it also includes options to help ensure the spaces do not sit vacant. These options 
include allowances for buildings to offer public EV charging, car sharing or car rental services,  
as well as small commercial vehicle storage. These allowances vary by zoning district and are 
most permissive in Manufacturing Districts and least permissive in Residence Districts. 

time periods. In areas well served by transit that have no residential parking requirements, 
buildings can transform spaces into public parking. In other instances, offsite users can rent the 
spaces for between a week and a month. In places such as the Manhattan Core, buildings can 
also transform non-residential accessory spaces into public parking. 

 
 

In other instances, zoning exempts above-grade spaces up to a certain height above the street. 
In addition to balancing out the parking requirement, the exemption encourages parking in  
multi-level structures rather than taking up outdoor space with parking lots. 
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Zoning also includes a suite of rules to ensure usable parking spaces and to limit their impact on 
pedestrians and on-street parkers. 

Minimum size rules ensure parking spaces give vehicles 
enough space to park and to maneuver. In addition, standards 
for outdoor parking for commercial and community facility 
uses ensure that spaces, often used by visitors, work 

Zoning also regulates how and where parking can go to 
minimize its impact on surroundings. These requirements often 
push outdoor parking to the side or rear of buildings. They 
also require planting, like trees, to “soften” and screen larger 
parking areas. Zoning primarily includes these rules in its 
streetscape regulations described in the chapter on Use. These 
include special rules for buildings that include indoor parking 
at the sidewalk level. Such rules often require active uses, like 
retail, in front of the parking spaces to limit their effect on the 
pedestrians walking by.

Finally, zoning regulates the size, number and location of curb cuts accessing parking spaces. 
These vary across the city but work to ensure adequate access to the parking spaces while 
limiting the effect on the sidewalk and on-street parking.
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the sidewalk. As a result, zoning requires new 
buildings with commercial or manufacturing 
uses to provide off-street loading berths. 
That way, trucks can drive onto the lot in 
order to pick up or deliver goods. 

The number of required berths depends on the proposed use and its size, as well as the zoning 
district. In general, the requirement increases as establishment size, use intensity and distance 

at least nine. These calculations follow a similar method to required automobile parking with 

In addition, zoning includes regulations on the size, design, and location of the berths. The size 

also keep loading berths from impacting street intersections and nearby Residence Districts. In 
Special Purpose Districts, zoning sometimes regulates the width of curb cuts accessing loading 
berths to minimize their effect on pedestrians. 

However, zoning limits this exemption to 150 percent of the required amount to help ensure that 
the scale of loading does not get out of hand. 
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Given the mobility, climate and health 

support this transportation mode by 
requiring that new developments provide 
secure bicycle parking facilities. These 
requirements apply to new multi-family 
residential, community facility, and 
commercial uses throughout the city. 

The number of required spaces depends 
on the use and size of the establishment. 
Multi-family residential buildings require one 
enclosed bicycle parking space for every two 

dwelling units. Commercial and community facility uses calculate their requirements based on 
their size. The regulations allow small establishments to waive out of the requirements, like the 
automobile parking regulations do.

In addition, zoning includes regulations on the size, design and location of the spaces to ensure 
riders can securely store and easily access their bicycles. 

calculations. To further encourage bicycle parking, zoning extends this exemption to uses that do 
not have a bicycle parking requirement, such as production and storage, that voluntarily provide 
bicycle parking. 

the size of exempted space does not get out of hand. 
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Zoning’s reach has expanded over time to engage with other topics beyond use, bulk, and 

categories—public access, planting, preservation, programs, and (site) planning. 
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Sometimes, zoning requires public 
access on private property. 

For example, zoning requires most 
developments at the water’s edge to 
provide public open space along it. This 
requirement is based on longstanding 
legal principles that entitle the public 
to be able to access the waterfront. 
Zoning also includes design and 
operational requirements for these 
waterfront spaces to maximize their 

zoning exempts small lots, low-density residences, and heavy manufacturing uses from the 
public access requirement. It also exempts heavy manufacturing uses. Zoning also often allows 
taller buildings on waterfront sites to account for the open space requirement.

Public access requirements also extend to some large inland sites. For example, large publicly 
owned sites can have public access requirements, such as the MTA rail yards in Hudson Yards. 
Private entities like institutions have also included public access requirements when setting 
up the planning framework for their property. An example of this is Columbia’s Manhattanville 
campus. 

Zoning also includes more-limited requirements in some areas. For example, along certain 
streets, zoning includes sidewalk widening requirements. New buildings must set back and 

circulation. 

Separately, zoning requires new buildings next to train stations to consult with the applicable 
transit agency. If the station needs improvements, the agency may request space on the lot 
so they can construct station facilities. For example, the station might need space to put in 
an elevator to improve public access. Zoning grants special allowances to help ensure the 
requirement does not harm the property’s development rights. In high-density central business 
districts, zoning also requires new buildings next to sidewalk subway stairs to rebuild the stairs 
within their property. These rules help free up the sidewalk for pedestrians. The transit agency 
and City Planning Commission can waive the relocation if they consider it infeasible. 
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Zoning often includes planting requirements for new 
developments. These rules look to improve sustainability  
in the city and help new buildings match the character of 
surrounding ones. 

Most broadly, zoning requires most new buildings to provide 
street trees along the sidewalk. It does this because trees 
serve many public purposes including environmental, aesthetic 

planting strip along the sidewalk curb edge must supplement 
the street trees. Zoning does this to better match the leafy 
character of these areas. Existing trees and planting strips can 

exist for heavy manufacturing uses and small home enlargements. In addition, the Department 
of Parks and Recreation can remove sites from the requirement if they believe it is not possible 
to add planting on the sidewalk. 

In Residence Districts, zoning also requires planting between a new building and the front 
property line. This applies in the front yard open area that zoning requires in low-density 
districts. It also applies in higher-density areas when buildings are set away from the property 
line. Zoning allows wide design latitude to meet the planting requirement. In addition, 
exemptions apply to elements like driveways and building entrances. 

Lastly, zoning requires planting in new parking lots associated with commercial or community 
facility uses. They must include both perimeter and interior landscaping, consisting of both trees 
and planting strips. These requirements look to minimize the urban heat island effect and storm 
water runoff. Exemptions exist for small parking lots.
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In some unique circumstances, zoning 
places special limits on what can occur 
in an area. It does this to preserve 
the special characteristics of an area. 
These rules go beyond the typical 
zoning rules that apply across the city. 

For example, zoning restricts the 
demolition of the theaters in Midtown’s 
Theater District. It does this to preserve 
the special cultural character of 
the area. Zoning requires that the 
Landmarks Preservation Commission 

(for landmarked theaters) or City Planning Commission (for others) to approve a demolition plan 
before it can occur. In addition, zoning has special allowances to support the theaters in order 

theaters. 

Zoning extends this concept to a series of four planned communities designed and developed 
as a unit. They are Parkchester, Harlem River Houses, Fresh Meadows, and Sunnyside Gardens. 
Zoning does not allow as-of-right demolition, construction, or landscape alteration. It does this 
to preserve their unique buildings and open spaces. Applicants must seek approval of the City 
Planning Commission before any of these can occur. 

In areas with unique natural features, zoning also includes special rules. These look to guide 
development while preserving these distinctive landscapes. Rules for this apply in large 
sections of Staten Island. They look to preserve the borough’s wetlands, forests, hilly spine, and 
other natural features. Provisions also apply to portions of the Riverdale Ridge in The Bronx. In 
these areas, zoning requires property owners to preserve their site’s key natural features. New 
construction must set away from these elements. Removal of these features needs approval 
from the City Planning Commission. In addition, zoning includes rules that support concentrating 
development away from these features. For example, these rules can allow attached buildings in 
zoning districts that do not typically allow them. 
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Over time, the City has set up special zoning rules for other agencies and groups to administer. 

changes or other discretionary actions require an environmental review. The review considers 
the project’s potential for environmental impacts. It also reviews ways to address those 
potential impacts, known as “mitigations.” Zoning sets up what are known as “(E) designations” 
on properties for three common environmental impact categories: hazardous materials, noise 

mitigation requirements over time and help ensure property owners undertake the required 
mitigations when designing and constructing the building. 

required mitigation measures. Only after this review can the Department of Buildings issue 
construction permits. Zoning includes a long list of the sites that (E) designations apply to in  

them too.)

Similarly, zoning’s affordable housing provisions call on the City’s housing agency—the 
Department of Housing Preservation and Development (HPD)—to help administer them. Zoning 
includes two core affordable housing programs: Mandatory Inclusionary Housing (MIH) and 
Universal Affordability Preference (UAP). MIH applies in areas where zoning changes allowed 

medium- and high-density areas where MIH does not apply. It grants permanently affordable 
housing a higher FAR than other housing in order to encourage affordable housing. 

For both programs, zoning requires applicants to work with HPD on an affordable housing plan 
for a building. This must occur before the Department of Buildings (DOB) can issue construction 
permits. HPD stays involved in the project over time. For example, HPD also signs off on the 

Finally, zoning sometimes sets up programs and requires local groups to administer them. For 
example, it sets up a “Public Realm Improvement Fund Governing Group” in East Midtown. The 
group administers a fund, set up through zoning, to pay for public realm improvement projects in 

boards and civic groups. Similarly, in the Theater District, zoning sets up a “Theater Subdistrict 
Council.” This council promotes theater and theater-related uses within that area. To support 
this mission, the group uses the area fund set up through zoning. Members there include City 
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Over time, the City has realized that 
zoning’s typical rules might not make 
sense for particularly large properties. 
To address this, there are different 
zoning tools for these sites that can 
enable better site plans that take  
into account the special conditions of 
each site. 

Zoning’s “large scale development” rules are its most prevalent tool for large properties. Large-
scale development sites can span a single, large zoning lot. They can also span multiple lots 
planned as a single project. They can be contiguous or across the street from one another. 
However the site is set up, these rules allow applicants to seek City Planning Commission 

includes public open space, the Commission could allow taller buildings elsewhere on the site in 
exchange. 

Zoning includes three types of large scale developments: residential, community facility, and 
general. Each comes with separate requirements and allowances. For example, a hospital 
campus has different planning needs than a large mixed-use complex. Examples of large-scale 
developments include Riverside South in Manhattan and the Domino development in Brooklyn.

The zoning text also includes special zoning rules for large sites. Typically, these rules exist in 

regulations. These rules look to mimic the “large scale development” rules described above but 
in the zoning text itself. Examples include the Stapleton Waterfront in Staten Island and the 
Cornell Tech campus on Roosevelt Island. 

Zoning also includes rules for properties that include private roads within their boundaries. 
These rules help ensure the roads look and function like public streets. They are most  

 
the street network. 
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This second part tries to give more detail on how to navigate and apply these rules. 

This chapter provides an overview of the zoning map and the zoning text. It intends to remove the 

and reading zoning rules should become easier. The chapter also notes how online tools like 
ZoLa, the City’s online zoning and land use tool, and the Online ZR can help readers answer their 
zoning questions. 

The next chapter will then show how zoning regulations apply on different sites across the city.  
It builds on the information in this chapter by giving real-world examples of how zoning works.
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As explained earlier, the Zoning 
Resolution consists of two parts. The 
map shows what zoning districts (and 
special districts) apply to properties 
across the city. The text tells you what 
the rules for those zoning districts (and 
special districts and special areas) are. 

Of the two, the zoning map is the far 
less complicated part. But there are 
key pointers that can make using the 
map easier. 

ZoLa shows a great deal of zoning information. This includes the location of zoning districts and 

at the “paper” map, in pdf form, that one can access from ZoLa. Only this map shows the exact 
dimensions associated with zoning district boundaries. ZoLa can help give general information 
about the applicable zoning districts (and other things), but the “paper” maps control. 

This system allows each map to have a unique number and letter name (8D, 13B, etc.). 

The zoning maps include a helpful map key. The key lists the map names for the bordering maps, 
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The zoning map shows the areas where different zoning districts apply. As such, zoning 
boundaries make up the bulk of the map’s information. Accordingly, the zoning map shows 
boundaries with the thickest lines. It also includes countless dimensions and angles to make 
these boundaries as clear as possible. 

Pro tip: Unless the map says differently, one measures dimensioned boundaries from the 
nearest street within the district. 

Even though measurements and angles cover the zoning map, not all boundaries have 
dimensions. To make the map easier to read, the zoning map does not show certain assumed 
dimensions. Zoning includes information about them in Article VII, Chapter 6. 

For example, not all boundary lines running parallel to the short dimensions of blocks include 
measurements. The zoning text instead lists baseline measurements in that chapter. These 
depend on the zoning district as shown below:

200 feet = C1-1, C4-1, C4-2, C4-4

150 feet = C1-2, C1-3, C2-1, C2-2, C2-3, C4-3, C7

100 feet = all other districts

Along the long dimensions of blocks, different rules apply. If the map shows no boundary,  
the boundary runs through the center of the block. Zoning calls this the “centerline.” 

Hatched areas with differing patterns run along corridors throughout the zoning map. These 

commercial areas in the city. 

Admittedly, the hatch patterns can be harder to read than other elements of the zoning map. 

Pro tip:
whether something is, for example, a C1-2 or C1-4 district, you might want to look on ZoLa. It 
replaces the hatch with the name of the district. 
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The zoning map also includes areas colored in grey tone. They stand for areas in Special Purpose 
Districts. Special Purpose Districts alter the underlying zoning rules so it is important for the 
zoning map to show them. Each Special Purpose District includes its own letter designation. 

Special Purpose District designations typically consist of one to three letters. For example, “OP” 
on the zoning map stands for the Special Ocean Parkway District. Special Purpose Districts 

Use District is one example of this (MX-4, MX-8, etc.). Note the Mixed Use Districts also include 
unique underlying districts. They pair a Residence District and a Manufacturing District together. 
The Mixed Use District rules make clear how those different sets of rules work together. 

In rare instances, the zoning map shows a darker shade of grey. In these areas, two special 
districts overlap. The zoning text for these districts look to make clear how the different rules 
interact. 

Each zoning map includes information about the last zoning map change within its boundaries. 
The map highlights the area within a dotted line. It also lists the date the rezoning occurred 
and the related ULURP number. This allows people to research the change. In addition, DCP 
maintains the historical versions of each zoning map. This allows one to research changes all 
the way back to 1961. As is often true, you can access these through ZoLa. ZoLa also has a layer 
showing zoning map amendments currently in public review and those approved from 1970 
onwards. 

While the zoning map shows a great deal of information, it does not include all the mapped 
information in the Zoning Resolution. The zoning text also includes a multitude of separate  
“text” maps. 

These include maps in various appendices of the Resolution that show where special rules apply. 
For example, Appendix F shows the areas where the Mandatory Inclusionary Housing program 
applies. Special Purpose Districts often include maps in their own appendices. These often show 
subdistricts or subareas in the special district where special rules apply. ZoLa includes layers for 

In addition, Special Purpose Districts often include other maps. They display where unique rules 
apply, such as “Tier C” streetscape rules. Sometimes these appendix maps are highly detailed. 
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Everyone who uses the Zoning Resolution has had the same question at one point – “where do I 
even begin to look?” The Zoning Resolution has thousands of rules. Certain rules apply to every 
property in the city. Others only apply to a single site. Rules sometimes overlap in confusing ways. 

Luckily, its drafters have tried to organize its rules in a coherent manner. Unlike a traditional 
book, one should not read zoning cover to cover. Zoning instead tries to quickly guide readers 
to the rules that apply to a given site in the city. Understanding how that framework works can 
unlock the world of zoning. 

 
It then looks at a section of zoning text to show how the text itself works. 

there is no “paper” version of the zoning text. DCP stopped printing the zoning text in 2017. 

In addition to reading the text, the Online ZR allows readers to perform word searches. This 

one navigates the Resolution. In addition, the Online ZR includes clickable links to move around 

At its highest level, zoning breaks down into fourteen articles and appendices. These look  
to organize all the zoning rules of zoning in a coherent way. Each article deals with a unique 
broad topic: 

I – General Provisions

II – Residence Districts

III – Commercial Districts

IV – Manufacturing Districts

V – Non-conforming Uses and Non-complying Buildings

VI – Special regulations Applicable to Certain Areas

VII—Administration

VIII through XIV – Special Purpose Districts

Appendices
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Article I sets out the scope of zoning controls and how one should interpret the language used 
 

the Resolution. 

Articles II through IV have self-explanatory titles. They include the rules that apply to the 
three main types of zoning districts. For example, if one wants to understand the rules in a 
Manufacturing District, they begin in Article IV. These three articles are the real core of the 
Resolution. 

Articles V through VII include rules that build upon the core rules in Articles II through IV. In 
situations when a building or use does not meet the applicable zoning rules, Article V lays out 

areas of the city. These include rules for properties around airports and train stations. These 

administering the Zoning Resolution. It also has the bulk of discretionary actions available to 
the City Planning Commission and the Board of Standards and Appeals. These actions allow 
property owners to seek relief from the applicable zoning rules. 

It is easier to understand the other seven articles. They include the rules for the 50+ Special 
Purpose Districts that also build upon the core zoning rules.

As the Resolution has grown and changed, certain provisions in the articles can now feel out 
of place. Article I includes rules that regulate residential conversions. It also includes parking 
regulations for the Manhattan Core and Long Island City. These would all make more sense in 
Articles V and VI, respectively. This is also true of Article VII. It includes text on how to interpret 

Finally, the Resolution includes a series of appendices. As noted in “Other Maps” above, the 
appendices include applicability maps for certain zoning rules. They also include a list of (E) 
Designations, as well as historical information about Special Purpose Districts. 
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As noted above, the rules in the articles can vary widely. Zoning addresses this by further 

they are looking for. 

For example, let’s zoom further into Article II. It holds the core rules that apply in Residence 
Districts. Zoning breaks the article down into seven separate chapters. Each chapter deals with  

Chapter 1 – Statement of Legislative Intent

Chapter 2 – Use Regulations

Chapter 3 – Residential Bulk Regulations

Chapter 4 – Community Facility Bulk Regulations

Chapter 5 – Accessory Off-street Parking and Loading Regulations

Chapter 6 – Special Urban Design Regulations

Chapter 7 – Additional Regulations and Administration

There are a few things worth noticing here. First, the title numbering switches from Roman to 
Arabic numerals. Zoning does this to make clear the difference between an article and a chapter. 

the chapters run through Use, Bulk, Parking and other regulations. Zoning uses this same order 
for the Commercial and Manufacturing articles too. Finally, the article includes separate bulk 

chapters depending on the uses.

When zoning readers discuss the chapters, they will typically combine the article and chapter 
numbers. This makes clear what chapter they mean in the overall Resolution. For example, they 
would call the Residential Bulk Regulations either “Article Two, Chapter Three” or “Twenty-
Three” for short. Zoning allows a maximum of nine chapters in an article. 

As an aside, the rules in Articles VI and VII through XIV follow a different but related 
organizational structure. There, the chapters each deal with a different subject applicable to 
different areas of the city. Zoning organizes each chapter like a mini article. The rules in them 
follow the same four-part order of the articles. They do this using the “section” organization 
described below. 
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We will keep zooming in to the chapters themselves. Zoning breaks its chapters down further 
into “sections.” For example, if one looks in Article 2, Chapter 3 (Residential Bulk Regulations), 

23-00—Applicability and General Purposes

23-10—Lot Area and Lot Width

23-20—Floor Area 

23-30—Yards, Courts, and Other Open Areas 

23-40—Height and Setback

23-50—Density Regulations

23-60—Additional Design Elements

23-70—Alternative Bulk Regulations for Certain Areas

chapter of the Handbook dealing with bulk. If one wanted to look at height and setback rules, 

chapter. They look to organize the chapter’s rules in a coherent manner. 
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Now we have reached the last level of zoning’s structure. Let us zoom in one more time on the 

(sub-) sections to detail its rules. 

23-20 FLOOR AREA 

23-21 Floor Area Regulations for R1 Through R5 Districts 

23-22 Floor Area Regulations for R6 Through R12 Districts 

23-23 Special Floor Area Provisions for Multiple Dwelling Residences 

23-231 Floor area provisions for amenities 

23-232 Floor area provisions for corridors 

23-234 Floor area provisions for refuse storage and disposal 

23-24 Special Provisions for Certain Areas 

23-241 Special tower provisions 

23-242 Special provisions for certain community districts 

 
been received

Practitioners consider these “two-digit” and “three-digit” sections. The three-digit sections sit 
within a two-digit section at a higher level. All the two-digit sections sit under the one-digit 

regulations for it will be in Section 23-21, not Section 23-22. If, on a site in that R4 district,  
one planned to build an apartment building (a “multiple dwelling residence”), one should also 

three-digit sections. 

Zoning can further organize its rules in sections through named paragraphs: (a), (b), (c), etc.  
For more precision, the named paragraphs can divide further with numbers: (1), (2), (3), etc.  
Those can divide even further with “romanettes”: (i), (ii), (iii), etc. While these might feel 
overwhelming, they help zoning easily organize and reference its various rules. 
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Up to this point, this chapter has deliberately not shown any zoning text. One needs to understand 
the Resolution’s structure to make sense of its rules. But now it is time to look at a real piece of 
zoning text: Section 23-425. Through this, one should learn to engage with zoning text and the 
way it communicates. 

One can learn helpful information  
from the section number alone.  

the section must be in Article II. This 
article includes the core Residence 
District regulations. The second digit 
(“three”) shows this chapter deals with 
residential bulk regulations. 

Looking past the hyphen, one can learn that the section includes special height and setback 

Section 23-40). Further, the second digit (“2”) makes clear the rule applies to R1 through R5 
districts. Zoning organizes all the core height and setback rules for these lower density areas in 
Section 23-42. Finally, since the section number includes a third digit, it must be a sub-rule to 
those broader height and setback rules. The title and the zoning text itself make clear this  
is correct. 

The text includes a string of zoning districts right below the title. In Article II through IV, zoning 
often includes a list like this to specify the applicability of the provision. It is clear the section 
applies to R1 through R5 districts. It does not apply to higher density districts like an R7. This 
intends to help the reader focus on the information important to their site. Section 12-02 includes 
zoning’s precise rules for district designations. 

All zoning districts come in assorted variations. Zoning titles these with different alphabetical or 
numerical extensions. For example, R3 includes an R3A version as well as an R3-2 version. The 
district strings account for this. If the string lists R3, then the rule applies to all versions of R3. 
However, if the string lists only one of the variation/s (R3-2), then the rule only applies to that 
variation/s and not the others. 

The string of districts makes clear the section applies to all variation/s of R1 through R5 districts. 
However, paragraph (a) includes a second list of districts that have different allowances in the 
section. It lists R3-2 districts but not other versions of R3 districts. Those do not have access to 
this allowance. 
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Though zoning looks to help build a better city, it is not a beautiful language. 

Zoning’s language is highly technical. While it can be off-putting to general readers, there is a 
reason for this style. Zoning looks to provide clear instructions on what can legally happen on 
a given piece of property. As such, building practitioners, such as architects and lawyers, have 
historically been its core audience. 

Zoning’s instructions can grow long and complicated. This typically happens when zoning looks 
to precisely address the wide variety of conditions across the city. That said, zoning looks to be 

terms” described below. 

The example provision offers a good instance of the level of precision that zoning often needs. 

site types, zoning districts, as well as on-site conditions. If a site can meet these requirements, 
paragraph (b) sets out the available allowances. In this instance, zoning allows for a higher 
maximum height if the lot already includes a taller building on the lot. 

 
These terms help shorten the Resolution’s length. Zoning drafters can write a concept once and 

Words that have a common meaning can have a special meaning in zoning. For example, zoning 

Pro tip:
correct reading of the zoning rules. In the example section, one needs to know the meaning 
of terms like “large sites” and “qualifying residential sites” to understand the provision.
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Online ZR, one can often click on them to read the cross reference. 

Zoning typically uses cross references in three broad ways. First, zoning often includes 
“applicability” provisions that say what rules apply in each situation. It will include cross 
references to those rules to make them easier to access. Second, zoning will include a cross 
reference to an underlying rule in sections that change those rules. This often happens in Special 

text example, the reference to Section 23-424 follows this type.

Finally, zoning also can include cross references to sections that do not typically apply.  
For example, the street tree requirements in Commercial Districts include a cross reference  
to the street tree requirements in Residence Districts. Zoning does this to keep from repeating 
the same rules multiple times. 

Given its need for precision, zoning also includes rules for other words used in its sections. 
Zoning includes these language rules in Section 12-01. For example, it notes that the words of 
the zoning text take precedence over any drawings or tables it includes. It also notes that the 
word “shall” means a provision is mandatory. Conversely, a section that uses “may” means it is 
permissive. In paragraph (b) of the example section, zoning uses “may” to make clear the added 
height is an optional allowance. 

The section also notes that the words “and” and “or” have precise meanings. The word “and” 
means that all listed conditions apply. Conversely, “or” means that only one or more listed 
conditions apply. In the example above, paragraph (a) lists two conditions connected with “and.” 
Zoning requires the building site to meet both conditions. Only then can it be eligible for the 
added height in paragraph (b). 

Pro tip: Read through Section 12-01 from time to time. It can often answer challenging 
zoning questions. 

Like with the zoning map, DCP looks to provide a historical record of how the zoning text has 
evolved. Each section lists its last amendment date. The earliest date listed is 12/15/1961. This is 
the date when the current zoning resolution went into effect. In addition, the Online ZR includes 
a “history button” at the top of each section. It shows the record of amendments for that section 
number. These also include links to the related CPC report for the amendment. These documents 
can offer valuable insight into the section’s intent. 
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Clicking on the history button for the example section shows the provision was added in 2024 as 
part of the City of Yes project. 

Figuring out if a rule applies is one of the common zoning challenges. Zoning rules look to list the 

it comes after the basic rules earlier in the broader Section 23-42. 

These look to make readers aware of sections that apply to them. For example, Section 23-42 
notes what subsections apply to different sites. It mentions the example section (23-425) and 
what kind of sites can use it. 

In addition, zoning also includes applicability provisions early on in each chapter. They show how 
the rules in the chapter apply. They might also guide certain uses or conditions out of the chapter 
to instead follow rules elsewhere in the Resolution. 

Pro tip: It is always worth reading a chapter’s applicability provisions. One should also always 

both might subject a site to quite different zoning rules than the basic rules would. Reading 
some more zoning is easier than having to later redesign an entire building because of a 
missed zoning section. 

In the Introduction chapter, the Handbook describes the concept of the zoning cake. A site might 
be subject to layer upon layer of zoning rules. These will always include the rules for the baseline 
zoning district. But they might also include Special Purpose District rules or “special area” rules. 
Zoning cakes sometimes get very tall. As such, it is important to know what to look out for and 
how zoning tries to sort this all out. 

A Special Purpose District mapped on top of a baseline zoning district presents a good starting 
case. The zoning map (and ZoLa) will make clear if special district applies to a property. One 
would then go to the zoning text in the special district’s chapter. It will often include “general 
provisions” or “applicability” language early on. These will describe how the special district 
works with the baseline zoning district rules. Typically, these will say that the baseline rules 
apply, except as altered by the provisions in the special district chapter. 
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For example, a Special Purpose District might allow higher maximum base heights than the 

Purpose District does not include special rules for the minimum base heights, then those rules 
in the underlying district would still apply. 

This same general concept applies with the special area rules. These rules can change the 

and so their applicability can be less clear. ZoLa includes layers that try to hi ghlight these rules, 
but people can miss them. As such, below includes a list to keep in mind:

In the Manhattan Core (Community Districts 1–8) different parking and loading 
rules apply. Look in Article I, Chapter 3. 

In Long Island City, separate different parking and loading rules apply.  
Look in Article I, Chapter 6. 

In areas close to airports, lower maximum heights apply.  
Look in Article VI, Chapter 1. 

Along the waterfront, all types of special zoning rules apply.  
Look in Article VI, Chapter 2.

For food stores in listed areas, different zoning rules can apply.  
Look in Article VI, Chapter 3. 

 
Look in Article VI, Chapter 4. 

Next to train stations, all types of special zoning rules apply.  
Look in Article VI, Chapter 6. 

Of course, there are times where both a special area and a Special Purpose District apply to the 
same site. Sometimes multiple special districts or special areas can even apply. For example, 
imagine a site next to a train station in a Special Purpose District. Zoning looks to sort these 
situations out in its applicability language. It typically allows the special area rules to supersede 
the Special Purpose District rules (and the baseline rules too). In rare instances, two Special 
Purpose Districts can apply to a property. The applicability rules in the Special Purpose Districts 
look to make clear what rules from each district apply.
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beyond the typical plan review undertaken at DOB.

zoning’s detailed requirements for these spaces (found in Section 37-70). Department of City 

the applicant’s plaza would meet all the listed zoning requirements, they can continue with their 
application there. 

review the information on DCP’s website for applicants. 

These actions come in three types—special permits from the Board of Standards and Appeals 
(BSA), and authorizations or special permits from the City Planning Commission (CPC). Zoning 
considers these “discretionary” actions since the BSA or CPC must decide if the application 

For example, zoning includes a CPC special permit to reduce the parking requirement for 
residences on a zoning lot far from transit (Section 74-52). Before approving the application, the 

the possible effect that the parking reduction could have on the area surrounding the lot. 

that require technical knowledge particular to the BSA.

Each of the three types requires different review procedures, which include a mix of public 
notice and public hearings. CPC special permits follow the Uniform Land Use Review Process 
(ULURP), the most stringent of the three. 
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If one needs a special permit or authorization for their project, they should review the 
information on DCP’s or BSA’s website for applicants, as applicable.

Over the last few years, the Zoning Resolution has seen a great deal of change. Major text 
amendments have rewritten the Resolution to better address the city’s needs. These text 
changes have added and updated many terms and concepts. The list below highlights some of 
the most important ones and their acronyms.

Ancillary Dwelling Unit (ADU): 
housing unit on lots with one- or two-family homes. These units can take many forms including 
backyard cottages, garage conversions, and basement apartments. The term lists out restrictions 

Look in Section 12-10.

Energy Infrastructure Equipment (EIE): 
energy generation systems (such as solar panels) and energy storage systems (such as batteries) 
into a single use. Zoning allows this use, subject to size and screening rules, in all districts to 
support the energy grid’s transition to fully renewable energy sources. Look in Section 12-10.

Reference Plane: 

highest risk, building owners can measure zoning’s height rules from a consistent “reference 
plane” set 10 feet above grade. This encourages owners to make resiliency improvements 
that address long-term climate change, lower insurance costs, and improve the pedestrian 

Look in Article VI Chapter 4. 

Home Occupation:
home-based, small-scale businesses. The term lays out size and operational controls meant to 
ensure home occupations are good neighbors. These controls include environmental regulations 
and prohibitions on business signs. Zoning allows these home occupations as-of-right in all 
residences. Look in Section 12-10.

M “A” Districts: Created in 2024, this framework of 15 new Manufacturing Districts creates 
a range of new zoning options to support job growth. These districts range from 2–15 FAR, 

application of these districts occurred in the Atlantic Avenue Mixed Use area in Brooklyn. Look in 
Article IV.

Federal statistical agencies created 
NAICS as the standard to classify all businesses in the country. Since 2024, zoning uses NAICS 
to organize uses in the retail/service and production use groups (VI and X, respectively). This 
helps ensure that zoning fully considers the wide range of business activities that occur in these 
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Chapter 2 of both Article III and IV. 

Qualifying Residential Site (QRS) : 
opportunities in lower-density districts. The term lists size and locational conditions. If a zoning 
lot can meet those conditions, it can apply special use, bulk, and parking rules. These rules look 
to allow “missing middle” apartment buildings of the scale and character of older buildings in 
these areas. Look in Section 12-10.

R11 and R12 Residence Districts: Created in 2024, these new zoning districts allow the highest 
residential densities in the city (15 and 18 FAR, respectively). Policymakers can only map these 

occurred in Midtown South. R11 and R12 districts also come in contextual and Commercial 
District versions. Look in Articles II and III. 

Universal Affordability Preference (UAP): 
preference for affordable housing and supportive housing to all medium- and high-density 

program. Some use the “UAP” acronym, such as “UAP development.” “Qualifying Affordable 

Resolution. Look in Section 12-10 and Article II Chapter 7.

Ultra Low Energy Building (ULEB): 
decarbonization of the city’s building stock. Buildings that meet the strict energy standards 

requirements apply to new and existing buildings. Look in Section 12-10.

Do not fear the Zoning Resolution. Given zoning’s importance to the city, people should engage 
with it. Hopefully, the suggestions in this chapter will make that easier for readers.

one uses the Resolution, the easier it is to use. Its structure and language will soon become 
familiar. 

If one still has zoning questions, they can contact DCP’s Zoning Help Desk. One can either call 

with an answer within two business days.
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Working with zoning regulations takes practice. Understanding foundational zoning principles 
and then applying them by navigating the Zoning Resolution can be tedious, especially when 
explained only in the abstract. To showcase how all the rules are pieced together in a more 
concrete manner, three case studies have been included. 

These examples use hypothetical zoning lots in three different zoning districts. While by no 
means comprehensive, they intentionally illustrate the range in densities and intensities between 
districts. There are also three iterations within each example that highlight the subtle differences 
in permitted uses and building forms that can all be created within the same district. 

The hope is that working through these examples will be like following the instructions of a 
recipe in a cookbook. Each is written with simple steps to follow to evaluate the permitted use, 
bulk and parking for a hypothetical building. As the steps are completed, a more complete 
composite of the potential building will emerge. While the steps are comprehensive in the range 
of zoning rules, they are certainly not exhaustive in the application of every regulation. 

These examples all produce very common building typologies that are permissible through 
the zoning regulations. They typically represent the ideal outcome from the application of the 
regulations in a particular district. There are many other permissible variations of buildings 
possible in these districts. There are also some alternatives that would render a building 
impermissible. 

While each iteration includes residences, the proximity to transit and the presence of a 
commercial overlay alter the possibilities for each site. 
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The second example compares three different 100 x 100-foot properties in R6A Districts in 
Brooklyn. Each case study includes residences, but the usage of affordable housing tools and 
special rules available near the subway station slightly alter the potential options. 

parameters. 
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R4A
This property sits on the midblock of a quiet residential street, about a mile from a commuter 
rail station. We will create a classic detached suburban house, with a modern twist—an 
ancillary dwelling unit. Since this is a Residence District, we will be using the rules of 
Article II of the Zoning Resolution to apply the chapters pertaining to use, bulk and parking 
regulations—Chapters 2, 3 and 5, respectively. 

a 5,000 square foot, R4A zoned property on an interior lot, fronting on a 
narrow street, outside the Greater Transit Zone. 

Instructions:

Step 1: Check the permitted use regulations (ZR 22-10)

Residential uses are contained within Use Group II (ZR 22-12) and detached 
single or two-family residences are the only residential uses permitted without 

10), “ancillary dwelling units” are also permitted. 

Step 2: Determine the minimum lot size needed (ZR 23-10)

Single or two-family homes in R4A Districts require a minimum lot area of 
2,375 square feet and lot width of 25 feet (ZR 23-11). 

Step 3: 

area permitted is 5,000 square feet. 

Step 4: Determine the permitted building footprint (ZR 23-30)

Single- or two-family detached homes on interior lots in R4A Districts typically 
require a front yard of 10 feet (ZR 23-321), two side yards with a minimum width 

the footprint of the home also cannot exceed a maximum lot coverage of 60 
percent of the lot area in this district (ZR 23-361). On this lot, that would mean 
the maximum footprint could not exceed 3,000 square feet. 

Additionally, up to one-third of the area of the rear yard may be used for the 
ancillary dwelling unit, as a permitted obstruction, if it does not exceed a 

part of it (ZR 23-341). 

Step 5: Determine the permitted building height (ZR 23-40)

Single- or two-family residences in R4A Districts are governed by pitched roof 
envelopes where the maximum perimeter height is 25 feet and the overall 
height, under sloping planes, is 35 feet (ZR 23-421). Obstructions like dormers 
and chimneys may puncture the envelope (ZR 23-41).
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Step 6: Design the building

The combination of the footprint restrictions and the height parameters create 

into a building design that is contained anywhere within this volume. 

Step 7: Provide parking (ZR 25-20, 25-60)

In R4A Districts beyond the Greater Transit Zone, one parking space is required 
for each standard dwelling unit, but none is required for an ancillary dwelling 
unit (ZR 25-232). Parking design regulations orient the location of a driveway 
with these spaces to the side of the home (ZR 25-621) and govern the number 
and size of curb cuts (ZR 25-631). 

Step 8: Other rules

Street trees and front yard planting are required for all new developments (ZR 
23-61). 
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R4A
This property is only a quarter of a mile from the commuter rail station, on a corner lot, 
amongst a mix of building types. Here we will construct a small apartment building on a 
qualifying residential site. This site is in a Residence District, so the pertinent chapters of 
Article II for use, bulk and parking rules will again be Chapters 2, 3 and 5, respectively.

a 5,000 square foot, R4A zoned property on a corner lot, fronting the 
short end of the block, within the Outer Transit Zone of the Greater Transit Zone. This 

of “qualifying residential site” (ZR 12-10).

Instructions:

Step 1: Check the permitted use regulations (ZR 22-10)

Qualifying residential sites permit all types of residential uses, including multi-
family apartment buildings (ZR 22-12). 

Step 2: Determine the minimum lot size needed (ZR 23-10)

The minimum lot area and lot width requirements for general residences are 
1,700 square feet and 18 feet, respectively (ZR 23-11). 

Step 3: 

(FAR) of 1.5 (ZR 23-21). On a 5,000 square foot lot, this would permit a building 

their inclusion (ZR 23-23).

Step 4: Determine the permitted building footprint (ZR 23-30)

A corner lot in an R4A district would typically require one front yard of at least 
10 feet and another of at least 5 feet. An apartment building on a qualifying 
residential site would typically need no side yards, unless they were provided 
on the neighboring property (ZR 23-333). No rear yards are required on corner 
lots, by virtue of having no rear lot line. For zoning lots like this, 100 percent lot 
coverage is permitted (ZR 23-361), so long as all legally required windows face 
the street, as required by the NYS Multiple Dwelling Law. 

Step 5: Determine the permitted building height (ZR 23-40)

Buildings on qualifying residential sites in R4A Districts are permitted to have 
a building with a maximum base height of 35 feet and building height of 45 
feet (ZR 23-424). There is no pitched roof envelope. Before the maximum 
base height, a setback needs to be provided along each street (ZR 23-423). 
Obstructions like elevator bulkheads may exceed the height limit (ZR 23-41).
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Step 6: Establish the maximum density (ZR 23-50)

For multi-family residences, the maximum number of dwelling units permitted 

by the dwelling unit factor of 680 (ZR 23-52). This calculation establishes that, 
at most, eleven apartment units are allowed on this zoning lot. 

Step 7: Design the building

Step 8: Provide parking (ZR 25-20, 25-10)

In the Outer Transit Zone parking is required for 50 percent of the number of 
residential units in a building. However, on qualifying residential sites, parking 
may be waived for buildings like this with a limited number of units (ZR 25-
222). If vehicle parking was desired, it may still be provided, electively, subject 
to overall maximums (ZR 25-12). 

Step 9: Other rules

Street trees and front yard planting are required (ZR 23-61).
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R4A
This property sits midway along a commercial corridor within a very short walk to the 

retail. Given this context, we will create a similar mixed-use building with retail on the 

However, this site is in a Commercial District, so Article III contains the relevant chapters. 
These include Chapter 2 for use regulations, Chapter 5 for mixed building bulk rules and 
Chapter 6 for parking regulations.

 a 5,000 square foot, midblock property within an R4A District with a C2-2 
commercial overlay that is contiguous along multiple blocks. The property is in the Outer 
Transit Zone (and thus in the Greater Transit Zone). The site meets the criteria in paragraph 

Instructions:

Step 1: Check the permitted use regulations (ZR 32-10)

In C2 commercial overlays, all types of residences are permitted, no matter 
what Residence District the overlay is mapped within (ZR 32-121). C2 Districts 
also permit a wide range of commercial uses, including most retail and service 
uses in Use Group VI (ZR 32-161). 

Commercial uses may not be located above residences (ZR 32-421). Tier 

provided for a storefront would be subject to size and illumination regulations 
(ZR 32-60). 

Step 2: Determine the bulk rules to follow (ZR 35-20)

The bulk rules of Article II, Chapter 3 generally apply to the residential portion 
of the building, based on the residence district that the commercial overlay is 
mapped within (R4A in this case). However, on qualifying residential sites in the 
Greater Transit Zone, the residential bulk regulations of an R5 District apply 
instead (ZR 35-22). 

Step 3: 
R5 Districts on qualifying residential sites permit a maximum residential FAR 
of 2.0 (ZR 23-21), and mixed buildings allow a total FAR of 2.5 (ZR 35-32). 
C2-2 Commercial Districts allow 1.0 FAR for commercial uses at this density. 
On a 5,000 square foot site, the total floor area allowed is 12,500 square 
feet. This could be achieved by adding up to 10,000 square feet of floor area 
for residences, and up to 5,000 square feet of floor area for commercial 
uses. However, since the total floor area allowed is slightly less than that 
of the individual maximums combined, the 2,500 square foot difference will 
need to be accounted for by reducing the square footage allocated to one or 
both uses.
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Step 4: Determine the permitted building footprint (ZR 35-50)

Commercial Districts do not require front yards (ZR 35-51) or side yards (ZR 
35-52) for mixed buildings. On interior lots, a 20-foot rear yard is required 

residential lot coverage is limited to 80 percent of the lot area (ZR 23-362).

Step 5: Determine the permitted building height (ZR 35-60)

R5 District regulations for qualifying residential sites permit a building with a 
maximum base height of 45 feet before setback, and an overall height of 55 
feet (ZR 35-62 and 23-424). Obstructions like roof parapets or a solar canopy 
could exceed the overall height limits (ZR 23-41). 

Step 6: Establish the maximum density (ZR 35-40)

The maximum number of dwelling units allowed on the property is determined 

permitted. 

Step 7: Design the building

the envelope.

Step 8: Provide parking (ZR 36-20, 36-30 and 36-70)

In Commercial Districts, no parking is required for residences on qualifying 
residential sites in the Greater Transit Zone (ZR 36-31). Parking is also waived 
for the commercial component of a mixed-use building on smaller lots such as 
this one in the Outer Transit Zone (ZR 36-26). Bicycle parking would need to be 
provided for 50 percent of the units (ZR 36-71).

Step 9: Other rules

Medium-sized residential buildings like this trigger a requirement for 
recreation space (ZR 23-63). Street tree planting would apply, but other 
planting would not be needed (ZR 35-71).
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R6A
This property is located on the midblock in the heart of the neighborhood. Here we will work 
through the construction of a standard apartment building. Properties in Residence Districts 
would utilize Article II of the Resolution, and a residential building would primarily utilize the 
use, bulk and parking regulations in Chapters 2, 5 and 6, respectively.

a 10,000 square foot, R6A zoned property on an interior lot fronting on a 
narrow street in the Outer Transit Zone.

Instructions:

Step 1: Check the permitted use regulations (ZR 22-10)

R6A districts permit all types of residences (ZR 22-12).

Step 2: Determine the minimum lot size needed (ZR 23-10)

General residences require a minimum lot area of 1,700 square feet and lot 
width of 18 feet (ZR 23-11). 

Step 3: 

3.0 (ZR 23-22). On a 10,000 square foot lot, this would permit a 30,000 square 
foot residential building.

Step 4: Determine the permitted building footprint (ZR 23-30)

R6A districts have no front yard requirements (ZR 23-322) nor side yard 
requirements (ZR 23-335). On interior lots, a rear yard with a depth of 20 feet 
is required (ZR 23-342), and the lot coverage of a building cannot exceed 80 
percent (ZR 23-362). 

Step 5: Determine the permitted building height (ZR 23-40)

Most of the street wall of the building will need to be located within ten feet 
of the lot line (ZR 23-431). Standard residences in R6A districts are permitted 
a maximum base height of 65 feet before a setback along the street, and an 
overall height of 75 feet (ZR 23-432). The setback depth on a narrow street is 

obstructions like dormers could be located within the required setback area 
(ZR 23-41).

Step 6: Establish the maximum density (ZR 23-50)

The maximum number of dwelling units permitted is determined by dividing 

factor of 680 (ZR 23-52). This zoning lot would permit 44 dwelling units  
at most.

Step 7: Design the building
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Step 8: Provide parking (ZR 25-20, 25-10, 25-80)

For developments in the Outer Transit Zone, parking is required for 25 percent 
of the residences but may be waived if that number is lower than 15 spaces 
(ZR 25-211). Parking may optionally be provided (ZR 25-12). Enclosed bicycle 
parking would be required for half the number of units (ZR 25-81). 

Step 9: Other rules

Recreation space is required and may be provided indoors or outdoors (ZR 
23-63). Street trees and planting in front of the building are also required (ZR 
23-61).
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R6A
This property is on a corner lot in the center of the neighborhood. This building incorporates 
affordable housing units through the “universal affordability preference (UAP)” program. Like 
the previous example, a residential building in a Residence District would utilize Article II, 
Chapters 2, 5 and 6 of the Zoning Resolution for use, bulk and parking regulations, as well as 
Chapter 7 for UAP program requirements. 

a 10,000 square foot, R6A zoned property on a corner lot in the Inner 
Transit Zone. The corner lot faces a wide and narrow street.

Instructions:

Step 1: Check the permitted use regulations (ZR 22-10)

R6A districts permit all types of residences (ZR 22-12), including affordable 
housing.

Step 2: Determine the minimum lot size needed (ZR 23-10)

Multi-family residences require zoning lot with a minimum lot area of 1,700 
square feet and lot width of 18 feet (ZR 23-11). 

Step 3: 
“Qualifying affordable housing,” which includes “UAP developments,” 

22). On a 10,000 square foot lot, this would permit a 39,000 square foot 
residential building. This building could be entirely affordable housing, but 

the FAR, 9,000 square feet of affordable housing would be provided.

Step 4: Determine the permitted building footprint (ZR 23-30)

R6A districts have no front yard requirements (ZR 23-322), nor side yard 
requirements (ZR 23-335) for residential buildings. Since this is a corner lot, 
no rear yard is required either, and the maximum permitted lot coverage is 
100 percent (ZR 23-362). However, to provide legally required windows on the 
building walls facing the center of the block, an inner court will need to be 
provided (ZR 23-352). 

Step 5: Determine the permitted building height (ZR 23-40)

The building is required to provide street walls, but on corner lots, a street wall 
is optional on one frontage (ZR 23-436). This lot has wide and narrow street 
frontage, and the wide street takes priority. On this wide street, a street wall 
must be provided within eight feet of the wide street (ZR 23-431). Zoning lots 
with qualifying affordable housing in R6A districts are permitted a maximum 
base height of 65 feet before a setback along the street, and an overall height 
of 95 feet (ZR 23-432). Since this lot faces two streets, two setbacks are 
required. The frontage on the wide street necessitates a ten-foot setback, and 
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Step 6: Establish the maximum density (ZR 23-50)

The maximum number of dwelling units permitted is determined by dividing 

factor of 680 (ZR 23-52). This property would permit 57 dwelling units at most.

Step 7: Design the building

Step 8: Provide parking (ZR 25-20)

For developments in the Inner Transit Zone, no vehicle parking is required 
for residences, whether they be standard or affordable units (ZR 25-211), but 
bicycle parking is needed.

Step 9: Other rules

Affordable housing units will need to comply with the UAP program 
requirements. These include affordability, distribution and other guidelines (ZR 
27-10). Recreation space (ZR 23-63), street trees and planting continue to be 
required (ZR 23-61).
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R6A

This property is on one of the main commercial streets in the neighborhood and is at 

develop a standard mixed-use building and incorporate a subway access easement into 
the development. Commercial Districts utilize Article III of the zoning for their base rules, 
including Chapter 2 for use, Chapter 5 for bulk in mixed buildings and Chapter 6 for parking. 

transit stations.

a 10,000 square foot property zoned C4-2A that occupies the corner of a 
block in the Inner Transit Zone. The corner lot fronts a subway station on an elevated portion 
of the line.

Instructions:

Step 1: Apply the special area rules (ZR 66-00)

The transit agency will need to determine if a transit easement volume is 
needed on the development site so they can improve access to the subway 
station (ZR 66-21). If the agency establishes an easement, then many zoning 

Step 2: Check the permitted use regulations (ZR 66-20, 32-10 and 32-60)

C4-2A districts permit all types of residences (ZR 32-12), and most commercial 
uses in Use Groups VI, VII and VIII (ZR 32-16 – 32-18). Tier B streetscape rules 

excluded (ZR 66-25). Signage for any storefront would be subject to sign 
regulations (ZR 32-60).

Step 3: Determine the bulk rules to follow (ZR 35-20)

In C4-2A districts, the residential portion of the building follows the bulk 
regulations applicable to the district’s residential equivalent, an R6A district 
(ZR 35-23 and 34-112). 

Step 4:
Standard residences in C4-2A (via R6A districts) are allowed a maximum 

of 30,000 square feet. If transit access in an easement volume is provided 

Step 5: Determine the permitted building footprint (ZR 35-50)

C4-2A districts have no front yard requirements (ZR 35-51) or side yard 
requirements (ZR 35-52) for mixed buildings. Corner lots allow up to 100 
percent lot coverage for residential uses (ZR 23-362). However, on a large lot, 
legally required windows will likely need to face an inner court (ZR 23-352). 
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Step 6: Determine the permitted building height (ZR 66-20 and 35-60)

The building is required to provide a street wall along most of the frontage 
of one of the streets the corner lot fronts upon (ZR 35-631 and ZR 35-633). 
Zoning lots with a residential equivalent of an R6A district that are providing 
standard residences are typically permitted a maximum base height of 65 feet 
before a setback, and an overall building height of 85 feet (ZR 35-632 and 23-
432). However, to accommodate the easement volume, this overall height may 
be increased by 10 feet, to 95 feet (ZR 66-234). 

Step 7: Establish the maximum density (ZR 35-40)

The number of dwelling units that, at most, may be provided is established 

dwelling unit factor of 680 (ZR 35-40 and 23-52). The calculation is blind to 

are allowed in the building.

Step 8: Design the building

building envelope. 

Step 9: Provide parking (ZR 36-20 and 36-30)

For developments in the Inner Transit Zone, no parking is required for 
residences (ZR 36-31 and 25-21). Required commercial parking is waived in 

by a retail storefront, one loading berth would be required (ZR 36-62). Bike 
parking is also required (ZR 36-71). 

Step 10: Other rules

Recreation space (ZR 23-63) and street trees are required (ZR 23-61).
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C6-4

commercial building in a Commercial District would utilize Article III, Chapters 2, 3 and 6 of the 
Zoning Resolution for its use, bulk and parking regulations. Special Manhattan Core parking 
regulations are in Article I, Chapter 3. 

 a 20,000 square foot property zoned C6-4 in the Manhattan Core. The 
property is comprised of two abutting corner lots.

Instructions:

Step 1: Check the permitted use regulations (ZR 32-10)

certain size and illumination limits (ZR 32-60). 

Step 2: 

Step 3: Determine the permitted building footprint (ZR 33-20)

For commercial buildings, no side yards are required (ZR 33-25). On corner 
lots, no rear yards are required. Commercial buildings have no maximum lot 
coverage. 

Step 4: Determine the permitted building height (ZR 33-40)

The height in commercial buildings in C6-4 districts is governed by a sloping 
sky exposure plane that begins at 85 feet, or six stories, above the street line 
(ZR 33-43 and 33-44). On corner lots, each street has a separate sky exposure 
plane. A tower may penetrate through the sky exposure plane, if it is set back 
from the street and its coverage does not exceed 40 percent of the lot area (ZR 
33-45). The tower footprint could be 8,000 square feet at the most. 

Step 5: Design the building

determined by the various building envelope controls. 
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Step 6: Provide parking (ZR 36-00, 13-10, 36-60 and 36-79)

For developments in the Manhattan Core, no parking is required (ZR 36-
023 and 13-10). If parking is voluntarily provided, there is a limited amount 

buildings that are larger than 100,000 square feet, but smaller than 300,000 
square feet, need to provide one loading berth (ZR 36-62). One bike parking 

36-71). 

Step 7: Other rules

Street trees are required along each street frontage (ZR 33-04).
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C6-4

will add a public plaza to the development. Like the prior example, Article III, Chapters 2, 3 and 
6 of the Zoning Resolution would establish use, bulk and parking regulations for commercial 
buildings in Commercial Districts. This case will also use Chapter 7 for the urban design rules 
governing public plazas. 

 a 20,000 square foot property zoned C6-4 located on a midblock through 
lot. 

Instructions:

Step 1: Check the permitted use regulations (ZR 32-10)

streetscape rules would apply (ZR 32-30).

Step 2: 

increased, based on the size of the plaza, to a maximum of 12.0 FAR. This 

Step 3: Determine the permitted building footprint (ZR 33-20)

No side yards are required for commercial buildings (ZR 33-25). On through 
lots, C6 districts are exempted from needing a rear yard equivalent for 
commercial buildings (ZR 33-281). 

Step 4: Determine the permitted building height (ZR 33-40)

Commercial buildings in C6-4 districts are governed by sky exposure planes 
that slope inward from each street beginning at a height of 85 feet, or six 
stories, above the street line (ZR 33-43 and 33-44). A tower is permitted 
to pierce through this plane, if it is set back from the street and the tower 
coverage does not exceed 40 percent of the lot area (ZR 33-45). This 
percentage would mean the tower’s footprint would be limited to 8,000 square 
feet. 

Step 5: Design the building

into a form that aligns with the various building envelope rules. 

Step 6: Provide parking (ZR 36-00)

No parking is required for developments located within the Manhattan Core 
(ZR 36-023 and 13-10). Loading (ZR 36-62) and bike parking (ZR 36-71) would 
be required. 
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Step 7: Other rules 

of dimensional and design standards (ZR 37-70). The Chairperson of the City 

continue to be required along each street frontage (ZR 33-04).

2

4

7
7

3
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C6-4

Manhattan District. This example continues to use the Commercial District regulations of 
Article III, Chapters 2, 3 and 6 of the Zoning Resolution to establish use, bulk and parking 
regulations. However, in addition to the Manhattan Core parking regulations of Article I, 
Chapter 3, these underlying rules are sometimes superseded by Article IX, Chapter 1 for the 
Special District regulations. 

 a 20,000 square foot property zoned C6-4 in the Special Lower 
Manhattan District. The property again has two corner lot portions. The long end of the 
property fronts a prominent street with various Special District controls. 

Instructions:

Step 1: Check the permitted use regulations (ZR 91-10 and 32-10)

Tier C streetscape rule applicability through the Special District (ZR 91-41 

install banners, they would be permitted as well (ZR 91-112). 

Step 2: 

remains 10.0 (ZR 91-22). While the Special District does permit them, no other 
bonuses or special FAR rules are being sought in this example. This basic FAR 

zoning lot. 

Step 3: Determine the permitted building footprint (ZR 33-20)

For commercial buildings, no side yards are required (ZR 33-25), and on corner 
lots, no rear yards are required.

Step 4: Determine the permitted building height (ZR 91-30 and 33-40)

In the Special Lower Manhattan District, special height and setback regulations 
apply. The property fronts a Type 2A street. Along this frontage, the building’s 
street wall must rise to a height between the minimum base height of 85 feet 
and the maximum base height of 150 feet, before a setback is provided (ZR 91-
31). After this setback of 15 feet (ZR 91-32), a tower may rise without any height 
limits, so long as its footprint adheres to certain size parameters. The tower’s 
coverage may not exceed 65 percent of the lot area up to a height of 300 
feet (13,000 square feet, in this case) and may not exceed 50 percent (10,000 
square feet) above that height (ZR 91-33). Additionally, above a height of 300 
feet, the length of the tower, measured in any manner, cannot exceed 175 feet 
(ZR 91-34). 
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Step 5: Design the building

building envelope regulations. 

Step 6: Provide parking (ZR 91-50 and 36-00)

For developments in the Manhattan Core, no parking is required (ZR 36-023 
and 13-10). If parking is voluntarily provided, there are limits to the as-of-right 
amounts (ZR 13-12). Loading and bike parking continue to be required (ZR 36-62 
and 36-71). In the Special District there are limits on the frontages that can have 
a curb cut accessing parking spaces or loading berths (ZR 91-52). 

Step 7: Other rules 

In the Special Lower Manhattan District, additional open space to alleviate 
pedestrian congestion is required on larger lots (ZR 91-42). Additionally, street 
trees are required along each street frontage (ZR 33-04).
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This chapter includes helpful charts and maps to help readers understand the Zoning Resolution 
and its districts. These are not a replacement for the Zoning Resolution but can provide a handy 
reference to its core rules. 

This section includes a group of charts that look to distill hundreds of pages of zoning rules into 
an easily digestible form. 

This starts with a six-page overview of the full scope of zoning rules that apply to each 
Residence District. After that, a single page chart further summarizes the most important bulk 
rules that apply to these districts. Similarly, two individual pages look to summarize the key bulk 

summarize the use groups that zoning permits in each zoning district. For simplicity, this chart 
groups zoning districts into broad categories. DCP’s website also includes more information 
about individual zoning districts. This section also includes an outline of all the articles and 
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Typology
Standard Qualifying 

Residential Site

R1-1 R1-2/
R1-2A R2 R2A R2X R3-1 R3-2 R3A R3X R1-R3

Bulk

Parking

R1–R3 Districts
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Typology
Standard

Qualifying 
Residential Site

R4 R4-1 R4A R4B R5 R5A R5B R5D R4 QRS R5 QRS

Bulk

Parking

R4–R5 Districts
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R6 Districts

Bulk R6A R6B R6D R6 R6-1 R6-2

Parking
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Bulk R7A R7B R7D R7X R7-1 R7-2 R7-3

Parking

R7 Districts
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R8–R9 Districts

Bulk R8A R8B R8X R8 R9A R9D R9X R9 R9-1

Parking
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R10–R12 Districts

Bulk R10A R10X R10 R11A R11 R12

Parking
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R1–R5 Districts

P = Pitched roof F = Flat roof 
1= Single-family 2 = Two-family M = Multi-family D = Detached

Zoning  
District

Standard residences QRS or senior housing

FAR
Max base height/ 

Max height
Type FAR

Max base height/ 
Max height**

R1-1 0.75* P: 25' / 35' 1 / D 1.00 35' / 35'

R1-2 0.75* P: 25' / 35' 1 / D 1.00 35' / 35'

R1-2A 0.75* P: 25' / 35' 1 / D 1.00 35' / 35'

R2 0.75* P: 25' / 35' 1 / D 1.00 35' / 35'

R2A 0.75* P: 25' / 35' 1 / D 1.00 35' / 35'

R2X 1.00 P: 25' / 35' 1 / D 1.00 35' / 35'

R3-1 0.75* P: 25' / 35' 2 1.00 35' / 35'

R3-2 0.75* P or F: 25' / 35' M 1.00 35' / 35'

R3A 0.75* P: 25' / 35' 2 1.00 35' / 35'

R3X 0.75* P: 25' / 35' 2 / D 1.00 35' / 35'

R4 1.00 P or F: 25' / 35' M 1.50 35' / 45'

R4-1 1.00 P: 25' / 35' 2 1.50 35' / 45'

R4A 1.00 P: 25' / 35' 2 / D 1.50 35' / 45'

R4B 1.00 F: None / 25' 2 1.50 35' / 45'

R5 1.50 F: 35' / 45' M 2.00 45' / 55'

R5A 1.50 P: 25' / 35' 2 / D 2.00 45' / 55'

R5B 1.50 F: None / 35' M 2.00 45' / 55'

R5D 2.00 F: None / 45' M 2.00 45' / 55'

E = Eligible sites T = Tower option

Zoning 
District

Standard residences
Qualifying affordable 

housing

FAR
Max base height/ 

Max height
FAR

Max base height/ 
Max height

Other 
bulk 

options

R6
W: 3.00
N: 2.20

W: 65’ / 75’ 
N: 45’ / 55’

3.90
W: 65’ / 95’  
N: 65’ / 85’

E

R6-1 3.00 65’ / 75’ 3.90 65’ / 95’ E

R6-2 2.50 45’ / 65’ 3.00 55’ / 75’ E

R6A 3.00 65’ / 75’ 3.90 65’ / 95’ -

R6B 2.00 45’ / 55’ 2.40 45’ / 65’ -

R6D 2.50 45’ / 65’ 3.00 55’ / 75’ -

R7-1
R7-2

W: 4.00 
N: 3.44

W: 75’ / 85’ 
N: 65’ / 75’

5.01
W: 85’ / 115’ 
N: 85’ / 105’

E

R7-3 5.00 95’ / 125’ 6.00 105’ / 145’ E

R7A 4.00 75’ / 85’ 5.01 85’ / 115 -

R7B 3.00 65’ / 75’ 3.90 65’ / 95’ -

R7D 4.66 85’ / 105’ 5.60 95’ / 125’ -

R7X 5.00 95’ / 125’ 6.00 105’ / 145’ -

R8
W: 7.20 
N: 6.02

95’ / 135’ 
N: 85’ / 115’ 

8.64* / 
7.20

105’ / 145’ E

R8A 6.02 95’ / 125’ 7.20 105’ / 145’ -

R8B 4.00 65’ / 75’ 4.80 85’ / 95’ -

R8X 6.02 95’ / 155’ 7.20 105’ / 175’ -

R9 7.52
W: 105’ / 145’ 
N: 95’ / 135’

9.02 135’ / 185’ E / T

R9-1 9.00 125’ / 175’ 10.80 155’ / 215’ E / T

R9A 7.52
W: 105’ / 145’ 
N: 95’ / 135’

9.02 135’ / 185’ -

R9D 9.00 125’ / 175’ 10.80 155’ / 215’ T

R9X 9.00
W: 125’ / 175’ 
N: 125’ / 165’

10.80 155’ / 215’ -

R10 10.00
W: 155’ / 215’ 
N: 125’ / 185’

12.00 155’ / 235’ E / T

R10A 10.00
W: 155’ / 215’ 
N: 125’ / 185’

12.00 155’ / 235’ -

R10X 10.00
W: 155’ / 215’ 
N: 125’ / 185’

12.00 155’ / 235’ T

R11 12.00 155’ / 255’ 15.00 155’ / 325’ E / T

R11A 12.00 155’ / 255’ 15.00 155’ / 325’ -

R12 15.00 155’ / 325’ 18.00 155’ / 395’ E / T

R6–R10 Districts
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Zoning District
Res. 

Equiv.
Max. 

C FAR

Max 
CF 

FAR

PRC-A2 
(per sf)

C1-6 C2-6 R7-2 2.00 6.50 None

C1-6A C2-6A R7A 2.00 4.00 None

C1-7 R8 2.00 6.50 None

C1-7A R8A 2.00 6.50 None

C1-8 C2-7 R9 2.00 10.00 None

C1-8A C2-7A R9A 2.00 7.50 None

C1-8X C2-7X R9X 2.00 9.00 None

C1-9 C2-8 R10 2.00 10.00 None

C1-9A C2-8A R10A 2.00 10.00 None

C3 R3-2 0.50 1.00 1 per 150

C3A R3A 0.50 1.00 1 per 150

C4-1 R5 1.00 2.00 1 per 150

C4-2 R6 3.40 4.80 1 per 300

C4-2A C4-3 
C4-3A

R6A 3.00 3.00 1 per 400

C4-2F R8 3.40 6.50 1 per 400

C4-4 R7-2 3.40 6.50 1 per 1000

C4-4A C4-4L 
C4-5A

R7A 4.00 4.00 None

C4-4D R8A 3.40 6.50 1 per 1000

C4-5 R7-2 3.40 6.50 None

C4-5D R7D 4.20 4.20 1 per 1000

C4-5X R7X 4.00 5.00 None

C4-6 R10 3.40 10.00 None

C4-6A R10A 3.40 10.00 None

C4-7 R10 10.00 10.00 None

C4-7A R10A 10.00 10.00 None

C4-8 R8 3.40 6.50 None

C4-9 R9 3.40 10.00 None

C4-11 R11 3.40 12.00 None

C4-12 R12 3.40 15.00 None

C5-1 R10 4.00 10.00 None

C5-1A R10A 4.00 10.00 None

 C5-2 C5-4 R10 10.00 10.00 None

C5-2A R10A 10.00 10.00 None

C5-3 C5-5 R10 15.00 15.00 None

C6-1 R7-2 6.00 6.50 None

C6-1A R6 6.00 6.00 None

C6-2 R8 6.00 6.50 None

C6-2A R8A 6.00 6.50 None

Zoning District
Res. 

Equiv.
Max. 

C FAR

Max 
CF 

FAR

PRC-A2 
(per sf)

C6-3 R9 6.00 10.00 None

C6-3A R9A 6.00 7.50 None

C6-3D R9D 9.00 9.00 None

C6-3X R9X 6.00 9.00 None

C6-4 C6-5 C6-8 R10 10.00 10.00 None

C6-4A R10A 10.00 10.00 None

C6-4X R10X 10.00 10.00 None

C6-6 C6-7 C6-9 R10 15.00 15.00 None

C6-11 R11 12.00 12.00 None

C6-12 R12 15.00 15.00 None

C7-1 None 2.00 2.00
Beyond GTZ: 
 1 per 1000 

C7-2 None 3.00 3.00
Beyond GTZ: 
 1 per 1000 

C7-3 None 4.00 4.00
Beyond GTZ: 
 1 per 1000 

C7-4 None 5.00 5.00
Beyond GTZ: 
 1 per 1000 

C7-5 None 6.50 6.50
Beyond GTZ: 
 1 per 1000 

C7-6 None 8.00 8.00
Beyond GTZ: 
 1 per 1000 

C7-7 None 10.00 10.00
Beyond GTZ: 
 1 per 1000 

C7-8 None 12.00 12.00
Beyond GTZ: 
 1 per 1000 

C7-9 None 15.00 15.00
Beyond GTZ: 
 1 per 1000 

C8-1 None 1.00 2.40 1 per 300

C8-2 None 2.00 4.80 1 per 400

C8-3 None 2.00 6.50 1 per 1000

C8-4 None 5.00 6.50 None

Commercial Overlays

Zoning District

Max. Commmercial FAR
PRC - A2  
(per sf)In R1-R5 

Districts
In R6-R10 
Districts

C1-1 C2-1 1.00 2.00 1 per 150

C1-2 C2-2 1.00 2.00 1 per 300

C1-3 C2-3 1.00 2.00 1 per 400

C1-4 C2-4 1.00 2.00 1 per 1000

C1-5 C2-5 1.00 2.00 None



  |  NYC Zoning Handbook

Zoning 
District

Max. Permitted FAR Max Base 
Height/

Max Height

PRC - A2  
(per sf)Qualifying 

uses
Other
uses

M1-1A 2.00 45’ / 65’
Beyond GTZ: 

1 per 300 

M1-2A 3.00 65’ / 95’
Beyond GTZ: 

1 per 300 

M1-3A 4.00 95’ / 125’
Beyond GTZ: 

1 per 300 

M1-4A 5.00 125’ / 155’
Beyond GTZ: 

1 per 300 

M1-5A 6.50 155’ / 205’
Beyond GTZ: 

1 per 300 

M1-6A 8.00 155’ / 245’
Beyond GTZ: 

1 per 300 

M1-7A 10.00 155’ / 325’
Beyond GTZ: 

1 per 300 

M1-8A 12.00 155’ / -
Beyond GTZ: 

1 per 300 

M1-9A 15.00 155’ / -
Beyond GTZ: 

1 per 300 

M2-1A 2.00 1.00 45’ / 65’
Beyond GTZ: 

1 per 300 

M2-2A 3.00 2.00 65’ / 95’
Beyond GTZ: 

1 per 300 

M2-3A 4.00 3.00 95’ / 125’
Beyond GTZ: 

1 per 300 

M2-4A 5.00 4.00 125’ / 155’
Beyond GTZ: 

1 per 300 

M3-1A 2.00
1.00 or 

10,000 sf
45’ / 65’

Beyond GTZ: 
1 per 300 

M3-2A 3.00
1.00 or 

10,000 sf
65’ / 95’

Beyond GTZ: 
1 per 300 

Zoning 
District

Max. Permitted FAR
Max Base 

Height/
Max Height

PRC - A2  
(per sf)

M1-1 1.00 2.40 1 per 300
Beyond GTZ: 

1 per 300 

M1-2 1.00 4.80 1 per 300
Beyond GTZ: 

1 per 300 

M1-3 5.00 6.50 1 per 300
Beyond GTZ: 

1 per 300 

M1-4 2.00 6.50 None
Beyond GTZ: 

1 per 300 

M1-5 5.00 6.50 None
Beyond GTZ: 

1 per 300 

M1-6 10.00 10.00 None
Beyond GTZ: 

1 per 300 

M2-1 2.00 - 1 per 300
Beyond GTZ: 

1 per 300 

M2-2 5.00 - 1 per 300
Beyond GTZ: 

1 per 300 

M2-3 2.00 - None
Beyond GTZ: 

1 per 300 

M2-4 5.00 - None
Beyond GTZ: 

1 per 300 

M3-1 2.00 - 1 per 300
Beyond GTZ: 

1 per 300 

M3-2 2.00 - None
Beyond GTZ: 

1 per 300 
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R1 R2
R3-R5
(two- 

family)

R3-R5
(multi- 
family) 

R6-R12 C1-C2 C3
C4 C5 

C6
C7 C8 M1 M2 M3

Use Group I - 
Agriculture and Open Uses

Use Group II - 
Residences

Use Group III(A) - 
CF with sleeping

Use Group III(B) - 
CF without sleeping

Use Group IV(A) - 
Public Service

Use Group IV(B) - 
Infrastructure

Use Group IV(C) - 
Renewable Energy

Use Group V - 
Transient Accommodations

UG Use Group VI(A) - 
Retail

Use Group VI(B) - 
Service

Use Group VII - 

Use Group VIII - 
Recreation, etc.

Use Group IX(A) - 
General Storage

Use Group IX(B) - 
Specialized Storage

Use Group IX(C) - 
Vehicle Storage

Use Group X - 
Production

Fully permitted AOR, subject to conditions

Mostly permitted AOR, subject to conditions

Limited or AOR, subject to conditions

Not permitted AOR



  |  NYC Zoning Handbook

ARTICLE I - GENERAL PROVISIONS
Chapter 1  Title, Establishment of Controls and Interpretation of Regulations 

Chapter 3  Comprehensive Off-street Parking and Loading Regulations in the Manhattan Core
Chapter 5 Residential Conversion within Existing Buildings
Chapter 6 Comprehensive Off-Street Parking Regulations in the Long Island City Area

ARTICLE II - RESIDENCE DISTRICT REGULATIONS 
Chapter 1  Statement of Legislative Intent
Chapter 2  Use Regulations
Chapter 3  Residential Bulk Regulations in Residence Districts
Chapter 4 Bulk Regulations for Community Facilities in Residence 
Chapter 5 Accessory Off-Street Parking and Loading Regulations
Chapter 6 Special Urban Design Regulations
Chapter 7 Additional Regulations and Administration in Residence Districts

ARTICLE III - COMMERCIAL DISTRICT REGULATIONS 
Chapter 1  Statement of Legislative Intent
Chapter 2  Use Regulations
Chapter 3  Bulk Regulations for Commercial or Community Facility Buildings in Commercial Districts
Chapter 4 Bulk Regulations for Residential Buildings in Commercial Districts
Chapter 5 Bulk Regulations for Mixed Buildings in Commercial Districts
Chapter 6 Accessory Off-Street Parking and Loading Regulations
Chapter 7 Special Urban Design Regulations

ARTICLE IV - MANUFACTURING DISTRICT REGULATIONS 
Chapter 1  Statement of Legislative Intent
Chapter 2  Use Regulations
Chapter 3  Bulk Regulations
Chapter 4 Accessory Off-Street Parking and Loading Regulations

ARTICLE V - NON-CONFORMING USES AND NON-COMPLYING BUILDINGS 
Chapter 1  Statement of Legislative Intent
Chapter 2  Non-Conforming Uses
Chapter 3  Conforming Uses in Violation of Supplementary Use Regulations
Chapter 4 Non-Complying Buildings

ARTICLE VI - NON-CONFORMING USES AND NON-COMPLYING BUILDINGS
Chapter 1  Special Regulations Applying Around Major Airports
Chapter 2  Special Regulations Applying in the Waterfront Area
Chapter 3  Special Regulations Applying to FRESH Food Stores
Chapter 4 Special Regulations Applying in Flood Zones
Chapter 5 Special Regulations Applying in Designated Recovery Areas
Chapter 6 Special Regulations Applying Around Mass Transit Stations

ARTICLE VII - ADMINISTRATION 
Chapter 1  Enforcement, Administration and Amendments
Chapter 2  Interpretations and Variances
Chapter 3  Special Permits by the Board of Standards and Appeals
Chapter 4 Special Permits by the City Planning Commission

Chapter 6  Location of District Boundaries
Chapter 7  Special Provisions for Zoning Lots Divided by District Boundaries
Chapter 8 Special Regulations Applying to Large-Scale Residential Developments
Chapter 9 Special Regulations Applying to Large-Scale Community Facility Developments
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ARTICLE VIII 
Chapter 1  Special Midtown District (MiD)
Chapter 2  Special Lincoln Square District (L)
Chapter 3  Special Limited Commercial District (LC)
Chapter 4 Special Battery Park City District (BPC)
Chapter 5 Special United Nations Development District (U)
Chapter 6  Special Forest Hills District (FH)
Chapter 7  Special Harlem River Waterfront District (HRW)
Chapter 8 Special Hudson Square District (HSQ)
Chapter 9 Special Hudson River Park District (HRP)

ARTICLE IX 
Chapter 1  Special Lower Manhattan District (LM)
Chapter 2  Special Park Improvement District (PI)
Chapter 3  Special Hudson Yards District (HY)
Chapter 4 Special Sheepshead Bay District (SB)
Chapter 5 Special Transit Land Use District (TA)
Chapter 6  Special Clinton District (CL)
Chapter 7  Special 125th Street District (125)
Chapter 8 Special West Chelsea District (WCh)
Chapter 9 Special Madison Avenue Preservation District (MP)

ARTICLE X 
Chapter 1  Special Downtown Brooklyn District (DB)
Chapter 2  Special Scenic View District (SV-1)
Chapter 3  Special Planned Community Preservation District 

(PC)
Chapter 4 Special Manhattanville Mixed Use District (MMU)
Chapter 5 Special Natural Area District (NA)
Chapter 6  Special Coney Island Mixed Use District (CO)
Chapter 7  Special South Richmond Development District (SRD)
Chapter 8 Special Hunts Point District (HP)
Chapter 9 Special Little Italy District (LI)

ARTICLE XI
Chapter 1  Special Tribeca Mixed Use District (TMU)
Chapter 2  Special City Island District (CD)
Chapter 3  Special Ocean Parkway District (OP)
Chapter 4 Special Bay Ridge District (BR)

Chapter 6  Special Stapleton Waterfront District (SW)
Chapter 7  Special Long Island City Mixed Use District (LIC)
Chapter 8 Special Union Square District (US)
Chapter 9 Special Hillsides Preservation District (HS)

ARTICLE XII 
Chapter 1  Special Garment Center District (GC)
Chapter 2  Special Grand Concourse Preservation District (C)
Chapter 3  Special Mixed Use District (MX)
Chapter 4 Special Willets Point District (WP)
Chapter 5 Special Southern Hunters Point District (SHP)
Chapter 6  Special College Point District (CP)
Chapter 7  Special Flushing Waterfront District (FW)
Chapter 8 Special St. George District (SG)

ARTICLE XIII 
Chapter 1 Special Coney Island District (CI)
Chapter 2 Special Enhanced Commercial District (EC)
Chapter 3 Special Southern Roosevelt Island District (SRI)
Chapter 4 Special Governors Island District (GI)
Chapter 5 Special Bay Street Corridor District (BSC)
Chapter 6 Special Downtown Far Rockaway District (DFR)
Chapter 7 Special Coastal Risk District (CR)
Chapter 8 Special East Harlem Corridors District (EHC)
Chapter 9 Special Gowanus Mixed Use District (G)

ARTICLE XIV 

Chapter 2  Special Inwood District (IN)
Chapter 3  Special SoHo-NoHo Mixed Use District (SNX)
Chapter 4 Special Brooklyn Navy Yard District (BNY)
Chapter 5 Special Eastchester – East Tremont Corridor District 

(ETC)
Chapter 6  Special Atlantic Avenue Mixed Use District (AAM)

APPENDICES 
Appendix B Index of Special Purpose Districts
Appendix C Table 1, City Environmental Quality Review (CEQR) 

Environmental Requirements: (E) Designations 
Table 2, City Environmental Quality Review (CEQR) 
Environmental Requirements: Environmental 
Restrictive Declarations 

Appendix D Zoning Map Amendment (“D”) Restrictive 
Declarations

Appendix E Design Requirements for Plazas, Residential Plazas 
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The section includes two stylized maps showing zoning districts and Special Purpose Districts. 

The Special Purpose District map on the next page shows the locations of these 50+ districts in 
the city. For more detailed maps, go to ZoLa. Additionally, ZoLa and DCP’s website includes more 
information about zoning districts and Special Purpose Districts.
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Thank you to everyone at the Department of City Planning who contributed their knowledge and 
expertise to this latest edition of the Zoning Handbook, including Frank Ruchala, Chris Hayner, 
Rafael Berges, Veronica Brown, Louisa Chang, and Talia Clarick. 

Thanks as well to the DCP staff and many others who took the time to carefully review the 
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NYC Health Department’s New Public Awareness Campaign to Help More New Yorkers Access
Health Insurance

From Afia McCausky  
Date Thu 5/21/2026 1:11 PM

NEW YORK CITY DEPARTMENT
OF  HEALTH AND MENTAL
HYGIENE 
Alister F. Martin, MD, MPP 
Commissioner

FOR IMMEDIATE RELEASE 
May 19, 2026 

NYC HEALTH DEPARTMENT TO HELP MORE NEW YORKERS GET HEALTH
INSURANCE COVERAGE THROUGH NEW PUBLIC AWARENESS CAMPAIGN AT CRITICAL TIME

Department Focuses on Helping New Yorkers Renew or Sign Up for Health Insurance 

Campaign Launches as New York City Board of Health Condemns Federal Attacks on Public Health
Insurance Coverage and Urges Protections 

NEW YORK, NY — Today, the NYC Health Department launched a new public awareness
campaign encouraging New Yorkers to keep themselves and their family healthy by signing up for low- to
no-cost health insurance through the department’s free health insurance enrollment services. Through
the campaign, the department seeks to expand health insurance coverage
among underserved communities, making affordable health services more accessible to those who need
them most. In total, over 5 million people in New York City are currently insured through low- or no-cost
health insurance plans. Many of these New Yorkers may be eligible to renew or assess their options for
health insurance in the near future. The NYC Health Department is spending approximately $500,000 on
the campaign, which will run through the end of June in 13 languages on social media, in newspapers,
and on LinkNYC kiosks. 

6/4/26, 2:10 PM
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“Health insurance coverage is a key component to make New York City more affordable for every New
Yorker,” said NYC Health Commissioner Dr. Alister Martin. “This campaign could not come at a more
important time, as many New Yorkers are at risk of losing their health insurance in the coming year due
to changes at the federal level. This campaign will help connect New Yorkers who qualify for low- to no-
cost health insurance to primary care, specialists, mental health care, and other services. Every New
Yorker deserves access to affordable resources that keeps them healthy.” 

The NYC Health Department provides free enrollment assistance through certified counselors to support
individuals and families in enrolling in low- or no-cost health insurance through the New York State of
Health Marketplace. Enrollment counselors offer guidance on health insurance and care options, assist
with choosing a health plan and primary care provider, and help with renewing health insurance.
Additionally, enrollment counselors can help with applications for other benefits, including SNAP.
Services are available in multiple languages and accessible to everyone, regardless of immigration
status. 

This campaign comes at a critical time as changes at the federal level continue to impact people’s health
insurance coverage. Several changes in federal laws and funding threaten to cause hundreds of
thousands of New York City residents to lose coverage. Starting January 2027, Medicaid work
requirements will go into effect for certain Medicaid beneficiaries. Additional changes, such as more
frequent eligibility redeterminations, will make it harder for many Medicaid beneficiaries to stay enrolled. 

In addition, as a result of federal funding changes, upcoming changes to the Essential Plan will cause an
estimated 233,000 New York City residents to lose their coverage. While many will be eligible for
Marketplace plans, the expiration of enhanced premium tax credits after December 2025 has
significantly raised the cost of coverage — premiums went up by an estimated $211 on average for a

6/4/26, 2:10 PM
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couple — making the Individual Marketplace much less affordable. On top of this, an estimated 30,000 
New Yorkers will become ineligible for any Marketplace coverage due to their immigration status. 

State and local officials are working to mitigate the potential for coverage loss. Today, the New York City 
Board of Health unanimously voted to approve a resolution condemning the recent federal attacks on 
public health insurance eligibility and funding and urge Congress and federal agencies to listen to public 
health insurance beneficiaries and administrators and reconsider and reverse damaging changes. The 
resolution calls on the City and State governments to take actions to mitigate harms to insurance 
enrollment and access to care by seeking to support as many beneficiaries as possible and help 
beneficiaries who lose coverage to affordably access necessary care without insurance coverage. The 
resolution also requests that the NYC Health Department develop and carry out a public education 
campaign — like the one announced today — and support efforts in collaboration with other City 
agencies, State agencies, community-based organizations, and healthcare providers. 

Anyone who fears they may be at risk of losing their coverage may contact an enrollment counselor for 
free. To connect with an NYC Health Department enrollment counselor, call 347-665-0214 or
visit nyc.gov/healthcoverage. 

“Every New Yorker deserves the peace of mind that comes with knowing they can see a doctor, fill a 
prescription, and get mental health care without worrying about cost or coverage,” said New York 
City Council Member Lynn Schulman, Chair of the Committee on Health. “This campaign is an 
important step in connecting more families, especially in underserved communities, to low- and no-cost 
health insurance options and the enrollment support they need. I encourage all eligible New Yorkers to 
take advantage of these free services and secure the coverage they deserve.” 

### 

MEDIA CONTACT: pressoffice@health.nyc.gov 

Afia (Frimpong) McCausky 
Community Liaison - Brooklyn North & South
NYC Department of Health & Mental Hygiene
Office of External Affairs
Sent from the New York City Department of Health & Mental Hygiene. This email and any files 
transmitted with it may contain confidential information and are intended solely for the use of the 
individual or entity to whom they are addressed. This footnote also confirms that this email message 
has been swept for the presence of computer viruses.
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[EXTERNAL] Thank You for Attending Con Edison's Summer Preparation Meeting!

From Mammolito, Kate A.
Date Fri 5/22/2026 10:07 AM
To Mammolito, Kate A.

4 attachments (4 MB)
Con Edison Down Trees Information.pdf; Con Edison BK Corporate Affairs Contacts.pdf; BQ Summer Prep 2026.pdf; EEAP 
Flyer_PRESS.pdf;

CAUTION! EXTERNAL SENDER. Never click on links or open attachments if sender is unknown, and never provide user ID or 
password. If suspicious, report this email by hitting the Phish Alert Button. If the button is unavailable or you are on a mobile 
device, forward as an attachment to phish@oti.nyc.gov.

Good Morning,

Thank you for attending our 2026 Summer Preparation presentation yesterday. We truly appreciate your help 
spreading critical information on weather, outages, safety, and financial support with your constituents. As 
requested, the presentation is attached, along with the Enhanced Energy Assistance Program (EEAP) flyer, a down 
tree 101 and some helpful links from our website below. We’ve also attached our contact sheet so your office can 
access the correct manager assigned to your districts/community board.

For those of you who could not attend, we hope you find these resources beneficial for your communities as we 
move into the summer season. If you would like the EEAP in other languages, please reach out to our office and 
we can send some over.

Resources

Understanding your Bill
Understanding Your Bill & Rate FAQs

Payment Plans & Assistance
https://www.coned.com/en/accounts-billing/payment-plans-assistance

Report and Track Service Problems
https://www.coned.com/en/services-and-outages/report-track-service-issue

Live Chat and Other Contact Options
https://www.coned.com/en/contact-us

Report a Down Tree (on public property)
https://www.nycgovparks.org/services/forestry/damaged-fallen-trees

Warm Regards,

6/4/26, 2:11 PM
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Kate Mammolito
Corporate Affairs Manager
Consolidated Edison Company of New York, Inc. 
Report Problem | Check Status | Service Map
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Down Trees/Wires 
 

• Do you remove NYC tree debris resulting from a storm? 
No. If the tree was on your property, you are responsible for having the debris removed.  
 

• For downed trees on NYC streets and public parks, contact the Department of Parks and Recreation at 
311 or nyc.gov/311. The city responds to fallen trees and other hazards that are threatening public 
safety first. These hazards include downed trees blocking streets or resting on houses, standing 
damaged trees that can cause injury or property damage, and fallen tree limbs.  
 

• Con Edison owns and is responsible for repairing or replacing the service wire that comes from the 
street to your home. 
 

• If tree limbs interfere with the service wire, you’re responsible for clearing the tree limbs on your 
property. A licensed tree-service contractor can remove the tree limbs for you. For your safety, let us 
know before you begin work so we can detach the electric service wire and confirm the line is not 
energized. 
 

• In the case of a large-scale/large 
impact storm, NYC Office of 
Emergency Management (OEM) 
activates and deactivates the down 
tree task force based on their 
forecasting. The down tree task force 
is made up of OEM, Con Edison,  
FDNY, DOT, NYPD, and the Dept. of 
Sanitation. They work during daylight 
hours post-storm. 
 

• The down tree task force organizes 
jobs based on calls from 311, 911 and 
1-800-75-CONED and provides 
locations for work.  

 

https://portal.311.nyc.gov/article/?kanumber=KA-01794
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Con Edison Brooklyn
Corporate Affairs

Have a constituent inquiry?
Reach us at
BrooklynRCA@conEd.com 



Brooklyn-Queens Regional & Community Affairs 
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Summer Preparedness for 
Elected Offices and Community Boards
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Discussion Points

1. Summer Weather Outlook
2. Opening Remarks – NYCEM 

Commissioner, Christina 
Farrell

3. Summer Emergency 
Protocols

4. Energy Affordability & 
Customer Support

5. Critical Communications
6. Partnering with Con Edison
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Regional & Community Affairs Teams

3

Johari Jenkins Juliet Lewis Kate Mammolito Aram 

Marcelle

Brooklyn

Richard David Andres Ledesma Mabel Law Dana Linton Benjamin Goodman

Queens

Jordan 

Lewis
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2026 Weather Outlook
Brian Cerruti, Meteorologist
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Summer Preparation
Zeffery Frazier, General Manager
Brooklyn/Queens Electric Operations
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2026 Summer Preparation

Underground Transformer upgrades
• Upgraded 21 transformer to 750kVA capacity for 2026 load 

relief program
• 420 Network distribution transformer upgrades

Cable replacements
• 2.5 miles of Underground Secondary cable upgrades
• 4.5 miles of Primary cable replacement/upgrades
• 5 miles of Overhead open wire

21 Underground Sectionalizing switches 
• Increased reliability/flexibility to provide uninterrupted service 

Ridgewood (5B)
• Improve system reliability by shifting 60 megawatts of load to 

the Maspeth Network
• Facilitated feeder outages to support the addition of area 

substation infrastructure

2025/2026 Winter outages
• Ridgewood, Borough Hall & Williamsburg Network
• 200 Underground sections replaced
• Multi regional support to reinforce areas
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2026 System Investments 

$3.9B invested in infrastructure 
upgrades; $27B projected over the 
next five years.

Key Projects:

• Champlain Hudson Power Express (CHPE) will 
deliver 1,250 mw of clean, renewable 
hydropower from Québec to Queens --
powering one million NYC homes.

• Installed 4 new cables that will provide 
reliable power to Williamsburg, Greenpoint, 
Fort Greene, Clinton Hill, and Bedford-
Stuyvesant  

• Installed transmission cable between the 
Greenwood and Gowanus substations

• Energized a new transmission line to 
add 200 megawatts to Long Island City 

• Phase 1 Idlewild completion to meet 
demand in Southeast Queens
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2025: Peaked at 12,530 mw on June 25th

2013: All-time peak of 13,322 mw on July 19th 
at 5 p.m. 

Con Edison is prepared to meet the energy demand 
for the 2026 Summer season.

2026: Projection is 12,690 mw
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Voltage Reduction (VR)

• VR 5%, VR 8%

• Public impact

• If needed, voltage reduction

– Relieves voltage and 
thermal stresses on the 
primary distribution cable 
to prevent a cascading 
event of feeder outages.  

– We may issue customer 
appeals through:
• Email
• Text
• Press Release
• Phone Call 
• Social Media

Instagram post June 23, 2025 @ ConEdison
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Energy Bill Support for Customers
Daniel Jeong, Senior Specialist
Customer Outreach & Education
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Con Edison successfully advocated for this new 
program to help more customers.

Starting in early 2026, New Yorkers 
with household incomes below the area 
median can receive NEW discounts on their 
energy bills. 

Goal: Provides additional support to eligible 
customers who may not qualify for other 
government assistance programs.

Eligibility Criteria: Eligibility and bill discounts 
vary based on household size and income. This 
program is for customers who do not qualify for 
our Energy Affordability Program (EAP).

Estimate that 600K customers are eligible, with 
about 14K currently enrolled.

NEW: Enhanced Energy 

Affordability Program (EEAP)

As of April 2026, we’ve 
disbursed over $600,000 in 
bill discounts
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How to Apply for EEAP

Online
ConEdison - coned.nyeeap.com
National Grid - nationalgridus.nyeeap.com 
(go-live: nyeeap.nationalgrid.com)
-customers will be directed to Promise, our approved 
vendor

Phone
(877) 400-2501

Mail
CLEAResult - NY EEAP
16350 Felton Rd.
Lansing, MI 48906

Fax
(517) 580-5134
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Energy Affordability Programs

*Households can only participate in one of these 
programs. Those who qualify for EAP should 
apply for EAP. 

Energy Affordability Program 
(EAP)

• Household must participate in a 
low-income benefits program 
(e.g. HEAP, SNAP)

• Apply though utility

NEW Enhanced Energy 
Affordability Program (EEAP)

• Income-based, up to the 
State/Area Median Income

• 2-year pilot program
• Apply through Promise
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EEAP Discounts: from $1 to up to $130

Household Size Tier 5 (≤60% AMI) Tier 6 (60–80% AMI) Tier 7 (80–100% AMI)

1 Up to $68,040 $68,041–$90,720 $90,721–$113,400

2 Up to $77,760 $77,761–$103,680 $103,681–$129,600

3 Up to $87,480 $87,481–$116,640 $116,641–$145,800

4 Up to $97,200 $97,201–$129,600 $129,601-$162,000

5 Up to $105,000 $105,001–$140,000 $140,001–$175,000

6 Up to $112,800 $112,801–$150,400 $150,401-$188,000

7 Up to $120,540 $120,541–$160,720 $160,721–$200,900

8 Up to $128,340 $128,341–$171,120 $171,121–$213,900
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Energy Share Grants

Grants up to $300 are available for residential customers through heartshare.org

• Eligibility Requirements:

• Customer made at least one good-faith payment toward their bill within the last 12 
months 

• Eligible for government financial assistance and/or meet federal Home Energy 
Assistance Program income guidelines

• To Apply:

• Call (877) 480-7427 or email heartshareenergy1@heartshare.org

More Customer Support

HEAP Cooling Assistance

• If you are eligible, you may receive one Cooling Assistance 
benefit per applicant household for the purchase and 
installation of an air conditioner or a fan to help your home 
stay cool. 
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Summer Bills

• New York City residential 
customers may see an average 
electric increase of about 5.7%, 
mainly due to higher supply 
charges.

• Bills vary based on supply 
charges and how much energy 
you use, which can change with 
the weather, demand, and 
market conditions. 

• We purchase your power and gas 
from energy suppliers and pass 
those costs through without 
making a profit—what we pay, 
you pay.
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Understanding Energy Costs

• Customer energy costs generally consist of 
Taxes, Supply, and Delivery.

• For Con Edison customers, each of these 
costs make up roughly one-third of 
customers’ bills. 

• Con Edison is largest taxpayer in NYC. 

– $3.2B in property taxes alone in 2026 

– Government taxes are listed, but local 
taxes on energy infrastructure are also 
embedded within the delivery charge. 

– Currently, these are not listed separately 
but will be starting in the fall. These 
make up nearly a quarter of the delivery 
charge you pay.

– We continue to work with policymakers 
to use these taxes (called property taxes) 
to reduce customer bills.
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• Automated calls are 
made to all LSE and 
Medical Emergency 
customers

• In an outage, personal 
contact calls are made 
to LSE customers

Outreach to Life Support 

Equipment/Medical Emergency Customers

*It is critical that LSE customers are 

registered with us
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Communications with the Community
Johari Jenkins, Director
Brooklyn Regional & Community Affairs
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Operator Assisted Calls 

When Brooklyn & Queens go into 
emergency mode, we host an 
Operator Assisted call to discuss: 

• Weather
• Restoration Efforts
• Estimated Time of Restoration 

(ETR) 
• System Status
• Customer Outreach & Special 

Services
• Updated Contact Information



INTERNAL 22

• Media relations

• Phone calls

• Text notifications

• Email blasts

• Website

o Live chat

• Social media

• In-person 
assistance

• Webinar

Customer Outreach
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Outage Map

• Constituents should always 

report power problems to 
Con Ed first.

• When an outage ticket is 
generated, the customer 
address/location will show up 
on the Con Edison public 
outage map (above).

• Outage map is updated every 
15 minutes, includes ETRs 
and is sortable by political 
boundaries.

Coned.com/outagemap  l  1-800-752-6633
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Flooding and Wire Safety
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• Our underground equipment is 
increasingly submersible 

• Gas turn offs may occur during 
floods 

• Coastal areas, basements 
• NYC Office of Emergency 

Management flood zones 

• Fallen trees – activation of the 
NYC Downed Trees Taskforce

• Do not touch fallen trees; 
live electric wires may be 
hidden underneath

• Hanging electrical wires 
• Do not step into puddles 

with any wires
• Call 911 or Con Edison at  
   1-800-75-CONED
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Partnering with Con Edison 
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Grantmaking Priorities:
• Extreme Weather 

Adaptation & Mitigation
• Social Justice & Community 

Resilience
• Clean Energy & Technology 

Careers

Other Opportunities:
• Customer Assistance Days  
• Volunteer Opportunities
• Tabling Events
• Community Projects

$22 Million in Grants Awarded
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Emergency Planning Resources 

Emergency Planning & Alerts

Sign up for NYC emergency alerts  
NYC Emergency Management
https://a858-nycnotify.nyc.gov

26

Heat Safety & Cooling

Find a Cooling Center Near You
NYC Cool Options
https://finder.nyc.gov/coolingcenters/

NYC Stormwater Flooding & Rainfall Maps

Mayor's Office of Climate & Environmental Justice​
https://climate.cityofnewyork.us/challenges/extreme-
rainfall/

https://a858-nycnotify.nyc.gov
https://a858-nycnotify.nyc.gov
https://a858-nycnotify.nyc.gov
https://finder.nyc.gov/coolingcenters/
https://finder.nyc.gov/coolingcenters/
https://climate.cityofnewyork.us/challenges/extreme-rainfall/
https://climate.cityofnewyork.us/challenges/extreme-rainfall/
https://climate.cityofnewyork.us/challenges/extreme-rainfall/
https://climate.cityofnewyork.us/challenges/extreme-rainfall/


You’re invited! Please join us for 
Con Edison’s Summer 
Resource Webinar 

Date: June 9th

Time: 10am-12pm 

Register @ 
www.conEd.com/outreachevents



BrooklynRCA@coned.com

QueensRCA@coned.com

Questions?



Helping More New Yorkers  
Manage Energy Costs

If you’re having trouble paying your bill, we want to help. That’s why we advocated for the  
Enhanced Energy Affordability Program, so even more New Yorkers can save on their energy bills.

Now, New Yorkers with household incomes below the area median  
may be eligible for bill discounts.

About the Enhanced Energy Affordability Program (EEAP)

What is EEAP? The Enhanced Energy Affordability Program is a statewide initiative that provides 
customers with discounts on their energy bills. 

Who is eligible? Households with incomes that fall below the area median for New York City and 
Westchester may be eligible to receive discounts.

Household Size Income Thresholds
1 $113,400

2 $129,600

3 $145,800

4 $162,000

5 $175,000

6 $188,000

7 $200,900

8 $213,900

How much is the bill discount? Discounts range from $1 to $135.24 and vary based on whether you 
use electricity or gas for heating and your household income and size. 

Do the discounts expire? Yes. You’ll receive discounts for 18 months after you enroll, but you must 
reapply to remain in the program. You’ll receive a letter, email, and/or text message with information 
when it’s time to reapply.

Energy Affordability Program (EAP) 
You may already qualify for the Energy Affordability Program if you receive certain government benefits.

Find out more about both 
programs and enroll at  
conEd.com/EAP.

To qualify based on income, you must:

	� n	 Be a residential customer.

	� n	� Receive electric and/or gas service from 
Con Edison.

	� n	� Not be enrolled in a qualifying government 
assistance program.

	� n	� Earn less than the household area median 
income thresholds. 



Ayudando a más neoyorquinos a 
gestionar sus costos de energía

Si tiene dificultades para pagar su factura, queremos ayudarle. Por eso abogamos por el Programa de 
Energía Asequible Ampliado de Nueva York (EEAP), para que aún más neoyorquinos puedan ahorrar en 
sus facturas de energía.

Ahora, los neoyorquinos con ingresos familiares por debajo de la mediana del área  
pueden ser elegibles para recibir descuentos en sus facturas.

Acerca del Programa de Energía Asequible Ampliado (EEAP)

¿Qué es el EEAP? El Programa de Energía Asequible Ampliado es una iniciativa a nivel estatal que  
ofrece a los clientes descuentos en sus facturas de energía.

¿Quién es elegible? Los hogares con ingresos que se sitúen por debajo de la mediana del área para la 
ciudad de Nueva York y Westchester pueden ser elegibles para recibir descuentos.

Tamaño del hogar Nivel de ingresos

1 $113,400

2 $129,600

3 $145,800

4 $162,000

5 $175,000

6 $188,000

7 $200,900

8 $213,900

¿De cuánto es el descuento en la factura? Los descuentos oscilan entre $1 y $135.24, y varían según  
si utiliza electricidad o gas para la calefacción, así como según los ingresos y el tamaño de su hogar.

¿Caducan los descuentos? Sí. Recibirá descuentos durante los 18 meses posteriores a su inscripción, 
pero deberá volver a solicitar su participación para permanecer en el programa. Recibirá una carta, 
un correo electrónico y un mensaje de texto con información cuando llegue el momento de volver a 
solicitarlo.

Programa de Energía Asequible (EAP)  
Es posible que usted ya sea elegible para el Programa de Energía Asequible si recibe ciertos  
beneficios gubernamentales.

Obtenga más información sobre 
ambos programas e inscríbase en 
conEd.com/EAP.

Para calificar en función de sus ingresos, usted debe:

	� n	 Ser un cliente residencial.

	� n	� Recibir el servicio de electricidad y/o gas 
de Con Edison.

	� n	� No estar inscrito en ningún programa de 
asistencia gubernamental elegible.

	� n	� Tener ingresos por debajo del ingreso 
medio del área para su hogar.




