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Credit(s) earned on completion of this course will be reported to 
AIA CES for AIA members. Certificates of Completion for both AIA 
members and non-AIA members are available upon request. 

 

This course is registered with AIA CES for continuing professional 
education. As such, it does not include content that may be 
deemed or construed to be an approval or endorsement by the 
AIA of any material of construction or any method or manner of 
handling, using, distributing, or dealing in any material or product. 
 

 

Questions related to specific materials, methods, and services will be addressed 
at the conclusion of this presentation. 
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COURSE  
DESCRIPTION 

 Private or Public? Residential or Commercial? Warehouse or 
Manufacturing? Multiple Dwelling or Single Family? Fireproof or     
Non-Fireproof? Wood Framed or Masonry? Steel or Concrete? New 
Construction or Old Construction? Landmarked or Non-Landmarked?  
Depending on who's talking, these are just a few of the ways our 
colleagues attempt to characterize buildings they happen to be 
interested in or working on or researching.  Does mixing up vernacular 
term of art classifications with legal definitions matter on a 
competently researched  individual building?  During this seminar 
participants will discuss classifications as referenced in NYC's 
numerous Codes helps unlock the laws and specifications.  It will 
examine both prescriptive/performance standards, which define what 
is understood to be a safe and Code-compliant building. 

    

 



LEARNING 
OBJECTIVES 

At the end of the this course, participants will be able to: 

1. Participants will discuss the differences between the development 
and enforcement stage when characterizing a building.  

2. Participants will be able to recognize the difference between 
vernaculars and legal definitions when it comes to building 
classifications. 

3. Participants will learn about  prescriptive and performance code  
specifications and understand when and how they are used and 
applied. 

4. Participants will be able to utilize the terms occupancy, fireproofing, 
structural and architectural classifications correctly when describing 
a building. 



What the product will be  

 Architectural layouts 

 Structural systems 

 Original Code specs and 
successive agency Codes  

 Fire escapes  

 History of unsafe 
conditions 

 History of alterations  

 Some type of interactive 
GIS MAP 

 Age/date of construction 
 

THE PRODUCT 
(PRESCRIPTIVE)  
 



 Various dictionaries defines the word SAFE, as free from threat of 

danger or harm or injury or risk.  It is an adjective, a describing 

word. Safe is a word that gives more information about the 

object signified. The opposite of safe is not necessarily unsafe. 

Interestingly, the words themselves are not defined.  

 

 The words safe, safely and unsafe appear approximately 3000 

times in the 2014 NYC Administrative and Building Code, 

approximately 3100 times in the 1968 NYC Building Code, and 

approximately 2100 times in our 1938 Building code. The prior 

state and city building codes all the way back to the early 1800’s 

refer to safe, safely and unsafe buildings, using the words to 

describe the function of the code itself.  

 

 

INTRODUCTION 



(continued)  

 

 Building Codes are generally Construction Codes, i.e., laws that 

regulate how buildings are designed and planned to be built. The 

laws regulate the components that are planned to be used and 

typically, construction operations impacting public safety. The laws 

cover the structural, architectural and MEP components of a new 

building providing a SAFE and minimum standard building.    

 

 

INTRODUCTION 



ARTICLE 6  MAINTENANCE  

§[C26-105.1]  27-127  Maintenance requirements.- All  buildings and all parts thereof shall be maintained in a safe 

condition. All service equipment, means of egress, devices, and safeguards that are required in a building by the 

provisions of this code or other applicable laws or regulations, or that were required by law when the building was 

erected, altered, or repaired, shall be maintained in good working order.  

 

§[C26-105.2]  27-128  Owner responsibility.- The owner shall be responsible at all times for the safe maintenance of the 

building and its facilities.  

1968 Building Code 27-127  

2008 and 2014 NYC Admin Code 28-301.1 
 

CODES 
 



1968 Building Code Continuation of Lawful Use   

2014 A/C Existing Buildings 

CODES 
 

§28-102.4 Existing buildings. The lawful use or occupancy of any 

existing building or structure, including the use of any service 

equipment therein, may be continued unless a retroactive change is 

specifically required by the provisions of this code or other 

applicable laws or rules.  



WHO/WHAT IS SAFE   

 Themes and Organization 

 Public Safety/Workers Safety – (DOB covers both) 

 Classification: Occupancy, Fire Rating, Structural  

 Development (D) vs Enforcement (E) and Compliance (C)  

 Pre-permit (D) vs Post-permit (Compliance / Enforcement) 

 Construction Codes (D) vs Maintenance Codes (E) 

 Reference presentation back to IBC / 2014 NYC Administrative / Building 
Code ( mostly Development ) 

 SAFE = new vs existing, occupancy, fire rating, structural, age, code 
complaint, specifications (multiple items), engineering evaluations, 
opinions vs facts  

 Complicated issue with multiple different records – no central source 

 

 

 

 

 

 



PRIOR CODES (LIVING DOCUMENTS)  
 
 1887 NYC Building Code: ...engineering text books referenced:  

The dimensions of each piece or combination of materials shall be ascertained by 

computation according to the rules given in Trautwines Treaties for Engineers or 

the treaties of other authors now or hereafter used at the United States Military 

Academy at West Point.. (D)  

 1766: occupancy and material specs referenced:  

Every house, public or private,  south of the fresh pond, should be made of stone or 

brick and roofed with tile or slate. (D) 

 1813, 1815, 1822, 1827, 1829, 1830, 1834; fire resistance 

materials referenced  

Roofing: State code: Prevention against fire: SAFE material against fire. (D non 

combustible) 

 

 

 

 

 

 



PRIOR CODES (LIVING DOCUMENTS)  
 
(continued) 

 1849: Chief Engineer mentioned 

SAFE materials alternates to slate and also to be approved by Chief Engineer of the Fire 
Department .(D) 2/3 of building destroyed by fire to be demolished…(E) … Assistant 
Engineer for Fire Department. 

 1860: Unsafe in title of Code  

An Act to provide against unsafe buildings in the city of New York.. full specification for 
materials and construction  

 1862:  Engineering loads provided and Superintendent of Buildings 
identified  

…every floor shall bear 75 pounds per superficial foot (D)…wood building damaged by 
fire to ½ value (E)…approved plans and specifications…any buildings or parts thereof 
..from fire, excavation or construction that become UNSAFE or dangerous to the public 
(E) shall be made SAFE and secure…Superintendent of Buildings…practical architect, 
AIA, house carpenter, mason…damaged buildings… 

  

 

 

 

 

 



PRIOR CODES (LIVING DOCUMENTS)  
 
(continued) 

 1866: Occupancy, Factor of Safety, Calculations, Enforcement 
mentioned 

Shall be plumb straight and true…private building, hotel, boarding house, dwelling houses, 

churches, school houses, store, factory, warehouse, wooden buildings, dwelling houses 

with more than 6/8 families above first floor (D)…calculations for the strength of buildings 

(D)...dangerous to life and limb (E)...strength of materials to be used in every building’s 

safe weight and breaking weight to be 1:3 for beams girders and 1:6 for posts and tensile 

members...ascertained by  calculations as in Tredgold, Hodgkinson, Barlow (D)…All parts 

of building Unsafe buildings dangerous to life and limb to be taken down (E) 

 1867: Plans and Specifications mentioned to be filed With the 
Department 

Prior to the alteration, erection or repair of a building in the city of new York…plans and 

specification to be filed with the Department prior to commencement (D).... 

  

 

 

 

 

 

 



PRIOR CODES (LIVING DOCUMENTS)  
 
(continued) 

 1868: Front and Rear tenements mentioned 

Front and rear tenement buildings as built on same lot to be built fireproof 

 1871: Prescriptive building specs and Enforcement actions 

mentioned 

Churches, theatres and public buildings. Any buildings built in isolation without cross 

walls shall be securely braced both inside and out and on the outside, from the 

foundation up to 1/3 the height of the wall. Any shores shall be the same strength as 

the permanent building…computations per Tredgold, Hodgkinson, Barlow, ( London 

1851. Strength of Materials) or used at US Army West Point…(D) …unsafe cornices to be 

removed and if damaged by fire more than 1/3 of extent, shall be replaced with 

fireproof materials. Upon unsafe notice, dangerous building to be taken down and or 

made safe. Department of Buildings (E) 

  

 

 

 

 

 

 



SAMPLE: STRUCTURAL ENGINEERING 
AS REFERENCED IN CODES   
(J. Kirkham 1914. McGraw-Hill, NYC)  



EXAMPLE: STRUCTURAL WORK  
USUALLY CONSISTENT (PRESCRIPTIVE REQUIREMENTS) 

 1.Occupancy;  2.Fire rating;  3.Structure 

 Lead Code always Construction Code: Buildings... 
 

however  

 Occupancy changes frequently – different Codes 

 Fire Rating changes frequently  

 Structure typically stays the same  

 



1845 NYC/STATE CODE 
DOUBLE 8” PARTY WALLS  



PEARL STREET, NYC 
DOUBLE 8” PARTY WALLS   

Exact conditions noted in 1845 Code 



TYPICAL STRUCTURAL/ARCHITECTURAL LAYOUTS 
PRESCRIPTIVE TENEMENTS   



CLASSIFYING PRIOR CODE BUILDINGS 

Why is it so hard to classify Prior Code buildings?  

 Each time a new code printed – titles, chapter 
numbers, occupancy /fire rating and construction 
classifications were relocated and changed.  

 Big changes between                                                 
2014 -> 1968 -> 1938 -> 1916 -> 1899 -> 1879  

 Need a translation key  

 Lead code is Buildings (State/City), then  MDL, then 
Zoning, then Housing Maintenance Code then 
Landmarks…  



Occupancy: IBC/2014 B/C (10x7=70)  

A.  Assembly 

B.  Business  

E.  Educational  

F.  Factory and Industrial   

H.  High Hazard   

I.   Institutional  

M.  Mercantile   

R.  Residential  

S.  Storage  

U.  Utility and Miscellaneous   

 

A.  High hazard  

B.  Storage  

C.  Mercantile  

D.  Industrial  

E.  Business  

F.   Assembly  

G.  Education  

H.  Institutional  

 J.   Residential  

 K.  Miscellaneous  

Occupancy: 1968 B/C (10x7=70) 

CLASSIFYING PRIOR CODE BUILDINGS 
TRANSLATION KEY 



Occupancy: 1938 (5x10=50) 

   Public Buildings 

   Residence Buildings 

   Commercial Buildings   ? 

   Doubtful Occupancy 

   Mixed Occupancy  

Occupancy Class’n: 1916  (5x10=50) 

   Public Buildings 

   Residence Buildings 

   Business Buildings ? 

   Doubtful Occupancy 

   Mixed Occupancy  

CLASSIFYING PRIOR CODE BUILDINGS 
TRANSLATION KEY 



CLASSIFYING PRIOR CODE BUILDINGS 

1. DOF Occupancy Class’n (late 1800s – current.  28 x 10 = 280 )  

 A – Single Family 

 B – Two Family 

 C – Three Family + 

 D – Elevator Building 

 E – Warehouses 

 F – Factory 

 G – Garage 

 H – Hotels 

 I – Hospitals 

 J – Theatre 

 K – Retail 

 L – Loft 

 M – Churches 

 

 N – Detention Centers 

 O – Office 

 P – Concert Halls 

 Q – Parks 

 R – Condos 

 S – Mixed Use 

 T – Airports 

 U – Utility 

 V – Municipal 

 W – School 

 Y – PD, Municipal 

 Z – Miscellaneous/Foreign  

 
 



CLASSIFYING PRIOR CODE BUILDINGS 

2. Classes of Construction: 1916 

 Fireproof  
 Non-fireproof 
 Frame 

   

3. Classes of Construction: 1938 

 Class 1 - Fireproof  
 Class 2 - Fire protected 
 Class 3 - Non-fireproof structures 
 Class 4 - Wood framed structures 
 Class 5 - Metal or fireproofed wood structures  
 Class 6 - Heavy timber construction 
 Mixed construction  

   

4. Fire-resistive Rating. 1968  
    Combustible/Non-combustible Classes 

 Class I - Non combustible 
 Class II - Combustible 

  



TECHNICAL 
TRANSLATION KEY - 1899, 1916, 1938, 1968, 2008 

BC 1922, 1938, 1968, 2008 



BUILDING 
POPULATIONS  



1728 Development of NYC 
Stone 1871   

 

 

1890 NYC + Brooklyn: +/- 1/3M    
Bachmann’s birds eye view NYC  

BUILDING POPULATIONS 



 1.2M unique Building Identification Numbers (BINS)  
− The BIN number were assigned to each and every building lot 

in New York                                                                                 
late 1980s: NYC DOB and City Planning 

 
 Digital Tracking Classifications (not recorded) 

− 19th Century (): Really one design type brick and wood 
buildings – applies to hundreds of thousands of standing and 
occupied building. Simple occupancy -> simple fire rating -> 
and simple structural. Commissioners Plan of 1812: dense 
urban environment for most of Manhattan and Brooklyn   

− 20th Century: start of individually designed >7 stories, custom 
structures. 

 

BUILDING POPULATIONS 
FINDING INFORMATION ON LARGE SCALE: D, C, E 



 Classifications: Two (2) stable groups with large numbers:                      
1 & 2-family, Multiple Dwellings  

− 1 to 2-family, free standing - mostly stay the same and unaltered since built 

− 3-family/MD/OLT, < 6 stories - mostly stay the same and unaltered since built 

− Mixed use w apartments < 6 stories - commercial ground floor risky 

− Early 20th century steel framed apartments and mid century R/C apartments 
(stable) 

− maintenance/enforcement issues (structural/fire rating issues) 
 

 Classifications: Unstable pop’s: Change in occupancy -> fire and 
structural 

− factories, manufacturing, lofts, hotels, 19th century offices, houses of worship 

− demolitions, partial demolitions, restructuring  

− large development component, compliance, enforcement, maintenance 

BUILDING POPULATIONS 
FINDING INFORMATION ON LARGE SCALE: D, C, E 



TRANSLATION KEY  
DOF TO 1968/2008  BUILDING CODE  



 Separate 1 and 2 fam. homes  680K BINS ( known and lower risk )        
(Add separate 2nd BIN on lot for garages  170K BINS ) 

 Separate HPD properties 175K - ( BINS, mixed 3 to 6 stories, > 
7 stories ) 

 Remnant  100 K mixed BINS commercial, institutional, educational, 
office 

 Post 1916 B/C new buildings typically have more than 4 BINS 

 

Some know sub-group populations:  

 Buildings over 6 stories – 14.5K 

 Landmarks  38K 

 Some special large co-op lots such as Breezy Point  3.5K 

 17.5K+ mid 1800’s timber framed mixed use and OLT.  

SEPARATE 1.2M BINS  1.1M BUILDINGS 
( 10% MOE ) 



Tax Maps - another 
research tool    
pre-1900s merged 
with age – very fine 
grain (accurate but 
laborious manual task) 

RESEARCH TOOLS 
TAX MAPS 



OLD LAW TENEMENT  
LAYOUTS < 1901 



FRAMED  



DOF CLASS ‘A’ 
ONE FAMILY HOME 



DOF CLASS ‘B’ 
TWO FAMILY HOME 



DOF CLASS ‘C’ 
THREE + FAMILY 



DOF CLASS ‘D’ – ELEVATOR CONVERSION  
SEMI-FIREPROOF/APARTMENT 



DOF CLASS ‘O’ 
OFFICE 



This concludes the 
American Institute of Architects  

Continuing Education Systems Course. 
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