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COURSE DESCRIPTION 

 The course will consist of three segments related to 

construction safety.   

ÁThe first segment will describe engineering principles 

used in evaluating and assuring structural integrity of 

existing party wall construction in buildings 

undergoing alteration or demolition.  

ÁThe second segment will discuss specific 

requirements for assuring tenant safety in occupied 

multiple dwellings.  

ÁThe third segment will focus on NYC Building Code 

requirements related to loads on temporary 

installations.   



LEARNING OBJECTIVES 

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

1. Participants will discuss and be able to understand how to 

identify party walls prior to construction and special 

requirements related to demolition of party walls. 

2. Participants will learn special conditions for erection of new 

buildings adjoining party walls. 

3. Participants will review and be able to understand NYC building 

code requirements related to loads on temporary installations.  

4. Participants will review and be able to prepare a tenant 

protection plan to assure the safety of building occupants during 

construction operations. 

 
 



PARTY WALLS IN  
NEW YORK CITY 



PARTY WALL 

A fire division on an 

interior lot line 

common to two 

adjoining buildings 



PARTY  WORD ORIGIN 

ÁWalls  

Á Foundations 

Á Retaining Walls 



PARTY WALL 

Encyclopedia Diderot 1765 

Party wall, the wall separating two adjoining houses. 

However our common law, and particularly in Paris, includes many other 
principles, several of which follow. 

When a man has a house built, if he does not leave an empty space on his 
own property, then he cannot prevent his wall becoming a party wall between 
him and his neighbor, who can erect his building against this wall, provided 
that he pay half the cost of the wall and of the land on which the wall sits. 

Neither owner of the party wall can have anything done to it without the 
agreement of his neighbor, or without at least having served him legal notice. 

Either neighbor may require that the other help pay for repairs to the party wall, 
according to the share of the wall adjoined by his building and the cost of 
repairs to that part 

 



London 1666   

HISTORIC FIRES LEADING TO  MASONRY 
WALLS REQUIRED WITHIN FIRE LIMITS   

NYC 1835 



PARTY WALL: NYC FIRE LIMITS NYS LAWS 

Á1813  Shall be made and constructed of stone or 
brick, with party and fire walls, rising at least six 
inches above the roof, and shall be covered, except 
the flat roof thereof, with tile or slate. 

Á1849  100 hundred feet North of 32nd Street; 

outside or party walls constructed of stone or brick or 

other fire proof materials 

12  if over 35 ft. in height 

8  if less than 35 ft. 

 



PARTY WALL: FIRE LIMIT & NYC DEVELOPMENT 

Yellow areas (older 
development)  ς 
most likely to find 
masonry party walls 

RED ς 1900 
Fire Limit 



PARTY WALL: TYPICAL DEVELOPMENT 



TYPICAL EXPOSED PARTY WALL  



PARTY WALL: NOGGING WALLS 



PARTY WALL: NYC ADMIN PROVISIONS 

§28-306.1 Responsibility for party walls. Repair and 
maintenance of the construction, design and fire-
resistance rating of party walls shall be the joint 
responsibility of the owners of the adjoining properties, 
and any change by either owner must maintain the 
weather protection, structural, vertical fire division and 
other requirements of this code for party walls. 

§28-306.2 Safeguards during construction or demolition. 
Refer to section BC 3309 of the New York city building 
code for additional requirements for the maintenance of 
party walls during construction or demolition operations. 

   

 



PARTY WALL: RESTRICTIVE DECLARATION 

See Building Bulletin  2015 -08  

Declarant states that each such Building having a Party 
Wall will be subject to the terms and provisions of 
Section 28-301.1 of the 2008 Building Code and either:  

ÁSection 27-332 of the 1968 Building Code or  

ÁSection BC 705(6) of the 2008 or 2014 Building 
Code, as applicable 

   

 



PARTY WALL: RESTRICTIVE DECLARATION 

§28-301.1 Owner s responsibilities. 

All buildings and all parts thereof and all other structures shall be 

maintained in a safe condition. All service equipment, means of egress, 

materials, devices, and safeguards that are required in a building by the 

provisions of this code, the 1968 building code or other applicable laws or 

rules, or that were required by law when the building was erected, altered, 

or repaired, shall be maintained in good working condition.  

Whenever persons engaged in building operations have reason to believe 

in the course of such operations that any building or other structure is 

dangerous or unsafe, such person shall forthwith report such belief in 

writing to the department. The owner shall be responsible at all times to 

maintain the building and its facilities and all other structures regulated by 

this code in a safe and code-compliant manner and shall comply with the 

inspection and maintenance requirements of this chapter   

 



PARTY WALL 

§[C26-503.2] 27-332  

The construction, design, and fire-resistance rating of 
party walls shall be the same as required by this code 
for vertical fire divisions. Concealed spaces in 
cornices and eaves shall be fire-stopped as a 
continuation of the party wall. 



PARTY WALL 

706.1.1 

Any wall located on a property line between adjacent 
buildings, which is used or adapted for joint service 
between the two buildings, shall be constructed as a fire 
wall in accordance with Section 706, and shall create 
separate buildings 

706.2 Structural stability. Fire walls shall have sufficient 
structural stability under fire conditions to allow collapse of 
construction on either side without collapse of the wall for 
the duration of time indicated by the required fire-
resistance rating. 



FIRE WALL NYCBC 

 A fire-resistance-rated smoke-tight wall having 

protected openings, which restricts the spread of 

fire and extends continuously from the foundation 

to or through the roof, with sufficient structural 

stability under fire conditions to allow collapse of 

construction on either side without collapse of the 

wall. 



PARTY WALL RESTRICTIVE DECLARATION 

Building Bulletin  2015 -08 (continued) 

3. The Party Walls shall be used and maintained as party walls 

forever and Declarant and Declarant s heirs, legal 

representatives, successors, assigns and transferees shall 

be licensed and permitted to enter into the Buildings to 

make necessary excavations for the construction, 

maintenance and repair of the Party Walls; 

4. The Party Walls, or portion or portions thereof, shall not be 

demolished, removed or altered without prior Department 

approval of an application for permit to demolish either of 

the Buildings and/or alter or remove all or part of the Party 

Walls, and application plans must clearly indicate the 

existing and proposed condition of the Party Walls 

   

 



PARTY WALL: NOTIFICATIONS 

3306.3 Notification 

3306.3 Notification. The permit holder shall notify the department 

and adjoining building owners prior to the commencement of full and 

partial demolition operations in accordance with Sections 3306.3.1 

and 3306.3.2. 

3306.3.2 Notification of adjoining property owners. Adjoining 

property owners shall be notified of upcoming demolition operations 

in writing not less than 10 days prior to the scheduled starting date 

of the demolition. The written notice shall provide a description of 

the work to be performed, the timeframe and schedule, and contact 

information of the person causing the demolition and of the 

department. Demolition or removal work that is to be done with the 

use of explosives shall also be subject to the notification 

requirements set forth in the New York City Fire Code.   

 



PARTY WALL 

3309.4 Soil or foundation work affecting adjoining 
property 

Whenever soil or foundation work occurs, regardless of the depth 

of such, the person who causes such to be made shall, at all 

times during the course of such work and at his or her own 

expense, preserve and protect from damage any adjoining 

structures, including but not limited to footings and foundations, 

provided such person is afforded a license in accordance with 

the requirements of Section 3309.2 to enter and inspect the 

adjoining buildings and property, and to perform such work 

thereon as may be necessary for such purpose. If the person 

who causes the soil or foundation work is not afforded a license, 

such duty to preserve 



PARTY WALL 

Engineering Party Wall Guidance 

FEMA 547 Techniques for the Seismic Rehabilitation of 

Existing Buildings justifies its lack of guidance:  For 

conditions along property lines or involving party walls, 

the two buildings likely have different ownership, and 

practical and legal issues may be more significant that 

technical ones. 

   

 



FAILED PARTY WALL  - BASEMENT WORK 



PARTY WALL UNSECURED ( NO ANCHORAGE) 



PARTY WALL: BULGE & CRACK 

Crack in 
party wall 



PARTY WALL 

NOTE ς there 
was no tie 
façade to 
floor!!  



PARTY FOUNDATION CUT: WALL LEAN 



PARTY WALL: DEVELOPING A STRUCTURE  
ALONG A PARTY WALL 

Á Design 

Á Demolition 

Á Excavation 

Á Construction 



PARTY WALL 

Developing along existing party walls 

Á 1912   Kidder Parker Handbook when buildings of 

skeleton construction are erected without a party wall 

agreement it is usually impossible to obtain a symmetrical 

foundation directly under the columns supporting the side 

or party wall    

Á Where an existing party wall is to be incorporated in a 

new building of  skeleton or curtain wall construction, the 

vertical extension of the existing party wall shall be 

supported entirely by columns and girders... 

   

 



1915 NATIONAL BUILDING CODE BY THE 
NATIONAL BOARD OF FIRE UNDERWRITERS  



PARTY WALL UNACCEPTABLE PENETRATIONS 



SURVEY WAS TAKEN ONLY AFTER 
CONSTRUCTION DAMAGED PARTY WALL 



HISTORY- EXAMINATION OF FIRE INSURANCE 
MAPS MAY HELP 



PARTY WALL 

3306.9.11.4 Examination of party walls. (Demolition) 

Party walls shall be carefully examined by a competent 

person designated by the permit holder to ascertain the 

condition and adequacy of the party wall prior to the 

placement of any material that will impose a load upon such 

party wall. If the party wall is to be found to be in poor 

condition or inadequate to support the stored material, no 

material shall be deposited on the floor until the party wall is 

shored or otherwise strengthened as determined by a 

registered design professional to safely support such material 

   

 



PARTY WALL 

3306.9.11.3 Cellar or basement storage. 
(Demolition) 

Debris stored in the cellar or basement shall not be piled 

above the level of the adjacent exterior grade unless the 

demolition contractor provides sheet-piling, shoring, bracing, 

or such other means necessary to insure the stability of the 

walls and to prevent any wall from collapsing due to horizontal 

loading created by the debris as determined by a registered 

design professional.  Where debris is stored against a party 

wall, the requirements of Section 3306.9.11.4 shall also 

apply.   

 



PARTY WALL 

3309.4.2 Support of party walls 

Where a party wall will be affected by excavation, regardless 

of the depth, the person who causes the excavation to be 

made shall preserve such party wall at his or her own 

expense so that it shall be, and shall remain, in a safe 

condition. Where an adjoining party wall is intended to be 

used by the person causing an excavation to be made, and 

such party wall is in good condition and sufficient for the uses 

of the existing and proposed buildings, it shall be the duty of 

such person to protect such party wall and support it by 

proper foundations, so that it shall be and remain practically 

as safe as it was before the excavation was commenced. 

.   

 



  UNDERPINNING OF AN  OLDER PARTY WALL UNDERPIN 
- ACCIDENT 



CONSTRUCTION ADJOINING PARTY WALL 

3309.8 Adjoining walls.  

When any construction or demolition operation exposes or 

breaches an adjoining wall, including load bearing and non 

load-bearing walls as well as party walls and non party walls, 

the person causing the construction or demolition operation 

shall, at his or her own expense, perform the following: 

1. Maintain the structural integrity of such walls and 

adjoining structure, and have a registered design 

professional investigate the stability and condition of the 

wall and adjoining structure, and take all necessary steps 

to protect such wall and structure. 

   

 



DEMOLITION - PARTY WALL 

3309.8 Adjoining walls. (continued) 

2. Maintain all required fire exits and passageways or provide 

substitutions meeting the requirements of this code. 

3. Cut off close to the walls all beams in party walls, remove stub 

ends without weakening existing masonry, clean beam pockets 

of loose mortar, bend over all wall anchors at the beam ends in 

the standing wall, and brick-up all open beam holes with sound 

brick and cement mortar. 

4. During demolition operations, where the floor beams of the 

adjacent building bear on the party wall, the person causing the 

demolition shall ascertain that such beams are anchored into 

the wall and, where such anchorage is lacking, shall provide 

anchorage or otherwise brace the standing wall. 

5. . 

   

 



ANCHORING PARTY WALL 

During demolition 

operations, where the floor 

beams of the adjacent 

building bear on the party 

wall, the person causing 

the demolition shall 

ascertain that such beams 

are anchored into the wall 

and, where such anchorage 

is lacking, shall provide 

anchorage or otherwise 

brace the standing wall.   

 

1607.13 Interior walls and partitions. Interior walls and 

partitions that exceed 6 feet (1829 mm) in height, 

including their finish materials, shall have adequate 

strength to resist the loads to which they are subjected 

but not less than a horizontal load of 5 psf (0.240 

kN/m2). 

 

Obviously exterior walls   



PARTY WALL 

1938 BC - (8.4.1.4). §C26-416.0 Anchorage of Masonry 
Walls 

a. Masonry walls shall be anchored, at maximum intervals of four feet, 

to each tier of joists or beams bearing on such walls by metal 

anchors having a minimum cross-section of one-quarter of an inch 

by one and one-quarter inches, and a minimum length of sixteen 

inches, which anchors shall be securely fastened to the joists or 

beams and shall be provided with split anti upset ends or other 

approved means for building into masonry. 

b. Masonry walls parallel to joists or beams shall be provided, at 

maximum intervals of six feet with similar anchors engaging three 

joints or beams. Girders shall be similarly anchored at their bearings. 

Upset and T  ends on anchors shall develop the full strength of the 

anchor strap. 

 

   

 



PARTY WALL: ANCHORED TO STEEL FRAME 



PARTY WALL 

3309.8 Adjoining walls. (continued) 

5. During demolition operations, all non load-bearing chimney 

breasts, projections and any other debris exposed on party 

walls shall be examined and monitored by the person causing 

the demolition. Removal of such items shall be made under the 

supervision of a registered design professional only if the 

stability of the adjacent building or structure will not be affected. 

All openings shall be bricked up flush on the exterior side of the 

party wall. All masonry that is in poor condition shall be pointed 

and patched. 

 

   

 



TYPICAL CONDITION  DEVELOPMENT AT 
PARTY WALL 

REMAINING 
STRUCTURE 



PARTY WALL 

3309.9 Weatherproof integrity of adjoining 
buildings. 

Where the waterproof integrity of an adjoining wall or 

building has been impaired due to construction or 

demolition operations, the person causing the 

construction or demolition operations shall, at his or her 

own expense, provide all necessary measures to 

permanently waterproof the adjoining wall or building in 

order to establish or restore the weatherproof integrity 

of such adjoining wall or building. This shall include, but 

is not limited to: 

. 

 

   

 



PARTY WALL 

3309.9 Weatherproof integrity of adjoining buildings. 
(continued) 

1. Bending over and flashing all roofing material of adjoining 

buildings; 

2. Sealing and permanently waterproofing all doors or other 

openings in party walls; 

3. Properly sealing all cornices, where cut; 

4. Pointing up and making waterproof any walls and parapets and 

any walls that have been disturbed; 

5. Removing all exposed furring, lath, and plaster on party walls; 

and 

6. Removing, replacing, and firmly anchoring any loose wall 

material. 

 

   

 



PARTY WALL CORNER  ATTACHEMENT 



PARTY WALL 



PARTY WALL 

ASCE 41-Seismic Evaluation and Retrofit of Existing Buildings for 
public comment 

Á C3.2.5.1 Building Pounding Building pounding can alter the basic response 

of the building to ground motion and impart additional inertial loads and 

energy to the building from the adjacent structure. Of particular concern is 

the potential for extreme local damage to structural elements at the zones 

of impact, particularly where the floor and roof levels of adjacent building do 

not align in height. 

Á C3.2.5.2 Shared Element Condition Buildings sharing common elements, 

such as party walls, have several potential problems. If the buildings 

attempt to move independently, one building may pull the shared element 

away from the other, resulting in a partial col-lapse. If the buildings behave 

as an integral unit, the additional mass and inertial loads of one structure 

may result in extreme demands on the seismic-force-resisting system of 

the other. All instances of shared elements should be reported to the 

building owner, and the owner should be encouraged to inform adjacent 

building owners of identified hazards. 

   

 



PARTY WALL 



ASSURING TENANT SAFETY 
DURING CONSTRUCTION 



TOPICS FOR DISCUSSION 

Specific requirements for 

assuring tenant safety in 

occupied multiple dwellings 

during construction 

operations 

Á Assuring Tenant Safety 

Á Occupied Multiple 

Dwellings 

Á During Construction 

Operations 

   

 



ASSURING TENANT SAFETY 

Construction as Harassment   
(managed through Tenant Protection Plan) 

Á Deliberately causing construction 

related problems for tenants, such 

as working after hours, blocking 

entrances, causing excessive 

noise or failing to remove 

excessive dust or debris 

When does lack of tenant safety become harassment? 



ASSURING TENANT SAFETY 

When does lack of tenant safety become harassment? 

Dangerous Conditions and Lack of                   
Services as Harassment  
(managed through Certificate of No Harassment 
by HPD) 

 
Á Not offering leases or lease renewals 

Á Offering you a buyout: While threatening you, 

intimidating you or using obscene language. 

Á Unjustified eviction notices or illegal lockouts. 



ASSURING TENANT SAFETY 

Á Threats and intimidation, 

such as late-night phone 

calls including phone calls 

to encourage or ask you to 

move out of your home or 

give up your rights 

Á Overcharging for a      

rent-regulated apartment 

Á Failure to provide 

necessary repairs or 

utilities 



OCCUPIED MULTIPLE DWELLINGS 

What is a Multiple Dwelling? 

MDL Sect 4.7   A dwelling which is either 

rented, leased, let or hired out, to be 

occupied, or is occupied as the residence 

or home of three or more families living 

independently of each other. 
 

Á A class A multiple dwelling is occupied, 

as a rule, for permanent residence 

purposes.  
 

Á A class B multiple dwelling is occupied, 

as a temporary abode of individuals or 

families who are lodged with or without 

meals. 



OCCUPIED MULTIPLE DWELLINGS 

What is a Single Room Occupancy (SRO) Multiple 

Dwelling? 

A single room occupancy multiple dwelling means: 
 

1. A class A multiple dwelling used in whole or part as a 

rooming house or furnished room house, or for single 

room occupancy pursuant to section 248 of the New York 

state multiple dwelling law; 
 

2. A class A multiple dwelling containing rooming units; or 
 

3. A class B multiple dwelling. 
 

2014 AC 28-107.2  and HMC 27-2004  

. 



OCCUPIED MULTIPLE DWELLINGS 

When is a Permit Required for Alteration Work? 

1 RCNY §101-14   
(Categories of work that may or may not require a permit) 


